
 
 

 

REGIONAL REVIEW FINDING  
 
 
 
DATE: October 18, 2021 

                                                  
ARC REVIEW CODE: R2109281 

  
 

TO:  Chairwoman Nicole Love Hendrickson, Gwinnett County  
 Board of Commissioners 
ATTN TO: Matthew Dickison, Deputy Director 
FROM: Douglas R. Hooker, Executive Director 
RE: Development of Regional Impact (DRI) Review 
 

The Atlanta Regional Commission (ARC) has completed its regional review of the following Development of 
Regional Impact (DRI). ARC reviewed the DRI’s relationship to regional plans, goals and policies – and 
impacts it may have on the activities, plans, goals and policies of other local jurisdictions as well as state, 
federal and other agencies. This final report does not address whether the DRI is or is not in the best 
interest of the host local government. 

 
Name of Proposal: Rowen DRI #3366 
Submitting Local Government: Gwinnett County 
Review Type: Development of Regional Impact  Date Opened:Sep 28, 2021  Date Closed: Oct 18, 2021 
 
Description: A Development of Regional Impact (DRI) review of a proposal to build a mixed-use innovation 
district in unincorporated Gwinnett County on an approximately 2,000-acre site. The proposed project site 
is east of the City of Dacula and west of the Apalachee River, between University Parkway (US 29/SR 316) on 
the south and Winder Highway (US 29 BUS/SR 8) to the north. The development plan includes 3,370,000 sq. 
ft. of office, 300 residential units, 311 hotel rooms, 50,000 sq. ft. of retail, and 25,000 sq. ft. of civic (likely 
research) space. The proposed development includes multiple access points, including two connections to 
SR 316 to the south, one at Williams Farm Drive and one at Drowning Creek Road; a connection to 
downtown Dacula via Tanner Road to the west; a connection to SR 8 to the north; and a connection to 
Browns Bridge Road to the east. The local DRI trigger action is a rezoning to an Overlay District. This 
expected buildout year for the phase(s) covered by this review is 2035. Future phases beyond that could 
trigger additional reviews. 
 

FINDING:  

 
Comments: According to the ARC Unified Growth Policy Map (UGPM), part of The Atlanta Region's Plan, this DRI is in 
the Developing Rural area. The Plan details general information and policy recommendations for Developing Rural 
areas, which are listed at the bottom of these comments. 
 



 
 

 

This DRI appears to manifest certain aspects of regional policy, particularly in the area of creating a competitive 
economy. The project proposes a mixed-use innovation district including offices, research facilities, public spaces, 
and residences, driven by programmatic focuses on medicine, agriculture, and the environment. The mixed-use 
nature of the project will create the potential for residents to work or shop on-site, which can reduce vehicle trips. It 
is well served from an automobile transportation standpoint given its access to SR 316. 

To capitalize on its potential, care should be taken to ensure that the development, as constructed, promotes an 
interconnected, functional, clearly marked and comfortable pedestrian experience on all streets, paths, entrances, 
and parking areas. To the maximum extent possible, new driveways and intersection corners where pedestrians will 
cross should be constructed with minimal curb radii to reduce speeds of turning vehicles and decrease crossing 
distances for pedestrians. Given the project’s vast size, special consideration should be given to developing state-of-
the-art multi-use paths and trails connecting the different sections of the development to one another, as well as to 
their surroundings, including Dacula immediately to the west. Creating a strong internal network and external 
connections for alternative transportation modes up front is an opportunity to build in long-term value for this 
development and the broader area. In the long term, access to regional transit will be a critical consideration to 
enhance this project’s viability and connectivity to the region. Additional transportation comments from ARC’s 
Transportation Access and Mobility Group are included in this report. 

The vast majority of the site currently has an extensive tree canopy, including several large natural/undisturbed 
areas. While parks, greenspace and open space have been discussed as amenities in the plan, it is unclear exactly 
how they will be prioritized and used, where they will be located, and if any of them will incorporate existing tree 
canopy or natural vegetation. The project would be substantially enhanced by the retention of as much of the 
extensive existing tree canopy and natural vegetation as is feasible. Open space areas with tree canopy can become a 
significant community amenity if connected by adjacent sidewalks and paths to the larger network. These areas can 
also retain a portion of the site's existing carbon storage/sequestration capacity and resulting positive effects on local 
air quality. Riparian buffers of the Apalachee River and its tributaries should also be protected and enhanced 
wherever possible. Similar to biking and walking infrastructure, protecting the tree canopy and the area’s water 
resources represents an opportunity to build in long-term value for this development and the broader area.  
Retaining tree canopy will also help moderate the heat island effect and create a more pleasant environment for 
residents and visitors. 

