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4.1 Overview of Recommendations
This	part	of	the	document	includes	recommendations	for	the	2010	
Downtown	 Master	 Plan	 LCI	 study	 area	 that	 proactively	 shape	
its	 future	 character	 and	 provide	 short	 and	 long-range	 actions	 to	
address the weaknesses and threats identified in Part 2: Inventory & 
Analysis.	Two	types	of	recommendations	are	provided:	Policies	and	
Projects.  Projects are followed by a project number as identified in 
Section	5.1:	Action	Plan,	which	contains	an	implementation	strategy,	
including	cost,	funding,	and	responsible	parties.

Recommendations	are	a	synthesis	of	the	desires	and	work	of	area	
residents,	 businesses,	 property	 owners,	 the	 project	 Core	 Team,	
and	others,	 coupled	with	 sound	planning	principles.	They	offer	a	
visionary	 yet	achievable	blueprint	 for	 sustainable	growth	 that	will	
benefit Doraville and nearby communities for decades to come. 

Future Vision

This	 LCI	 study	 is	 an	 unprecedented	 opportunity	 for	 the	 greater	
Doraville	community	to	plan	for	the	area	including	and	surrounding	
the	shuttered	Doraville	Assembly	Plant.	The	plant’s	redevelopment	
and	 its	 ripple	 effects	 provide	 opportunities	 to	 connect	 diverse	
communities, fill housing and economic voids, foster quality 
growth,	and	expand	public	space.	The	plan	strives	to	capitalize	on	
these opportunities and ensure that future redevelopment benefits 
Doraville,	surrounding	communities,	and	the	region.

The	recommendations	that	follow	have	been	developed	to	realize	a	
vision	that	emerged	from	an	open	and	inclusive	planning	process.	
Central	to	this	is	a	belief	that	poorly	planned	development	practices	
must	be	shunned	in	favor	of	a	thoughtful	and	integrated	approach	
to	 land	use,	 	 transportation,	economic	development,	 design,	and		
public	facilities	-	one	that	builds	on	Doraville’s	strengths	to	create	a	
place	of	lasting	economic,	social,	and	environmental	value.

As	 the	 area	 redevelops,	 it	 is	 envisioned	 as	 becoming	 both	 a	
revitalized	 heart	 for	 Doraville	 and	 a	 key	 employment	 and	 major	
activity	center	for	northeast	Atlanta,	with	a	growth	pattern	that	is:

Compact:	Offering	different	uses	close	to	one	another,	prefer-
ably	within	a	ten	minute	walk.
Connected:	Providing	pedestrian,	vehicular,	bicycle,	and	transit	
facilities	that	allow	easy	access	between	uses.
Complex:	 Striving	 for	 diversity	 in	 the	 mix	 of	 uses,	 economic	
resilience,	the	range	of	housing,	and	the	design	of	buildings	and	
public	spaces.	Failure	to	do	this	creates	monotony,	and	places	
that	are	monotonous	are	not	of	lasting	value.	

In	 general,	 this	 means	 providing	 a	 mix	 of	 employment,	 housing,	
retail,	 civic,	 and	 open	 spaces	 connected	 by	 a	 balanced	 system	
of	 streets,	 transit,	 sidewalks,	 and	 bicycle	 facilities.	 It	 also	 means	

•

•

•

Policies & Projects

There	are	two	types	of	plan	
recommendations:

Policies	are	guidelines	that	
provide	 direction	 for	 the	
implementation	of	the	plan’s	
vision.	 They	 often	 support	
specific implementation 
projects	 and	 should	 be	
the	 basis	 for	 actions	 by	
the	 cities	 of	 Doraville	 and	
Chamblee.	Policies	should	
also	 guide	 the	 private	
sector,	 especially	 to	 the	
extent that they define plan 
aspirations.	

