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• Next Steps
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WHERE ARE WE IN THE PROCESS?
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HOUSING & ECONOMY SUMMARY: TRENDS &
FORECASTS
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Economic Forecast Highlights
• The Atlanta Regional Commission (ARC) recently updated (revised upward)
its 25-year population and employment forecasts for the Metro Atlanta
Region, individual counties, sub-county areas and census tracts
• Regional Forecast Highlights:
• The region’s 2015 population approached 5.6 million, including more than 2.1 million
house-holds
• The region is projected to add nearly 2.5 million people – an average increase of
98,900 (1.47%) per year – and reach nearly 8.1 million by 2040
• The region is projected to add more than 1.01 million households –an average
increase of 40,600 (1.6%) per year to exceed 3.1 million by 2040
• The Region is projected to add 1.04 million jobs through 2040 – an average growth
rate of 41,650 jobs (1.2%) per year
• The strongest industry sectors in terms of regional job growth are projected to be
education and health services, leisure & hospitality, and government
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• These expected strongest job growth sectors do NOT tend to demand traditional
office or industrial space

Regional Economic Forecast Highlights
• Cobb County Forecast Highlights:
• The County is projected to experience a slightly slower growth rate in population and households –
and a similar rate of job growth to the region as a whole
• The County’s population exceeded 727,500 in 2015, in 279,300 households
• Cobb County’s population is projected to grow by 157,500 over the next 25 years - an average
increase of 6,300 (0.8%)/year - and exceed 885,000 by 2040
• The County is projected to add 70,000 households – an average increase of 2,800 (0.9%) per year - to
approach 350,000 by 2040
• Cobb County contained an estimated 399,500 jobs in 2015 and is projected to add another 135,700
jobs by 2040, averaging a growth rate of 5,400 jobs (1.2%) per year
• County job growth in industry sectors that tend to occupy office space is projected to be faster
than the economy as a whole (1.8% or 4,100 jobs per year)
• County job growth in industries that tend to occupy manufacturing or warehousing space is
projected to remain relatively flat, growing at only 0.4% (200 jobs) per year
• County job growth in industries that tend to occupy commercial/retail space are projected to
decline by -0.3% (191 jobs) per year
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SW Cobb County Forecast Highlights
Population and Households

• The Southwest Cobb District as defined by the
ARC (see map) had an estimated 2015
population of 82,100 (11.3% of the County’s
total) and is projected to add 21,270 new
residents and 8,830 households in total through
2040.

• Local population growth rate is projected to be
slightly faster than the County – averaging
growth of 850 (0.9%) per year – reaching nearly
103,400 by 2040
• Forecasted growth in households – a key driver
of housing demand - averages 350 per year –
totaling nearly 37,000 by 2040
• Roughly 18%-19% of this area’s current population
and households live within the City of Powder
Springs
8

SW Cobb County Forecast Highlights
Economy and Job Growth
• Southwest Cobb County is primarily residential. While
the area represents 11% of the County’s population - it
is estimated to contain roughly 15,000 jobs, only 3.8%
of the County’s total employment base in 2015.
• SW Cobb is projected to be similar to Cobb County in
terms of future job growth averaging growth of 320
jobs (1.2%) per year
• Compared to the County and region, the ARC
forecasts the local economy to experience a similar
growth rate in service sector jobs but slightly faster
growth in manufacturing and government sector
employment.
• Retail employment is expected to remain flat.
• Census tracts that include Powder Springs are
forecast to add 2,400 jobs - an average gain of 96
jobs (3.0%)/year to 2040

• The types of buildings occupied by these future
businesses are more likely to be office, industrial/flex,
and institutional – and less likely to be retail/shopping
centers
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Residential Forecast Implications for Powder Springs

• Powder Springs has finally absorbed the overhang of excess housing constructed before the
Great Recession.
• Since 2010 the City’s population has increased by nearly 1,300, adding 540 new households with very little accompanying new housing construction
• A majority of the housing vacancy created during the recession has since been absorbed by
renters rather than new home buyers