ARC Natural Resources staff comments on water resources are attached. Both the site plan and the USGS coverage 
for the project area show Drowning Creek, a tributary to the Apalachee River, crossing the southern portion of the 
property, south of SR 316. The site plan and USGS coverage also show four other tributaries of the Apalachee on or 
near the portion of the property north of SR 316. While the floodplains are shown for all the streams, neither the 
Gwinnett County Stream Buffer ordinance buffers, nor the State 25-foot Sediment and Erosion Control buffer, are 
shown. Further, the site plan shows only proposed uses and major streets. There is no detailed plan showing 
building, road, parking or other facility locations. While this can be expected given the conceptual nature and large 
scale of the DRI, it should be noted that any intrusions into the buffers may require variances from the County or the 
State. 

Ideally the project can be designed to avoid any intrusions into sensitive stream buffer areas which would preclude 
the need for variances.  The project can further support regional planning goals by incorporating aspects of regional 
policy, including green infrastructure and/or low-impact design, e.g., pervious pavers, rain gardens, vegetated swales, 
etc., throughout the site in general – especially in parking areas, on site driveways, and as part of any improvements 
to site frontages. 



 
 

 

As mentioned above, this project falls primarily in a designated Developing Rural area per ARC’s UGPM. Developing 
Rural means areas in the region where little to no development has taken place, but where there is development 
pressure. These areas are characterized by limited single-family subdivisions, large single-family lots, agricultural 
uses, protected lands, and forests. The region should strive to protect these areas by limiting infrastructure 
investments to targeted areas and allowing no development or only low-intensity development. Setting aside some 
of the extensive natural areas for nature reserves would help protect adjacent ecosystems like the Apalachee River 
area and also strengthen regional conservation measures.  Limited existing infrastructure in these areas will constrain 
the amount of additional growth that is possible. Some transportation improvements may be needed in developing 
rural areas. 

The attached project comments received from the Northeast Georgia Regional Commission (NEGRC) echo a number 
of issues noted above in regard to traffic, environmental concerns, community character, and compact development.  
The comments express concern that traffic generated by the  project on roadway GA-316 would negate traffic flow 
improvements currently underway and compromise the route’s role as an efficient connection between Athens and 
Atlanta.  In its Regional Plan, the NEGRC designates the GA-316 Corridor as an “Area Requiring Special Attention” due 
to the sensitive nature of the Apalachee River and the potential for rapid development in the area.  NEGRC 
recommends that development in the Corridor creates employment that matches the local labor resources, makes 
efficient use of existing infrastructure, creates an appealing sense of place, provides an adequate range of housing 
options, and offers non-vehicular mobility options.  The larger goal is to create compact, walkable, mixed-use 
neighborhoods that minimize the need for automobile travel while protecting sensitive environmental resources.   
The NEGRC comments note that while the plan provides only a broad overview of the proposed layout, it appears to 
be based on conventional low-density, auto-dependent development patterns that the Regional Plan seeks to avoid.  

The NEGRC also notes that the project could impact multiple tributaries that flow into the Apalachee River which is a 
key regional watershed that provides drinking water and recreational opportunities for many communities in the 
NEGRC's 12-county service area. If the project is approved, the NEGRC recommends that it be designed to minimize 
disruption to existing water resources in order to avoid future erosion, flooding, and degraded water quality onsite 
and downstream.  Low impact design measures, like bioswales, rain gardens, and other green infrastructure, should 
be utilized extensively. At minimum, the project should also be in accordance with the latest edition of the Georgia 
Stormwater Management manual (Blue Book) and meet all relevant EPD requirements. 

The attached comments were also received from the Georgia Department of Transportation Aviation Division.  They 
note that the project is outside any FAA approach and departure surfaces or airport compatible land use areas and 
that it does not appear to impact an airport. However, the project is in proximity to a navigation facility and may 
impact the assurance of navigation signal reception.  As a result, studies will need to be undertaken to assess the 
impact of any building or crane taller than 65’ above the ground.  The comments provide direction for completing 
and submitting the studies and details on how they will be evaluated by the FAA. 

The immense scale of this proposed project goes beyond The Atlanta Region's Plan's vision for Developing Rural 
areas – and beyond alignment with the site's location in a mostly undeveloped area. It should be noted that this 
project is in close proximity to multiple existing residential neighborhoods, forested areas, Barrow County to the east, 
and the City of Dacula to the west. County leadership and staff, along with the applicant team, must therefore 
collaborate to ensure absolute maximum sensitivity to nearby local governments, neighborhoods, land uses and 
natural resources. 

 

 
 



 
 

 

 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 
ARC COMMUNITY DEVELOPMENT     ARC TRANSPORTATION ACCESS & MOBILITY ARC NATURAL RESOURCES 
ARC RESEARCH & ANALYTICS  ARC AGING & HEALTH RESOURCES GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS 
GEORGIA DEPARTMENT OF NATURAL RESOURCES GEORGIA DEPARTMENT OF TRANSPORTATION SRTA/GRTA 
 BARROW COUNTY GWINNETT COUNTY CITY OF DACULA 
CITY OF AUBURN  NORTHEAST GEORGIA REGIONAL COMMISSION  WALTON COUNTY 
TOWN OF CARL  WALTON COUNTY 
 

If you have any questions regarding this review, please contact Donald Shockey at 
dshockey@atlantaregional.org. This finding will be published to the ARC review website located at 
http://atlantaregional.org/plan-reviews.