Projects are specific tasks, 
such	 as	 transportation	
improvements	 or	 new	
parks, with a defined cost 
and	 time	 frame.	 They	 are	
often	undertaken	by	a	local	
agency	such	as	the	City	of	
Doraville,	City	of	Chamblee,	
GDOT,	or	MARTA.	
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Character areas near MARTA must 
encourage walking

Highly walkable character areas 
often focus on a public space

A series of streets, sidewalks, and 
trails will connect character areas

arranging	them	in	a	way	that	creates	a	place	where	people	want	to	
live,	work,	and	play,	both	today	and	in	the	coming	decades.	Most	
importantly,	it	means	doing	so	in	a	way	that	promotes	and	expands	
Doraville’s	diversity	of	residents	and	businesses.	

More specifically, the land use vision calls for ordering redevelopment 
into five character areas. Due to its large size, it is not feasible to 
expect	the	study	area	to	redevelop	with	a	single	identity.	However,	
by	 establishing	 different	 areas	 based	 on	 transportation	 access,	
environmental	 factors,	 and	 location,	 it	 is	 possible	 to	 create	 a	
framework	that	can	accommodate	the	range	of	different	development	
patterns	desired	by	stakeholders.	

Envisioned	character	areas	include:
The GM Site,	which	 is	envisioned	as	a	model	 for	sustainable	
transit-oriented	development	(TOD)	next	to	the	Doraville	MARTA	
station.	The	new	neighborhood	will	offer	opportunities	for	corpo-
rate office and research facilities, sidewalk shopping, and a mix 
of	housing	types	within	a	walkable	and	green	urban	setting.				
Doraville Town Center,	 which	 surrounds	 Doraville’s	 existing	
City	Hall,	and	is	inspired	by	the	historic	downtown	that	Doraville	
once	had.	It	features	a	mix	of	human-scaled	buildings	surround-
ing	a	proposed	village	green.	
Technology Village,	which	 lies	west	of	 the	GM	site	and	pro-
vides	a	focus	for	research	and	development,	light	manufactur-
ing, and high technology uses requiring horizontal buildings. 
Buford Highway,	which	provides	ethnically	diverse	highway-
oriented	commercial	within	a	more	pedestrian-oriented	format	
than	currently	exists.	
Peachtree Boulevard,	which	continues	to	offers	highway-ori-
ented	commercial	uses,	including	major	car	dealerships.	

Of	 these,	 the	 degree	 of	 intensity,	 walkability,	 and	 mix	 of	 uses	 is	
envisioned	as	greatest	at	the	GM	Site	and	within	the	Doraville	Town	
Center.	The	three	remaining	character	areas	are	envisioned	as	less	
intense,	primarily	commercial	ones	in	areas	ill-suited	for	residential	
uses	or	highly	walkable	development	patterns.	

Serving	 and	 connecting	 these	 character	 areas,	 a	 range	 of	 new	
transportation	facilities	is	envisioned.	These	include	sidewalks,	multi-
use	paths,	and	new	streets	which	serve	the	immediate	community.	
They	also	 include	new	 facilities	 that	create	 regional	 connections,	
including	 rail	 transit,	 and	 a	 regional	 roadway	 connecting	 Buford	
Highway	to	Peachtree	Boulevard.				

In	all	areas,	the	design	of	buildings,	streets,	and	open	spaces	should	
to	create	a	memorable	place	where	people	want	 to	be.	Buildings	
should	use	lasting	materials	and	strive	for	architectural	excellence,	
while	public	art	and	lush	landscaping	are	envisioned	throughout.	

•

•

•

•

•
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Figure 4.1: Character Areas
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4.2 Land Use Recommendations
The	 large	amount	of	marginal	 lands	 in	 the	study	area	represents	
an	 opportunity	 to	 proactively	 plan	 for	 change.	 As	 market	 forces	
increasingly	favor	areas	served	by	transit,	the	area	should	grow	in	a	
way	that	increases	the	mix	of	uses,	particularly	those	creating	high-
paying	 jobs,	serving	the	aging	population,	or	enhancing	available	
goods	and	services.	This	must	occur	in	a	way	that	minimizes	negative	
environmental impacts and improves the area’s quality-of-life.	

