
 
 
 
 

 
CITY OF GRAYSON, GEORGIA 

 
COMPREHENSIVE PLAN 
COMMUNITY AGENDA 

 

 
 

October 2008 Draft 
 
 
 

Prepared Under Contract By: 
 

PB PlaceMaking 
PB Consult Inc. 

Baltimore, Maryland 
 

With: 
 

Mahan Rykiel Associates, Inc. 
Baltimore, Maryland 

 
Robert, Charles, Lesser & Co. 

Atlanta, Georgia 
 

Jerry Weitz & Associates, Inc. 
Alpharetta, Georgia 

  



Contents 
City of Grayson, GA, Comprehensive Plan, Community Agenda 
 
 

ii 
 

 
 

CITY OF GRAYSON 
MAYOR AND CITY COUNCIL 

 
Jim Hinkle, Mayor 
David Schroeder 
Tammy Shumate 

Allison Wilkerson Rooks 
 
 
 

CITY OF GRAYSON 
PLANNING AND ZONING COMMISSION 

 
David Elrod, Chairman 

John West 
Greg Shumate 

Todd Miller 
 
 
 

GRAYSON COMPREHENSIVE PLAN 
STEERING COMMITTEE AND STAKEHOLDERS 

 
Laurie Anderson 
Tommy Carraway 

Tom Evans 
Jack Gantz 

Jerry Greenway 
Chip Mitchell 

Tammy Shumate 
Linda Turner 

Seth Weathers 
Steve Sheppard 
Jamey Whitaker 

 
  



Contents 
City of Grayson, GA, Comprehensive Plan, Community Agenda 
 
 

iii 
 

CONTENTS 
 
CHAPTER 1  INTRODUCTION AND SUMMARY     1 
 
INTRODUCTION          1 
Location and Description         1 
Overview of Planning Documents        1 
Framework for the Community Agenda       3 
Purposes and Uses of the Comprehensive Plan      3 
Summary of Participation         4 
Amendment and Update of the Plan        5 
 
SUMMARY OF THE COMMUNITY AGENDA      5 
Population, Housing, and Economy (Chapter 2)      5 
Natural and Cultural Resources (Chapter 3)       6 
Character Areas and Land Use (Chapter 4)       6 
Community Facilities and Transportation (Chapter 5)     6 
Policies (Chapter 6)          6 
Issues and Opportunities and Implementation (Chapter 7)     6 
 
CHAPTER 2  POPULATION, HOUSING, AND ECONOMY   7 
 
POPULATION           7 
Population Change          7 
Age Characteristics of the Population       8 
Race and Ethnicity Characteristics of the Population     9 
 
HOUSING           9 
 
POPULATION AND HOUSING PROJECTIONS      10 
 
LABOR FORCE AND EMPLOYMENT       12 
 
MARKET ECONOMY OUTLOOK        14 
Commercial/Retail          15 
Prospects for Town Center Development       15 
Office Development          15 
Traditional Neighborhood Development       16 
Jobs-Housing Balance Analysis        16 
 
CHAPTER 3  NATURAL AND HISTORIC RESOURCES    17 
 
NATURAL REOURCES         17 
Watersheds           17 
Groundwater Recharge Areas        18 
Wetlands           18 
Other Environmentally Sensitive Areas       19 
Air Quality           19 
Erosion and Sediment Control        19 
Stormwater Management         19  



Contents 
City of Grayson, GA, Comprehensive Plan, Community Agenda 
 
 

iv 
 

 
HISTORIC RESOURCES         20 
Historic Overview          20 
Summary of Historic Resources        22 
Detailed Inventory as of September 2007       23 
 
CHAPTER 4  CHARACTER AREAS AND LAND USE    29 
 
CHARACTER AREAS         29 
Conservation           31 
Suburban Residential          32 
Traditional Neighborhood         33 
Institutional Campus          34 
Neighborhood Workplace         35 
SR 20 Commercial Corridor         36 
Uptown Grayson/Town Center        37 
Industrial Park           38 
 
LAND USE           39 
Existing Land Use Map         39 
Existing Land Use Categories        39 
Summary of Existing Land Use        41 
Future Land Use Map          44 
Comparing Future Land Use and Future Development Maps    44 
Future Land Use Categories and Applicability in Grayson     46 
Land Use Change, 2008-2028        49 
 
ZONING AND OVERLAY DISTRICTS       51 
 
CHAPTER 5  COMMUNITY FACILITIES AND TRANSPORTATION  52 
 
OVERVIEW OF COMMUNITY FACILITIES       52 
 
PUBLIC SAFETY          52 
 
HEALTH, EDUCATION, WELFARE, AND SOCIAL SERVICES    53 
 
GENERAL ADMINISTRATIVE FACILITIES       53 
Administrative Space Needs and Level of Service      53 
Options for Providing Additional City Hall Space      54 
 