 

mailto:dshockey@atlantaregional.org
http://atlantaregional.org/plan-reviews


Developments of Regional Impact

DRI Home Tier Map Apply View Submissions Login

DRI #3366

DEVELOPMENT OF REGIONAL IMPACT
Initial DRI Information

This form is to be completed by the city or county government to provide basic project information that will allow the RDC
to determine if the project appears to meet or exceed applicable DRI thresholds. Refer to both the Rules for the DRI
Process and the DRI Tiers and Thresholds for more information.

Local Government Information

Submitting Local
Government:

Gwinnett

Individual completing form: Matthew Dickison

Telephone: 678-518-6130

E-mail: matthew.dickison@gwinnettcounty.com

*Note: The local government representative completing this form is responsible for the accuracy of the information
contained herein. If a project is to be located in more than one jurisdiction and, in total, the project meets or exceeds a
DRI threshold, the local government in which the largest portion of the project is to be located is responsible for initiating
the DRI review process.

Proposed Project Information

Name of Proposed Project: Rowen

Location (Street Address,
GPS Coordinates, or Legal

Land Lot Description):

NE Gwinnett County along SR 316

Brief Description of Project: Rowen is a 2,000 acre knowledge community including a combination of offices,
research facilities, public spaces, and residences. The project site is NE Gwinnett
County, between Dacula and Auburn, coterminous with the Gwinnett/Barrow County
boundary and approximately bounded by SR 316 and SR 8.

Development Type:

(not selected) Hotels Wastewater Treatment Facilities

Office Mixed Use Petroleum Storage Facilities

Commercial Airports Water Supply Intakes/Reservoirs

Wholesale & Distribution Attractions & Recreational Facilities Intermodal Terminals

Hospitals and Health Care Facilities Post-Secondary Schools Truck Stops

Housing Waste Handling Facilities Any other development types

Industrial Quarries, Asphalt & Cement Plants

 If other development type, describe:

Project Size (# of units, floor
area, etc.):

3,370 KSF Office, 167 RU, 311 Hotel Rooms, 50 KSF Retail, 25 KSF Civic

Developer: TBD

Mailing Address: Rowen Foundation, inc. 279 W Crogan Street

Address 2:

City:Lawrenceville  State: GA  Zip:30046

Telephone: 404-827-0638

Email: mason@rowenfoundation.org

Is property owner different
from developer/applicant? (not selected) Yes No

If yes, property owner:

Is the proposed project
entirely located within your

local government’s
jurisdiction?

(not selected) Yes No

If no, in what additional
jurisdictions is the project

located?

Is the current proposal a
continuation or expansion of

a previous DRI?
(not selected) Yes No

If yes, provide the following Project Name:



GRTA DRI Page  |  ARC DRI Page  |  RC Links   |  DCA DRI Page DRI Site Map |  Contact

information: Project ID:

The initial action being
requested of the local

government for this project:

Rezoning
Variance
Sewer
Water
Permit
Other Overlay Zoning District

Is this project a phase or part
of a larger overall project? (not selected) Yes No

If yes, what percent of the
overall project does this

project/phase represent?

Estimated Project
Completion Dates:

This project/phase: 2035
Overall project: 2035

Back to Top
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Donald Shockey

From: Hood, Alan C. <achood@dot.ga.gov>
Sent: Wednesday, October 13, 2021 10:35 AM
To: Donald Shockey
Subject: RE: ARC DRI Review Notification: Rowen DRI #3366

Donald, 
 
The development including 3,370,000 sq. ft. of office, 300 residential units, 311 hotel rooms, 50,000 sq. ft. of retail, and 
25,000 sq. ft. of civic (likely research) space in unincorporated Gwinnett County on an approximately 2,000‐acre site is 
approximately 4.5 miles east of the Gwinnett County Airport – Briscoe Field (LZU).  It is outside any FAA approach and 
departure surfaces, and is outside airport compatible land use areas, and does not appear to impact an airport. 
 
However, the proposed development is in proximity to a navigation facility and may impact the assurance of navigation 
signal reception, so studies are needed for any building or crane taller than 65’ above the ground..  Those submissions to 
the FAA for the building and any associated cranes may be done online at https://oeaaa.faa.gov. The FAA must be in 
receipt of the notifications, no later than 120 days prior to construction. The FAA will evaluate the potential impacts of 
the project on protected airspace associated with the airports and advise the proponent if any action is necessary. 
 
Thank you for the opportunity to comment on the proposed development. 