• The City’s current population is estimated at roughly 15,200 – City population forecasts
prepared in 2005 (pre recession) anticipated that the City’s population would exceed
19,300 by this time
• Latest ARC forecasts, which reflect the region’s ongoing economic recovery, and forecast
the addition of 2.5 million people to the region over the next 25 years anticipate than SW
Cobb County will add population and housing – but at rates below pre-recession levels
• Southwest Cobb County’s growth forecast of 21,270 additional residents and 8,800 new
households by 2040 reflects a manageable 1% annual growth rate

• As Cobb County becomes more urban, the ARC instead forecasts faster growth rates along
Interstate highway corridors and in locations where multi-family housing is allowed
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Residential Forecast Implications for Powder Springs
• City growth forecasts are based on projected capture rates of growth in Southwest Cobb
County
• The City’s capture rate of area growth has historically averaged +/- 18% to 20%. That rate is
unlikely to change based on current/historic development patterns
• Implications

• With vacancy rates returning to normal, new construction will be required to accommodate further
population growth
• It is assumed that over the near term, the vast majority of new housing developed in the City will be singlefamily detached
• The City’s capture rate of area growth could marginally increase if housing cost differentials continue to
widen compared to unincorporated West Cobb. Sustaining a significant increase in the City’s capture rate of
area growth over a long period will be difficult, given its limited land resources.
• Sustaining the City’s current share of the area’s population into 2040 would require housing for more than
1,600 new households – roughly 4 times the supply of currently available building lots
• City growth rates could increase, particularly after 2030, if the City accommodates some multi-family housing
for seniors and younger households – assuming those products are not developed elsewhere in SW Cobb
County

• Considering these factors, the ARC’s forecast suggests that Powder Springs’ population and
household growth rates should average roughly 1.0% to 1.1% annually to 2040
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Forecast Implications for Powder Springs
• Population and Households
(Continued)

• These “baseline” growth
assumptions are reflected in the
following table, which forecasts
population and household
growth to 2040
• A sustained 1% annual population
growth rate would result in the
addition of 160 to 200 residents
per year, reaching nearly 19,700
by the end of the forecast

• Household formations are
similarly projected to fall within
the 65 - 85 per year range after
2020 – reaching 7,075
households by 2040

• Average household sizes should
trend slightly downward from
2.86 currently to 2.74 by 2040, as
an increasing share of
homeowners age in place and
families with children decline as
a percentage of the City’s total
population
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• This forecast represents a substantial
reduction from the 2005 Comprehensive plan,
which estimated that the City’s population
would exceed 19,000 by 2015 and reach
23,800 by 2025
• These forecasts are also very sensitive. For
example, if it is assumed that the City can
return to and sustain a pre-recession capture
rate of 2.5% of County-wide population growth,
the 2040 forecast increases 22,250 – a near
2,600“Baseline”
(13%)
increase
over
baseline
Population
and Household
Forecast:the
2015-2040
presented below
City of Powder Springs

• Long range population and housing forecasts are
2015 of +/202010%
2030
2040
a range

City of Powder
Springs
2010
easily
variable within
Population
13,940
Households
4,817

15,200
5,357

16,050
5,600

17,674
6,237

19,667
7,075

Average Annnal Change

2010-15

2015-20

2020-30

2030-40

252
108

170
49

162
64

199
84

1.7%
2.1%

1.1%
0.9%

1.0%
1.1%

1.1%
1.3%

Population
Households
% Change (Compounded)
Population
Households

US Census ACS 2014, Claritas, and Bleakly Advisory Group, Inc.

Housing Demand Forecast
• ARC growth forecasts indicate overall
demand for new housing in SW Cobb
County will average roughly 650-660 units
per year through 2040
• Includes new households plus turnover of
existing households
• Includes only households that possess
sufficient incomes to afford new construction
• Approximate 55/45% split between owner and
rental demand in terms of new construction,
recognizing that SW Cobb currently has little
existing multi-family rental housing