UTILITY TYPE OPERATIONS        55 
Water and Sewer          55 
Stormwater Management         56 
Water Reuse or Gray Water         57 
Solid Waste Management         57 
 
PARK, RECREATION, AND CULTURAL FACILITIES     57 
 
 



Contents 
City of Grayson, GA, Comprehensive Plan, Community Agenda 
 
 

v 
 

 
TRANSPORTATION          60 
 
EXISTING ROAD NETWORK        60 
 
ROAD MAINTENANCE         61 
 
CONNECTION CONCEPT PLAN        61 
Overview and Purpose         61 
Why the Connection Concept Plan Was Recommended     61 
Types of Road Connections Contemplated       63 
Bennett Road Extension         63 
Local Public Streets Funded by Developers       64 
Context-Sensitive Connections        64 
Private Driveway Connections        65 
The Roundabout Proposal         67 
Greenway System          69 
Implementation Challenges         69 
 
CHAPTER 6  POLICIES        71 
 
NATURAL RESOURCES         71 
 
HISTORIC RESOURCES         72 
 
HOUSING           72 
 
ECONOMIC DEVELOPMENT        73 
 
LAND USE           74 
 
URBAN DESIGN          74 
 
COMMUNITY FACILITIES AND SERVICES       75 
 
TRANSPORTATION          76 
 
ANNEXATION           78 
 
INTERGOVERNMENTAL COORDINATION       78  
 
CHAPTER 7  ISSUES AND OPPORTUNITIES AND IMPLEMENTATION 80 
 
ISSUES AND OPPORTUNITIES        80 
Natural and Cultural Resources        80 
Community Facilities and Services        82 
Urban Design and Aesthetic Improvement       83 
Economic Development and Redevelopment      84 
Housing and Land Use          85 
Transportation           86 



Contents 
City of Grayson, GA, Comprehensive Plan, Community Agenda 
 
 

vi 
 

Intergovernmental Coordination        87 
 
IMPLEMENTATION          87 
Implementation Responsibilities        87 
Short-term Work Program         88 
Capital Cost Estimating         91 
  



Contents 
City of Grayson, GA, Comprehensive Plan, Community Agenda 
 
 

vii 
 

 
LIST OF MAPS AND FIGURES  

(Note: Excludes Specific Character Area Illustrations) 
 
Gwinnett County, Georgia         2 
 
Watersheds in Grayson         17 
 
Generalized Map of Properties with Historic Resources     24 
 
Future Development Map         30 
 
Existing Land Use          40 
 
Transitional Areas          43 
 
Future Land Use          45 
 
Land Use Change, 2008-2028        50 
 
Grayson Area Existing Sanitary Sewer, August 2008     55 
 
County Greenway Plan West of Grayson       59 
 
Connection Concept Plan         62 
 
Recommended Design Concept 1 for the SR 20 Corridor, City of Grayson   65 
 
Recommended Design Concept 2 for the SR 20 Corridor, City of Grayson   66 
 
Typical Geometrics of a Roundabout        67 
 
Proposed Roundabout, City of Grayson       68 
 
County Greenway Concept         69 
 
Annexation Plan          79 
 
Selected Concepts, Issues and Opportunities      81 
 
  



Contents 
City of Grayson, GA, Comprehensive Plan, Community Agenda 
 
 

viii 
 

 
LIST OF TABLES 

 
Table 1  Historic Population Trends City of Grayson and Gwinnett County  

1980-2000         7 
 
Table 2  Housing Units by Type, 1990-2006 City of Grayson    9 
 
Table 3  Population and Housing Projections at Buildout City of Grayson  11 
 
Table 4  Projections of Housing Units and Population by Type of Housing Unit 

City of Grayson, 2008 – 2028       12 
 
Table 5 Employment in Grayson Zip Code, 2001-2005    13 
 
Table 6 Existing Employment Estimate City of Grayson, 2008   13 
 
Table 7 Future Employment Estimate by Employment Type 

City of Grayson, 2028        14 
 
Table 8 Existing and Future Employment by Employment Sector at Buildout 

City of Grayson        14 
 
Table 9 Existing and Future Land Use, City of Grayson    51 
 
Table 10 Administrative Space Needs, 2013 and 2028 at the Level of Service  

Standard of 0.5 Square Feet per Functional Population City of Grayson 54 
 
Table 11 Park Land and Cultural Facility Needs, 2013 and 2028 

To Maintain Existing Level of Service City of Grayson   58 
 
Table 12 Traffic Model Results with Roundabout and Local Loop Road System 68 
 
Table 13 Short-Term Work Program City of Grayson, 2009-2013   89 
 