 
Alan Hood 
Airport Safety Data Program Manager 
 

 
 
Aviation Programs 
600 West Peachtree Street NW 
6th Floor 
Atlanta, GA, 30308 
404.660.3394 cell 
404.532.0082 office 
 

From: Donald Shockey <DShockey@atlantaregional.org>  
Sent: Wednesday, September 29, 2021 11:03 AM 
To: alex.hofelich@gwinnettcounty.com; Ariel Benjamin <abenjamin@hraadvisors.com>; Bill Ruhsam ‐ Michael Baker 
International (Bill.Ruhsam@mbakerintl.com) <Bill.Ruhsam@mbakerintl.com>; Bob Hughes <BHughes@hgor.com>; 
Brittni Nix ‐ City of Dacula (brittni.nix@daculaga.gov) <brittni.nix@daculaga.gov>; Long, Catherine 
<catherine.long@gwinnettcounty.com>; Challa Bonja <cbonja@metrotrafix.com>; Charna Parker ‐ Walton County 
(cparker@co.walton.ga.us) <cparker@co.walton.ga.us>; Robinson, Charles A. <chrobinson@dot.ga.gov>; 
cityplanner@cityofauburn‐ga.org; cyndi.sloan@gwinnettcounty.com; david.schlifka@gwinnettcounty.com; 
James.Pugsley@gwinnettcounty.com; Dykes, Jason <jdykes@dot.ga.gov>; Peevy, Jonathan <jpeevy@dot.ga.gov>; 
Mullins, Kelvin <kemullins@dot.ga.gov>; Lewis.Cooksey@gwinnettcounty.com; lmaloof@barrowga.org; 
mark@sandersga.com; Mary Eades <Mary.Eades@mbakerintl.com>; Mason Ailstock <mason@rowenfoundation.org>; 
Matthew Dickison ‐ Gwinnett County (Matthew.Dickison@gwinnettcounty.com) 
<Matthew.Dickison@gwinnettcounty.com>; Michael.Johnson2@gwinnettcounty.com; rwhiddon@barrowga.org; Shelby, 
Albert <ashelby@dot.ga.gov>; Giles, Shane <shgiles@dot.ga.gov>; soleen.karim@gwinnettcounty.com; Stephen Jaques ‐ 
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Northeast Georgia Regional Commission (SJaques@negrc.org) <SJaques@negrc.org>; 
Susan.Canon@gwinnettcounty.com; Sever, Tom <tom.sever@gwinnettcounty.com>; 
Vince.Edwards@gwinnettcounty.com; Hunter, William E. <wihunter@dot.ga.gov>; Hood, Alan C. <achood@dot.ga.gov>; 
Finch, Ashley M <AFinch@dot.ga.gov>; Annie Gillespie <agillespie@srta.ga.gov>; Andrew Spiliotis 
<aspiliotis@srta.ga.gov>; Comer, Carol <ccomer@dot.ga.gov>; chuck.mueller@dnr.state.ga.us; Woods, Chris N. 
<cwoods@dot.ga.gov>; Kassa, Habte <hkassa@dot.ga.gov>; gfloyd@itsmarta.com; Kassa, Habte <hkassa@dot.ga.gov>; 
McLoyd, Johnathan G <JoMcLoyd@dot.ga.gov>; Jon West <jon.west@dca.ga.gov>; kclark@gefa.ga.gov; Mertz, Kaycee 
<kmertz@dot.ga.gov>; Delgadillo Canizares, Marlene V. <mcanizares@dot.ga.gov>; nongame.review@dnr.ga.gov; 
Rogers, Noble A <NRogers@dot.ga.gov>; pemmanuel@srta.ga.gov; pmartin@srta.ga.gov; Richard Hathcock 
<rhathcock@ATLtransit.ga.gov>; Matthews, Timothy W <TMatthews@dot.ga.gov>; zane.grennell@dca.ga.gov; Weiss, 
Megan J <MWeiss@dot.ga.gov> 
Cc: Aries Little <ALittle@atlantaregional.org>; Community Development 
<CommunityDevelopment@atlantaregional.org>; David Haynes <DHaynes@atlantaregional.org>; Jean Hee P. Barrett 
<JBarrett@atlantaregional.org>; Jim Santo <JSanto@atlantaregional.org>; Jim Skinner <JSkinner@atlantaregional.org>; 
Katie Perumbeti <KPerumbeti@atlantaregional.org>; Marquitrice Mangham <MMangham@atlantaregional.org>; Mike 
Alexander <MAlexander@atlantaregional.org>; Mike Carnathan <MCarnathan@atlantaregional.org>; Patrick Bradshaw 
<PBradshaw@atlantaregional.org>; Wei Wang <WWang@atlantaregional.org> 
Subject: ARC DRI Review Notification: Rowen DRI #3366 
 
Development of Regional Impact (DRI) – Request for Comments 
 
This e‐mail serves as notice that the Atlanta Regional Commission (ARC) has begun a Development of Regional Impact 
(DRI) review of Rowen DRI #3366. 
 
Description: A Development of Regional Impact (DRI) review of a proposal to build a mixed‐use innovation district in 
unincorporated Gwinnett County on an approximately 2,000‐acre site. The proposed project site is east of the City of 
Dacula and west of the Apalachee River, between University Parkway (US 29/SR 316) on the south and Winder Highway 
(US 29 BUS/SR 8) to the north. The development plan includes 3,370,000 sq. ft. of office, 300 residential units, 311 hotel 
rooms, 50,000 sq. ft. of retail, and 25,000 sq. ft. of civic (likely research) space. The proposed development includes 
multiple access points, including two connections to SR 316 to the south, one at Williams Farm Drive and one at 
Drowning Creek Road; a connection to downtown Dacula via Tanner Road to the west; a connection to SR 8 to the north; 
and a connection to Browns Bridge Road to the east. The local DRI trigger action is a rezoning to an Overlay District. This 
expected buildout year for the phase(s) covered by this review is 2035. Future phases beyond that could trigger 
additional reviews. 
 