Land Use Policies

Use the Framework Plan as a guide for long term 
redevelopment, while recognizing that interim growth may be 
less intense than reflected in the plan. 
The Framework Plan in Figure 4.2 reflects aspirations for how the 
area	should	grow	over	 the	next	25	years	to	become	a	revitalized	
heart	for	Doraville	and	a	model	for	sustainable	development.	Central	
to	this	is	a	land	use	vision	that	provides	opportunities	for	everything	
from townhouses to high rise offices and condominiums. The plan’s 
goal	is	that	people	of	all	incomes	and	ages	will	be	able	to	live,	work,	
and	 play	 in	 the	 area,	 with	 all	 the	 necessary	 supporting	 services	
such	as	schools,	parks,	and	places	of	worship	within	a	short	walk.	
Before	this	aspiration	can	be	achieved,	it	is	likely	that	some	sites,	
especially	 former	 industrial	 ones,	 could	 be	 utilized	 for	 interim	
uses	such	as	adaptive	reuse	of	existing	buildings	or	 less	 intense	
development.	Such	should	not	be	viewed	as	a	failure	of	the	plan,	
but	rather	one	step	in	the	natural,	incremental	growth	of	the	area.	

Promote mixed-use, transit oriented development that 
includes sizable employment on land west of the MARTA line 
and on the former GM site. 
Current and former industrial uses in this area represent a significant 

Table 4.1: Description of Typical Framework Plan Land Uses

Land Use Primary Uses Max. Building 
Height*

Max. Housing 
Density**

Single-Family Existing	single-family	lots 3	floors/35	ft 4	DUA

Highway	Commercial Hotels,	auto-oriented	retail 6	floors/80	ft 50	DUA

Office	Commercial Offices,	hotels 20	floors/250	ft -

Technlology	Park Office,	warehouses,	research 6	floors/80	ft -

General	Mixed-Use Housing,	offices,	hotels,	retail 6	floors/80	ft 50	DUA

High-Rise	Mixed-Use Housing,	offices,	hotels,	retail 20	stories/250	ft 80	DUA

Open	Space Public/private	parks	or	open	spaces - -
*Subject to lower heights is within the PDK Approach Zone
**In dwelling units per acre (DUA)

Existing industrial buildings may be 
reused or rehabilitated before they are 
redeveloped into the higher intensity 
uses shown in the Framework Plan

Higher-density, mixed land uses must 
be well designed to have a positive 
impact in Doraville



Part	4:	Recommendations 83

	 	 March	17,	2011

Figure 4.2: Framework Plan
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under-use	 of	 land	 adjacent	 to	 a	 MARTA	 station.	 Because	 future	
transit	 expansions	 in	 the	 region	 are	 likely	 to	 be	 limited,	 at	 best,	
existing	transit	access	makes	this	area	too	important	to	remain	as	
low	density	uses	that	fail	to	capitalize	on	transit	access.	
Please see GM Site Recommendations on pages 86 through 92 for 
more recommendations and a vision for how this might look. 

Encourage transit-oriented development within walking 
distance of the MARTA station, especially convenience 
shops, residences, offices, and civic uses.
Truly	 transit-oriented	 development	 is	 central	 to	 the	 vision	 of	 this	
plan.	 This	 includes	 creating	 compact,	 walkable,	 and	 mixed	 land	
uses	whose	design,	programming,	and	parking	take	advantage	of	
MARTA	 access.	 Generally,	 these	 should	 be	 concentrated	 within	
one-half	mile	of	the	station.		

Make New Peachtree Road Doraville’s “Main Street” again 
with sidewalk-oriented retail uses on the first floor and 
residential or office uses above.
At	 one	 time	 Doraville	 had	 a	 traditional	 downtown	 along	 New	
Peachtree	 Road.	 Unfortunately,	 MARTA	 station	 construction	
replaced	it	with	parking.	Consistent	with	the	above	policy,	planned	
streetscape	upgrades	and	redevelopment	are	an	opportunity	to	re-
establish	a	“Main	Street”	character	in	this	area.	