• For Sale Housing

Powder Springs “Baseline” Housing Demand Forecast: 2015-2040
Total Demand by Period (Units):
Demand By Area
2015-20 2020-25 2025-30 2030-40
Income Qualified Housing Demand: Southwest Cobb County
Homeowners
1,468
1,751
1,273
3,264
Renters
1,091
1,598
1,697
3,714
Total Estimated Demand
2,558
3,349
2,969
6,978
Portion of Income Qualified Demand: Powder Springs
Homeowners
294
350
Renters
164
399
Total Demand (Units)
457
750

Annual Average:
2015-25 2025-40
358
299
656

302
361
663

255
424
679

653
929
1,581

72
63
134

60
90
151

City Capture Rate of Southwest Cobb County Housing Demand
Homeowners
20.0%
20.0%
20.0%
Renters
15.0%
25.0%
25.0%

20.0%
25.0%

20.0%
20.9%

20.0%
25.0%

[1] Demand estimates include forecasted growth in households plus "turnover" of existing households.

• Demand for new housing (units) slightly exceeds household growth
forecasts, particularly after 2030, and assumes that some of the City’s
existing housing stock will begin to be replaced. It is also possible
that the City may choose not to accommodate part of this demand

• Based on historical growth rates and forecast
projections for population and households,
roughly 20% of demand for owner occupied
units (60-70+ units per year) could be captured • Rental Housing
• Demand for rental housing is likely to be deeper – a 25% capture
in the City of Powder Springs – assuming no
rate is feasible due to a scarcity of quality competitive/zoned
supply constraints
development sites for apartments, sufficient to support 1 new multifamily development in the 250 unit range, every 4 to 5 years
• For-sale demand is likely to be primarily for
single family homes initially, transitioning to
• Capture rates can be increased if supported by new amenities and
downtown redevelopment, or substantially reduced if multi-family
more townhomes and possibly condos over
construction is discouraged by the City
time
• Absent of new construction targeted to renter households, 15% to
• The City is likely to capture a marginally higher
20% of the City’s existing housing is likely to remain renter-occupied
percentage of area growth if it accommodates
for the foreseeable future. Price appreciation of existing SF homes
could also spur the transition of investor-owned units back to owner
a variety of owner-occupied products and
occupancy
densities - less if the new construction market
is
13 confined to single family detached homes

Industrial, Office and Commercial Demand Forecasts
• The ARC forecasts that SW Cobb
County will add just under 8,000
jobs through 2040 - roughly
4,700 will be in industries which
tend to occupy office, industrial
or commercial space
• Accounting for obsolescence &
turnover, BAG estimates total
space demand in the southwest
portion of Cobb County should
exceed 1.8 million SF of new
construction over 25 years

• Roughly 284,000 SF could
locate within the City of Powder
Springs based on historical
capture rates of regional demand
• The allocation of this demand
includes:
• Roughly 53,000 SF of office
space, primarily locating within or
near Downtown
• 147,400 SF of manufacturing,
warehousing or distribution
space, which would be suited to
outlying locations and larger flex
buildings
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• 83,000 SF of commercial/retail space including restaurants, free standing
commercial buildings and small shopping centers. A significant portion of
this space would not necessarily be occupied by businesses engaged in
retail trade
• Accommodating these demand forecasts within the City of Powder Springs
assumes that there will be no supply constraints. The available supply of
future development sites and buildings is assumed to be adequate and
suitable to meet the needs of these users
• This table does not account for additional job growth and facility demand for
governmental, some health care (i.e. nursing homes) and other industries
which tend to occupy space that is more “institutional” in character and does
not readily fit into the above categories
Powder Springs “Baseline” Industrial/Retail/Office Demand Forecast: 2015-2040