As a representative of a nearby local government or other potentially affected party, we request that you or your staff 

review the ARC Preliminary Report available at    https://atlantaregional‐
my.sharepoint.com/:b:/g/personal/dshockey_atlantaregional_org/Ecr7vWWc‐sNOlQeKICp4UxsBlML3Q1‐
8Hnxe47Zo5d46Tg?e=ddlxAP and provide ARC any comments no later than Wednesday, October 13, 2021. 
 
Comments should be emailed to Donald Shockey at dshockey@atlantaregional.org. You may also view the Report and 
other project information via the ARC Plan Reviews webpage beginning tomorrow by entering the project title in the 
search field. For more information regarding the DRI process, please visit the ARC DRI webpage. 
 
Regards, 
 
Donald Shockey 
Plan Review Coordinator, Community Development 
Atlanta Regional Commission 
P | 470.378.1531 
DShockey@atlantaregional.org 
atlantaregional.org 
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International Tower 
229 Peachtree Street NE | Suite 100 
Atlanta, Georgia 30303 
 
 
 

 
Georgia is a state of natural beauty. And it’s a state that spends millions each year cleaning up litter that not only mars 
that beauty, but also affects road safety, the environment and the economy. Do your part – don’t litter. How can you play 
an active role in protecting the splendor of the Peach State? Find out at http://keepgaclean.com/. 



ROWEN DRI 
Gwinnett County 

Natural Resources Group Comments 
September 23, 2021 

 
While ARC and the Metropolitan North Georgia Water Planning District have no regulatory or review 
authority over this project, the Natural Resources Group has identified County and State regulations that 
could apply to this property. Other regulations may also apply that we have not identified. 
 
Watershed Protection 
The proposed project is in the Apalachee River watershed which is not a water supply watershed within 
the Atlanta Region or the Metropolitan North Georgia Water Planning District and is not subject to the 
Part 5 Water Supply Watershed Criteria of the 1989 Georgia Planning Act. 
 
Stream Buffers 
Both the site plan and the USGS coverage for the project area show Drowning Creek, a tributary to the 
Apalachee, crossing the southern portion of the property, south of Georgia 316 The site plan and the 
USGS Coverage also show four other tributaries of the Apalachee on or near the portion of the property 
north of 316. While the floodplains are shown for all the streams, neither the Gwinnett County Stream 
Buffer ordinance buffers, nor the State 25-foot Sediment and Erosion Control buffer, are shown. Further, 
the site plan shows only proposed uses and major streets. There is no detailed plan showing building, 
road parking or other facility locations. Any intrusions into the buffers may require variances rom the 
County or the State. Any unmapped streams on the property may also be subject to the City and State 
buffers. Any unmapped waters of the state will also be subject to the State 25-foot Sediment and Erosion 
Control buffer.  
 
Stormwater/Water Quality 
The project should adequately address the impacts of the proposed development on stormwater runoff 
and downstream water quality.  
 
During the planning phase, the stormwater management system (system) should meet the requirements 
of the local jurisdiction’s post-construction (or post-development) stormwater management ordinance. 
The system should be designed to prevent increased flood damage, streambank channel erosion, habitat 
degradation and water quality degradation, and enhance and promote the public health, safety and 
general welfare. The system design should also be in accordance with the applicable sections of the 
Georgia Stormwater Management Manual (www.georgiastormwater.com) such as design standards, 
calculations, formulas, and methods. Where possible, the project should use stormwater better site 
design practices included in the Georgia Stormwater Management Manual, Volume 2, Section 2.3. 
 
During construction, the project should conform to the relevant state and federal erosion and 
sedimentation control requirements.  

http://www.georgiastormwater.com/
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Development of Regional Impact 
Assessment of Consistency with the Regional Transportation Plan 
 
DRI INFORMATION 

 
DRI Number #3366 

DRI Title Rowen   

County Gwinnett County 

City (if applicable)  

Address / Location     North of SR 316, South of SR 8, east of downtown Dacula and west of the Apalachee 
River 

 
Proposed Development Type:  The proposed development includes 3,370,000 SF office, 50,000 SF retail, 

25,000 SF civic uses, 300 residential units and 311 hotel rooms. 
  
 
 Build Out: 2035 
 
 
Review Process    EXPEDITED 

    NON-EXPEDITED 

REVIEW INFORMATION 

 
Prepared by  ARC Transportation Access and Mobility Division 

Staff Lead  Aries Little 

Copied  Marquitrice Mangham 

Date  September 27, 2021 

 

TRAFFIC STUDY 

 
Prepared by  Michael Baker International 

Date  September 14, 2021 
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REGIONAL TRANSPORTATION PLAN PROJECTS 
 

01. Did the traffic analysis incorporate all projects contained in the current version of the fiscally 
constrained RTP which are within the study area or along major transportation corridors connecting 
the study area with adjacent jurisdictions? 