Reinforce the connection between New Peachtree and Buford 
Highway by promoting sidewalk-oriented uses along Park 
and Central Avenues.
A	need	exists	 to	extend	 the	Doraville	Town	Center	experience	 to	
Buford	 Highway	 to	 create	 an	 appealing	 link	 to	 the	 Northwoods	
neighborhood	 and	 establish	 a	 highly-visible	 presence	 on	 Buford	
Highway.	Park	and	Central	Avenues	are	ideal	places	to	do	this,	and	
over	 time	should	be	activated	with	sidewalk-oriented	commercial,	
civic, or residential uses. In some cases this may required creative 
design	solutions	given	topography,	but	it	is	still	possible.	

Promote offices along Buford Highway near I-285. 
In addition to proposed offices northwest of the MARTA line, 
an	 opportunity	 also	 exists	 to	 develop	 them	 near	 I-285	 at	 Buford	
Highway. Offices here could capitalize on highway visibility, create 
jobs,	and	buffer	areas	to	the	south	from	I-285	noise.	

Provide appropriate transitions between new development 
and existing neighborhoods.
A variety of design techniques exist for mitigating the impacts of 
redevelopment	 on	 adjacent	 houses	 in	 Northwoods.	 These	 could	
include conventional techniques such as buffers, or innovative site 
planning	that	uses	small	lot	single-family	houses	or	townhouses	to	
make	the	transition.	
Please see the following page potential approaches. 

Townhouses are an appropriate 
transition between higher and lower 
density sites

New Peachtree Road’s grade 
makes it well-suited to be a walkable 
shopping street
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Potential Neighborhood Transitions

In addition to conventional buffers, several techniques exist for providing transitions between new 
development	and	single-family	houses.	The	following	are	options	that	should	be	explored	individually	
or	combined,	especially	as	redevelopment	occurs	adjacent	to	the	Northwoods	neighborhood.

Alley

Height Transitions

Transitional Use
(often	 townhouses	 or	 small	
lot	single-family	houses)
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GM Site Redevelopment Recommendations
The	GM	site	is	once-in-a-generation	opportunity	to	transform	the	greater	Doraville	area.	Despite	
today’s	economic	conditions,	the	site	is	too	strategic	to	develop	at	anything	less	than	its	full	potential.	
Rather,	 redevelopment	should	only	occur	when	 it	creates	a	model	 transit-oriented	development	
providing	high	paying	jobs,	housing,	retail,	and	open	space	in	a	pedestrian-friendly	setting.

GM Redevelopment Policies

Establish a development program that will achieve the community’s vision.
The	 redevelopment	 of	 the	 former	 GM	 plant	 is	 a	 once-in-a-lifetime	 opportunity	 to	 transform	 the	
greater	 Doraville	 area.	 Because	 the	 site	 is	 well	 served	 by	 transit	 and	 highways,	 and	 because	
it	 is	 away	 from	 single-family	 neighborhood,	 its	 redevelopment	 should	 maximize	 the	 amount	 of	
employment,	 retail,	and	 residential	uses	 in	order	 to	generate	 transit	 ridership	and	grow	 the	 tax	
base. To that end, the program shown in Table 4.2 reflects the range of development that would be 
appropriate on the site long-term, with the lower figure reflecting the minimum needed to achieve 
the LCI vision, and the higher reflecting the carrying capacity of the site. A realistic, financially 
viable	program	will	probably	 fall	somewhere	between	 the	 two	and	may	 include	additional	uses,	
such	as	hotels.

Maximize internal and external connectivity for all transportation modes, primarily through 
the creation of new tree-lined streets, sidewalks, and multi-use paths.
The	transportation	network	on	the	following	page	is	most	 important	element	of	 the	site’s	vision.	
Interconnected	streets	and	multi-use	paths	are	laid	out	to	support	many	different	redevelopment	
programs,	ranging	from	the	low	density	scenario	in	Redevelopment	Concept	A	to	the	high	density	
one	in	Redevelopment	Concept	B.	