2015
Total Change by Period
Employment and SF By Industry
Base
2015-20
2020-25
2025-30
2030-40
Employment Forecast - SW Cobb County
TOTAL Employment - All Sectors
15,011
2,057
1,586
1,569
2,760
Service Sector Jobs [1]
6,201
1,064
925
883
1,831
Mfg., Warehousing & Distribution Jobs [2]
2,021
162
68
46
30
Commercial/Retail Sector Jobs [3]
2,838
114
31
35
46
Estimated Space Demand (SF) - SW Cobb Co.
Office Sectors [1]
733,236
122,460
105,103
99,793
110,119
Mfg., Warehousing & Distribution Sectors [2]
1,606,540
234,080
169,111
189,240
214,528
Commercial/Retail Sectors [3]
1,946,051
228,304
71,076
147,309
120,676
TOTALS
4,285,826
584,843
345,289
436,342
445,324
Estimated Capture of SF Demand - City of Powder Springs
Office Sectors [1]
74,849
13,471
15,765
12,973
11,012
Mfg., Warehousing & Distribution Sectors [2]
178,316
35,112
42,278
37,848
32,179
Commercial/Retail Sectors [3]
306,207
45,661
10,661
14,731
12,068
TOTALS
559,372
94,243
68,704
65,552
55,259
City Capture Rate of Market Demand
Office Sectors [1]
10.2%
11%
15%
13%
10%
Mfg., Warehousing & Distribution Sectors [2]
11.1%
15%
25%
20%
15%
Commercial/Retail Sectors [3]
15.7%
20%
15%
10%
10%
[1] Includes a percentage of employment in service sector industries which tend to occupy office space.
[2] Includes a percentage of jobs in manufacturing, warehousing and distribution which tend to occupy industrial or flex space.
[3] Includes a percentage of jobs in retail trade, food and other service industries which tend to occupy shopping center orcommercial space.

Forceast Chg: 2015-40
Total
Ann. Avg.
7,972
4,703
306
226

319
188
12
9

437,475
806,958
567,365
1,811,798

17,499
32,278
22,695
72,472

53,221
147,417
83,121
283,758

2,129
5,897
3,325
11,350

12%
18%
15%

12%
18%
15%

Summary Conclusions

• Over the past decade, Powder Springs has continued to improve its attractiveness to
family households – focusing on parks, trails, outdoor recreation facilities and cultural
amenities

• These investments have been offset by a perceived decline in the quality of public schools serving
Powder Springs

• When compared to forecasts contained in the 2005 Comprehensive Plan, future housing
demand, post-recession, is substantially lower for for-sale product and similar for
rental products
• In the near term, the City’s potential to capture new residential development, particularly
higher density products, is more likely to be constrained by high construction costs
relative to developers’ estimates of achievable sales prices, than by market demand
• Demand forecasts are sufficient to accommodate roughly 284,000 SF of new industrial,
commercial, and office development based on historical capture rates of regional
demand
•

However this amount of development, if realized, will NOT be sufficient to significantly alter the City’s tax base

• Commercial demand forecasts, particularly for traditional retail space, are also lower than
forecast in 2005, due in part to:
• The effects of the Great Recession on vacancy rates and achievable rents, and
• Potential development sites in the City generally do not accommodate large-scale buildings,
particularly in the industrial/warehousing sector – limiting the City’s suitability for growing market
sectors such as e-commerce and logistics
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Summary
Conclusions
• Measured by growth in its tax digest, Powder Springs has been slower to recover

fiscally from recession than nearly all comparable nearby cities in the region, even
though it has continued add population. This has been likely due to a combination of
factors:

• The over-supply of vacant single family homes created prior to the recession has largely
converted to rental housing – which has likely impacted home values
• Powder Springs is still perceived as a lower cost housing market. Recession temporarily
eliminated the City’s cost advantages by lowering values in competing markets. Cost
differentials are beginning to widen again over the past 24 months
• Powder Springs has not participated in Cobb County’s recent multi-family housing boom, which
has accounted for half of all new residential construction (and value growth) post recession
• The City’s economy (and surrounding unincorporated areas) has historically served the local
population. The area lacks primary or “export” industries to drive job growth and housing
demand. This is evidenced by the comparatively low taxable value of non-residential real estate
and below average levels of capital equipment (taxable personal property) found in the City’s
tax digest