 
   YES (provide the regional plan referenced and the page number of the traffic study where relevant 

projects are identified)  

There is a list of projects referenced in the traffic study.  GW-415 construction phase was 
authorized in FY 2021. 

  

   NO (provide comments below)  

 
REGIONAL NETWORKS 

 

02. Will the development site be directly served by any roadways identified as Regional Thoroughfares? 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
   NO 

   YES (identify the roadways and existing/proposed access points) 

The proposed development will be served by US29/SR 316.  The traffic study did not identify 
proposed site driveways. 

 

 

 

 

 

A Regional Thoroughfare is a major transportation corridor that serves multiple ways of traveling, 
including walking, bicycling, driving, and riding transit. It connects people and goods to important 
places in metropolitan Atlanta. A Regional Thoroughfare’s operations should be managed through 
application of special traffic control strategies and suitable land development guidelines in order 
to maintain travel efficiency, reliability, and safety for all users. In light of the special function that 
Regional Thoroughfares serve in supporting cross-regional and interjurisdictional mobility and 
access, the network receives priority consideration for infrastructure investment in the Metro 
Atlanta region.  Any access points between the development and a Regional Thoroughfare, 
combined with the development’s on-site circulation patterns, must be designed with the goal of 
preserving the highest possible level of capacity and safety for all users of the roadway. 
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03. Will the development site be directly served by any roadways identified as Regional Truck Routes? 

 

 

 

 

 

 

 

 

 

 
 
   NO 

   YES (identify the roadways and existing/proposed access points) 

The proposed development will be served by US29/SR 316. The traffic study did not identify the 
proposed site driveways. 

 
04. If the development site is within one mile of an existing rail service, provide information on 

accessibility conditions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
    NOT APPLICABLE (nearest station more than one mile away) 

   RAIL SERVICE WITHIN ONE MILE (provide additional information below) 

 Operator / Rail Line 

  Nearest Station  Click here to enter name of operator and rail line 

  Distance*   Within or adjacent to the development site (0.10 mile or less) 

    0.10 to 0.50 mile 

    0.50 to 1.00 mile 

  Walking Access*   Sidewalks and crosswalks provide sufficient connectivity 

    Sidewalk and crosswalk network is incomplete 

A Regional Truck Route is a freeway, state route or other roadway which serves as a critical link 
for the movement of goods to, from and within the Region by connecting airports, 
intermodal/multimodal facilities, distribution and warehousing centers and manufacturing 
clusters with the rest of the state and nation. These facilities often serve a key mobility and access 
function for other users as well, including drivers, bicyclists, pedestrians and transit users.  A 
Regional Truck Route’s operations should be managed through application of special traffic 
control strategies and suitable land development guidelines in order to maintain travel efficiency, 
reliability, and safety for all users. In light of the special function that Regional Truck Routes serve 
in supporting cross-regional and interjurisdictional mobility and access, the network receives 
priority consideration for infrastructure investment in the Metro Atlanta region.  Any access 
points between the development and a Regional Truck Route, combined with the development’s 
on-site circulation patterns, must be designed with the goal of preserving the highest possible 
level of capacity and safety for all users of the roadway. 

Access between major developments and transit services provide options for people who cannot or 
prefer not to drive, expand economic opportunities by better connecting people and jobs, and can 
help reduce congestion.  If a transit service is available nearby, but walking or bicycling between 
the development site and the nearest station is a challenge, the applicable local government(s) is 
encouraged to make the route a funding priority for future walking and bicycling infrastructure 
improvements. 
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   Not applicable (accessing the site by walking is not consistent with 
the type of development proposed) 

Click here to provide comments. 

  Bicycling Access*   Dedicated paths, lanes or cycle tracks provide sufficient connectivity 

    Low volume and/or low speed streets provide connectivity 

    Route follows high volume and/or high speed streets 

   Not applicable (accessing the site by bicycling is not consistent with 
the type of development proposed) 

  Transit Connectivity   Fixed route transit agency bus service available to rail station 

    Private shuttle or circulator available to rail station 

   No services available to rail station 

   Not applicable (accessing the site by transit is not consistent with the 
type of development proposed) 

Click here to provide comments. 
 * Following the most direct feasible walking or bicycling route to the nearest point on the 

development site  
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05. If there is currently no rail transit service within one mile of the development site, is nearby rail 
service planned in the fiscally constrained RTP? 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    NOT APPLICABLE (rail service already exists) 

    NOT APPLICABLE (accessing the site by transit is not consistent with the type of development 
proposed) 

    NO (no plans exist to provide rail service in the general vicinity) 

   YES (provide additional information on the timeframe of the expansion project below) 

    CST planned within TIP period 

   CST planned within first portion of long range period 

    CST planned near end of plan horizon  

 

Click here to provide comments. 