Provide the greatest pedestrian orientation at MARTA.
The	portion	of	the	site	within	one-half	mile	of	the	MARTA	station	should	be	the	most	pedestrian-
oriented.	This	is	the	zone	in	which	most	people	are	likely	to	walk	from	the	station	to	access	uses	
in	the	proposed	redevelopment.	

Table 4.2: Recommended GM Site Development Program
Description Minimum Maximum

Office/R&D/High-Tech1
1	million	sf 7	million	sf
3,000	jobs 21,000	jobs

Retail/Restaurant
150,000	sf 1	million	sf
300	jobs 2,000	jobs

Residential2 1,000	units 5,000	units
Parks	and	Plazas 10	acres 40	acres4

Block	sizes	(near	MARTA)3 - 2,000	ft	perimeter
Block	sizes	(other	areas) - 3,000	ft	perimeter

1. Total square feet provided is less important than achieving the number of white collar jobs identified.
2. Includes condominiums, townhomes, senior housing, and high quality rentals.
3. Within one-quarter mile of the proposed station entrance.
4. Because parks do not generate transit ridership, the site is too precious to be dedicated to more than 40 
acres of them unless the minimum development program is accommodated on the remaining land. 
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Figure 4.3: GM Site Block Plan
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Redevelopment Concept A

The proposed block plan can accommodate 
many different uses that cannot be defined 
today given the long-term nature of buildout. 

Redevelopment Concept A shows how the site 
could be transformed in a relatively low density 
scenario of primarily low-rise, surface parked 
buildings, with a small concentration of mid-rise 
buildings adjacent to the MARTA station. Such 
could accommodate the following program:

0.5 - 1.0 million sf of Class A office
0.5 - 1.0 million of sf research space
150,000 - 200,000 sf of retail
1,000 - 2,000 housing units
14 acres of park space

Of these uses, big box retail could front I-285 
near the existing BrandsMart, with mixed-uses 
and offices closest to MARTA. Housing could 
occur to the west, where proposed parks would 
create a quality residential address. 

The plan also shows how some streets could 
be removed to accommodate a sports complex. Such complex could include a recreational center, 
sports medicine offices, ball fields, and other low intensity facilities. It should not include a major 
sports stadium. 

•
•
•
•
•
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Figure 4.5: GM Site Illustrative Plan A
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possible option for long-term redevelopment of the former GM site. This assumes
that any redevelopment will  only occur when willing landowners sell sites to willing
developers. Furthermore, all building locations and footprints are the artist’s interpretations.
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Redevelopment Concept B

This concept shows how the proposed block 
plan could accommodate nearly four times 
the development program of Redevelopment 
Concept A by incorporating taller buildings and 
structured parking, while still abiding by FAA 
height limits. This would maximize existing and 
future transit use, generate thousands of jobs, 
and create a truly regional activity center. 

Redevelopment Concept B envisions:
4.0 - 5.0 million sf of Class A office
1.5 - 2.0 million sf of research space
500,000 - 800,000 sf retail
3,000 - 4,000 housing units
16 acres of park space

Their distribution is similar to Redevelopment 
Concept A, with an intense mixed-use core with 
ground floor shops running northwest from the 
MARTA station, big box retail or hotels along 
I-285, and a mix of offices, housing, and hotels 
on the remainder of the site. 

Also notable within this concept is that structured parking decks could provide opportunities for 
rooftop gardens or green roofs. This could reduce urban heating, reduce stormwater runoff, and 
provide amenities for future residents and workers.  