• Absent of a significant “game changer” it will be difficult to sustain annual growth
rates of much higher than 1% over an extended period
• 1% growth rates under a continuation of existing land use patterns are not likely to
dramatically change existing conditions in Downtown Powder Springs, balance the
City’s tax base to ease fiscal pressures or accommodate greater choice of housing
products for younger households and empty nesters – all of which were the key
goals in the 2005 Comprehensive Plan
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PLAN HIGHLIGHTS
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GOAL & POLICY DEVELOPMENT
• Project Team developed a list of potential goals
• The Core Team narrowed it down to 10 goals
• At Planning Workshop #3, the community narrowed it down
further to 5 goals
• The goals were then refined, and a corresponding list of
policies was developed for each goal
• We need your input on goals and policies to further refine
them and make them work.
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GOALS
1. Create and implement a plan to revitalize and reactivate
downtown, and bring in needed activity to the area
2. Redevelop older, underutilized strip shopping centers
3. Develop quality, diverse housing that can attract a wide
range of people and lifestyles
4. Attract users of the Silver Comet Trail to Powder Springs via
improved signage, wayfinding, connectivity, and facilities
5. Attract new residents, businesses, and development
through improved communications, marketing, and
branding
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POLICIES: CREATE AND IMPLEMENT A PLAN TO REVITALIZE AND REACTIVATE
DOWNTOWN, AND BRING IN NEEDED ACTIVITY TO THE AREA
1.1 // Implement the projects and policies from the most recent LCI study
1.2 // Create a Town Square to give Powder Springs a focal point
1.3 // Attract a catalytic business into downtown to encourage future development
opportunities
1.4 // Rehabilitate existing historic buildings
1.5 // Implement a façade improvement program

1.6 // Increase office and retail space to improve daily foot traffic
1.7 // Work with regional businesses looking to expand to Southwest Cobb
1.8 // Connect the existing trail system north to the Silver Comet and south to Lewis Road
1.9 // Market downtown to small-scale developers in metro Atlanta
1.10 // Acquire lands and buildings downtown and nearby adjacent to control future
development
1.11 // Continue to streamline the business licensing process in order to attract and retain future
businesses
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POLICIES: REDEVELOP OLDER, UNDERUTILIZED STRIP
SHOPPING CENTERS
2.1 // Create an inventory of for-sale and lands likely to be up
for sale in the next five to ten years
2.2 // Create master plans for each redevelopment area with
an economic analysis component
2.3 // Market redevelopment areas to small-scale
developers in metro Atlanta
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POLICIES: DEVELOP QUALITY, DIVERSE HOUSING THAT CAN
ATTRACT A WIDE RANGE OF PEOPLE AND LIFESTYLES
3.1 // Conduct a housing inventory to determine quality and
age of existing housing to better determine housing needs
3.2 // Conduct a housing study to determine the amount and
mix of housing types needed to address housing needs and
best increase the tax base
3.3 // Prioritize the creation of housing developments that
utilize Smart Growth principles
3.4 // Prioritize above-retail apartments over stand-alone
apartment buildings
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POLICIES: ATTRACT USERS OF THE SILVER COMET TRAIL TO POWDER SPRINGS
VIA IMPROVED SIGNAGE, WAYFINDING, CONNECTIVITY, AND FACILITIES
4.1 // Create a downtown trailhead
4.2 // Create attractive and informative signage and wayfinding to
direct trail users and other visitors in and around Powder Springs.
4.3 // Upgrade existing facilities along the Silver Comet Trail
4.4 // Place new facilities (i.e. restrooms, food stalls, lighting, dog waste
disposal facilities, picnic areas, etc) near the Silver Comet Trail to improve
user experience
4.5 // Continuously identify how to connect the Silver Comet Trail to
nearby, future developments and underserved areas of Powder Springs.
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POLICIES: ATTRACT NEW RESIDENTS, BUSINESSES, AND DEVELOPMENT
THROUGH IMPROVED COMMUNICATIONS, MARKETING, AND BRANDING
5.1 // Annex nearby unincorporated lands to help increase the tax
digest and attract new jobs into the City
5.2 // Determine a set target demographics/audiences to market
Powder Springs as a place to live, work, and do business
5.3 // Create a marketing and branding strategy tailored to target
demographics
5.4 // Refine outreach policies and strategies to better communicate
with residents in and around Powder Springs
5.5 // Establish Ward Committees to determine areas of interests and
concerns, assist in planning community-wide activities, and disseminate
information to constituents.
24