 

 

 
 
 
 
 
 
  

Access between major developments and transit services provide options for people who cannot or 
prefer not to drive, expand economic opportunities by better connecting people and jobs, and can 
help reduce traffic congestion.  If a transit agency operates within the jurisdiction and expansion 
plans are being considered in the general vicinity of the development site, the agency should give 
consideration to how the site can be best served during the evaluation of alignments and station 
locations. Proactive negotiations with the development team and local government(s) are 
encouraged to determine whether right-of-way within the site should be identified and protected 
for potential future service.  If direct service to the site is not feasible or cost effective, the transit 
agency and local government(s) are encouraged to ensure good walking and bicycling access 
accessibility is provided between the development and the future rail line.  These improvements 
should be considered fundamental components of the overall transit expansion project, with 
improvements completed concurrent with or prior to the transit service being brought online. 
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06. If the development site is within one mile of fixed route bus services (including any privately 
operated shuttles or circulators open to the general public), provide information on walking and 
bicycling accessibility conditions. 

 
 
 
 
 
 
 
 
 
 
 
 
 
    NOT APPLICABLE (nearest bus, shuttle or circulator stop more than one mile away) 

   SERVICE WITHIN ONE MILE (provide additional information below) 

 Operator(s)  Click here to enter name of operator(s). 
  Bus Route(s) Click here to enter bus route number(s). 
  Distance*   Within or adjacent to the development site (0.10 mile or less) 

    0.10 to 0.50 mile 

    0.50 to 1.00 mile 

  Walking Access*   Sidewalks and crosswalks provide sufficient connectivity 

    Sidewalk and crosswalk network is incomplete 

   Not applicable (accessing the site by walking is not consistent with 
the type of development proposed) 

Click here to provide comments. 
  Bicycling Access*   Dedicated paths, lanes or cycle tracks provide sufficient connectivity 

    Low volume and/or low speed streets provide sufficient connectivity 

    Route uses high volume and/or high speed streets 

   Not applicable (accessing the site by bicycling is not consistent with 
the type of development proposed) 

 
*  Following the most direct feasible walking or bicycling route to the nearest point on the 

development site 

 

 

 

 

 

 

 

Access between major developments and transit services provide options for people who 
cannot or prefer not to drive, expand economic opportunities by better connecting people and 
jobs, and can help reduce congestion.  If a transit service is available nearby, but walking or 
bicycling between the development site and the nearest station is a challenge, the applicable 
local government(s) is encouraged to make the connection a funding priority for future 
walking and bicycling infrastructure improvements. 
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07. Does a transit agency which provides rail and/or fixed route bus service operate anywhere within 
the jurisdiction in which the development site is located? 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    NO 

   YES 

 

Gwinnett County Transit does not provide fixed route bus service within in the jurisdiction of the 
proposed development.  However, the traffic study indicated discussion have been held with Gwinnett 
County Transit regarding the potential need- and/or desire for access to transit. 

 
08. If the development site is within one mile of an existing multi-use path or trail, provide information 

on accessibility conditions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    NOT APPLICABLE (nearest path or trail more than one mile away) 

   YES (provide additional information below) 

 Name of facility  Click here to provide name of facility. 
  Distance   Within or adjacent to development site (0.10 mile or less) 

    0.15 to 0.50 mile 

    0.50 to 1.00 mile 

  Walking Access*   Sidewalks and crosswalks provide connectivity 

    Sidewalk and crosswalk network is incomplete 

   Not applicable (accessing the site by walking is not consistent with 
the type of development proposed) 

Access between major developments and transit services provide options for people who cannot 
or prefer not to drive, expand economic opportunities by better connecting people and jobs, and 
can help reduce traffic congestion.  If a transit agency operates within the jurisdiction and a 
comprehensive operations plan update is undertaken, the agency should give consideration to 
serving the site during the evaluation of future routes, bus stops and transfer facilities.  If the 
nature of the development is amenable to access by transit, walking or bicycling, but direct service 
to the site is not feasible or cost effective, the transit agency and local government(s) should 
ensure good walking and bicycling access accessibility is provided between the development and 
any routes within a one mile radius.  The applicable local government(s) is encouraged to make 
these connections a funding priority for future walking and bicycling infrastructure improvements. 

Access between major developments and walking/bicycling facilities provide options for people 
who cannot or prefer not to drive, expand economic opportunities by better connecting people 
and jobs, and can help reduce traffic congestion.  If connectivity with a regionally significant path 
or trail is available nearby, but walking or bicycling between the development site and those 
facilities is a challenge, the applicable local government(s) is encouraged to make the route a 
funding priority for future walking and bicycling infrastructure improvements.  
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  Bicycling Access*   Dedicated lanes or cycle tracks provide connectivity 

    Low volume and/or low speed streets provide connectivity 

    Route uses high volume and/or high speed streets 

   Not applicable (accessing the site by bicycling is not consistent with 
the type of development proposed 

                   
*  Following the most direct feasible walking or bicycling route to the nearest point on the 

development site 

 

OTHER TRANSPORTATION DESIGN CONSIDERATIONS 

 

09. Does the site plan provide for the construction of publicly accessible local road or drive aisle 
connections with adjacent parcels? 