PRIORITY PROJECTS
• Projects for the City to implement within the next year
• Focused on small-scale improvements to yield big results
• Three priority projects:
• Trail improvements down Lynn Drive into downtown
• Create a trailhead downtown at Oakview Drive and Jackson Way
parking lot
• Town green expansion
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PRIORITY #1 // TRAIL IMPROVEMENTS DOWN LYNN
DRIVE INTO DOWNTOWN
• Take advantage of existing
8’ path along Lynn Drive
beginning at Jackson Way
• Widen the path
• Connect it to the Silver
Comet Trail via Old Lost
Mountain Road
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PRIORITY #2 // DOWNTOWN TRAILHEAD
• Connect Silver Comet Trail
users to downtown
• Capable of increasing foot
traffic into the City
• May help increase dollars
spent in Powder Springs
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PRIORITY #3 // TOWN SQUARE IMPROVEMENT
• Improve the current Town
Square
• Recreate it as the signature
public space of Powder
Springs
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RECOMMENDATIONS
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RECOMMENDATIONS
Full project list includes the following:
•
•
•
•
•
•
•
•
•
•
•
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Projects from the recent LCI study
Annexation of nearby unincorporated parcels
Marketing and branding study
Recruiting a catalytic business into downtown
Unified Development Code update
Signage and wayfinding study
Bicycle and pedestrian improvements
Transit system improvements
Roadway improvements
Curb cuts on C.H. James Parkway
New traffic signals

TRANSPORTATION RECOMMENDATIONS // ROADWAY
• Traffic Studies
•
•
•
•
•
•

C H James Parkway & Brownsville Road
C H James Parkway & Hill Road
Richard D Sailors Parkway & Old Lost Mountain Road
Brownsville Road & Hiram-Lithia Springs Road
Powder Springs Road & Richard D Sailors Parkway
Corridor studies for Austell Powder Springs Road and Powder Springs Road

• Signalization

• Signalization of the intersections is proposed, along with synchronization with nearby traffic signals.
• Alternatively, a two-way left turn lane could be added to Brownsville Road to ease congestion without
signalizing the intersection.

• Other
•
•
•
•
•
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Right turn lane to southbound Florence Road at C H James Parkway
Left turn lane to southbound Brownsville Road at Oglesby Road
Two-way left turn lane to New Macland Road
Replacing reflective pavement markers along C H James Parkway
Curb cuts

TRANSPORTATION RECOMMENDATIONS // BIKE/PED
• Projects focus on providing access to downtown Powder Springs, to existing trails,
and to potential development nodes.
• Proposed projects include enhancements at:
•
•
•
•
•
•
•

Austell Powder Springs Road
New Macland Road
Macedonia Road
Powder Springs Dallas Road
Hill Road
Carter Road
Elliott Road

• New trail through the Powder Springs Creek floodplain
• Sharrows:
• Hopkins Road
• Brownsville Road

• Pedestrian lighting to be considered along with any future transportation projects.
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TRANSPORTATION RECOMMENDATIONS // TRANSIT
• Connect Powder Springs to Atlanta through increased access
to MARTA via a bus line from the Powder Springs Park and
Ride Lot to the Hamilton E. Holmes MARTA Station
• More education about the Flex Bus and Xpress Bus is
important to help citizens gain a better understanding of their
existing transit options.
• Expand Flex Bus service to the City Limits.
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NEXT STEPS
• The full DRAFT Springs in Motion Comprehensive Plan will be
posted on www.springsinmotion.com during the week of May
29th.
• You may give comments using a survey link, to be provided
on the website. Comments from the public will be accepted
until June 23rd.
• The final plan will be presented to City Council for adoption
sometime this summer.
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THANK YOU!
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GIVE US YOUR INPUT!
Around the room, you will find boards with draft policies, goals, and
projects.
If you have a comment relating to anything on the boards, please
place a sticky note with your comment on the board.
If you would like your comment to remain private or have a general
comment, please drop a card with your comment in the comment
box near the sign in sheets.
If you have a comment about a specific project, please indicate the
project number with your comment.
36