 
 
 
 
 
 
 
 
    YES (connections to adjacent parcels are planned as part of the development) 

    YES (stub outs will make future connections possible when adjacent parcels redevelop) 

    NO (the site plan precludes future connections with adjacent parcels when they redevelop)  

    OTHER ( Please explain)  

Based on the traffic study, it was noted that the intra-site connectivity is still under design.  The traffic 
study also indicates there will be improved connects to SR 316 such that commuters will have 
alternate connections to the eastern side of Gwinnett County. 

 

10. Does the site plan enable pedestrians and bicyclists to move between destinations within the 
development site safely and conveniently? 

 
 
 
 
 
 
 
 
 
 
 
    YES (sidewalks provided on all key walking routes and both sides of roads whenever practical and 

bicyclists should have no major issues navigating the street network) 

    PARTIAL (some walking and bicycling facilities are provided, but connections are not 
comprehensive and/or direct) 

    NO (walking and bicycling facilities within the site are limited or nonexistent) 

The ability for drivers and bus routes to move between developments without using the adjacent 
arterial or collector roadway networks can save time and reduce congestion.  Such opportunities 
should be considered and proactively incorporated into development site plans whenever possible. 

The ability for walkers and bicyclists to move within the site safely and conveniently reduces 
reliance on vehicular trips, which has congestion reduction and health benefits. Development site 
plans should incorporate well designed and direct sidewalk connections between all key 
destinations. To the extent practical, bicycle lanes or multiuse paths are encouraged for large 
acreage sites and where high volumes of bicyclists and pedestrians are possible. 
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    NOT APPLICABLE (the nature of the development does not lend itself to internal walking and 
bicycling trips) 

   OTHER ( Please explain) 

Based on the traffic study, the intra-site connectivity is under design.   

 

11. Does the site plan provide the ability to construct publicly accessible bicycling and walking 
connections with adjacent parcels which may be redeveloped in the future? 

 
 
 
 
 
 
 
 
 
    YES (connections to adjacent parcels are planned as part of the development) 

    YES (stub outs will make future connections possible when adjacent parcels redevelop)  

    NO (the development site plan does not enable walking or bicycling to/from adjacent parcels)  

    NO (the site plan precludes future connections with adjacent parcels when they redevelop)  

    NOT APPLICABLE (adjacent parcels are not likely to develop or redevelop in the near future)  

   NOT APPLICABLE (the nature of the development or adjacent parcels does not lend itself to 
interparcel walking and bicycling trips) 

 

 

12. Does the site plan effectively manage truck movements and separate them, to the extent possible, 
from the flow of pedestrians, bicyclists and motorists both within the site and on the surrounding 
road network? 

 
 
 
 
 
 
 
 
 
 
 

    YES (truck routes to serve destinations within the site are clearly delineated, provide ample space 
for queuing and turning around, and are separated from other users to the extent practical) 

    PARTIAL (while one or more truck routes are also used by motorists and/or interface with primary 
walking and bicycling routes, the site plan mitigates the potential for conflict adequately) 

    NO (one or more truck routes serving the site conflict directly with routes likely to be used heavily 
by pedestrians, bicyclists and/or motorists) 

    NOT APPLICABLE (the nature of the development will not generate a wide variety of users and/or 
very low truck volumes, so the potential for conflict is negligible) 

 

The ability for walkers and bicyclists to move between developments safely and conveniently 
reduces reliance on vehicular trips, which has congestion reduction and health benefits.  Such 
opportunities should be considered and proactively incorporated into development site plans 
whenever possible. 

The ability for delivery and service vehicles to efficiently enter and exit major developments is 
often key to their economic success.  So is the ability of visitors and customers being able to move 
around safely and pleasantly within the site.  To the extent practical, truck movements should be 
segregated by minimizing the number of conflict points with publicly accessible internal roadways, 
sidewalks, paths and other facilities.  
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RECOMMENDATIONS 

 

13. Do the transportation network recommendations outlined in the traffic study appear to be feasible 
from a constructability standpoint?  

   UNKNOWN (additional study is necessary) 

   YES (based on information made available through the review process; does not represent a 
thorough engineering / financial analysis) 

   NO (see comments below)  

Click here to enter text. 
 

14. Is ARC aware of any issues with the development proposal which may result in it being opposed by 
one or more local governments, agencies or stakeholder groups? 

   NO (based on information shared with ARC staff prior to or during the review process; does not 
reflect the outcome of an extensive stakeholder engagement process) 

   YES (see comments below)  

Click here to enter text. 
 

 

15. ARC offers the following additional comments for consideration by the development team and/or 
the applicable local government(s):  

 

   

 

 



  

Rowen Development 6 Methodology for DRI Review 

Figure 4:  2035 Rowen Build-Out 

 

    Source: Rowen Foundation Inc. 
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