•
•
•
•
•
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Figure 4.7: GM Site Illustrative Plan B
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This graphic is for illustrative purposes only. It is intended to show one 
possible option for long-term redevelopment of the former GM site. This assumes
that any redevelopment will  only occur when willing landowners sell sites to willing
developers. Furthermore, all building locations and footprints are the artist’s interpretations.
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Create a quality public realm that incorporates water and 
open space throughout. 
The	 incorporation	 of	 water	 and	 open	 space	 into	 the	
redevelopment is critical to establish a distinctive, high-quality 
identity	 that	differentiates	 it	 from	other	 sites	 in	 the	 region	and	
attract	major	employers.	The	vision	provides	these	amenities	by	
establishing	a	spine	of	three	major	green	spaces,	each	with	their	
own	character.	These	include:

The Square,	a	0.8	acre	formal	space	near	the	MARTA	station	
ringed	by	shops	and	featuring	hardscapes,	formally	planted	
trees,	cafes,	and	sculptural	fountains.		
The Green,	a	 less	 formal	3.5	acre	space	with	 large	 lawns	
and	potential	outdoor	performance	space.
Bubbling Creek Park,	an	informal	6.6	acre	space	surround-
ing	the	Bubbling	Creek	spring	and	featuring	a	pond.	

Connecting these spaces, a series of reflecting pools and 
streams is envisioned to aerate water, create a unique design 
feature,	and	symbolically	express	the	use	of	water	in	a	variety	
of	 settings	 ranging	 from	 urban,	 closest	 to	 MARTA,	 to	 a	 more	
natural	condition	at	Bubbling	Creek	Park.	

Promote environmentally sustainability redevelopment.
The	 redevelopment	 of	 the	 GM	 site	 should	 incorporate	 green	
building and site planning techniques to create a model for how 
redevelopment	of	a	 former	 industrial	site	can	actually	 improve	
environmental health. Techniques may include:

Removing	existing	contaminants	on	the	site.
Incorporating	“green”	buildings,	roof	top	gardens,	and	similar	
techniques.
Using	sustainable	stormwater	management	such	as	porous	
paving	or	bio-retention	to	minimize	downstream	erosion	and	
pollution;	these	should	be	incorporate	into	proposed	parks.
Restoring	Bubbling	Creek	to	its	natural	state.
Maximizing	the	use	of	alternatives	transportation,	especially	
walking	and	bicycling,	by	incorporating	existing	bus	service,	
taxi-stands,	reduced	parking	ratios,	car	sharing,	bike	racks,	
and	similar	features.	

Incorporate public facilities into redevelopment.
Depending on the scale of redevelopment, fire stations, schools, 
and	similar	facilities	may	also	be	necessary	to	serve	the	site.	If	
so,	such	should	be	included	in	the	program.
Integrate I-285 transit into the site. 
Once	transit	arrives	at	the	site,	at-grade	transit	integrated	into	
the	new	street	network	is	preferred;	if	this	cannot	occur	the	
transit	should	run	along	I-285	to	avoid	negative	site	impacts.

•

•

•

•
•

•

•
•

The Square could include a 
splash fountain

Transit should be integrated 
as unobtrusively as possible, 
preferably on-street

Curbside bio-swales could 
improve water quality
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Increase housing options, including high-end and affordable units in mixed income communities.
A	 variety	 of	 housing	 types	 should	 be	 provided	 for	 persons	 of	 different	 ages,	 incomes,	 and	 lifestyles.	
However,	 rather	 than	 single-use	 zones	 separated	 by	 unit	 type	 or	 price,	 this	 mix	 should	 be	 carefully	
integrated	into	well-designed	communities.	

Encourage redevelopment of apartment sites into mixed-income multifamily housing.
The study area today lacks high-quality multifamily housing. Its existing apartments represent ideal sites 
to	redevelop	into	higher	density,	mixed-income,	and	mixed-use	housing,	especially	given	their	access	to	
MARTA	rail	and	existing	retail	services.	However,	such	redevelopment	should	only	occur	if	the	proposed	
projects are consistent with this plan; low-quality, auto-oriented apartments are not acceptable. 

Coordinate with Chamblee and DeKalb County on land use planning and redevelopment issues.
Although	 the	 study	 area	 lies	 within	 the	 Doraville	 and	 Chamblee,	 coordination	 between	 these	 two	
communities	and	DeKalb	County	on	 land	use	and	 redevelopment	will	 be	necessary	 to	maximize	 the	
benefits of growth and minimize potential negative impacts.

Land Use Projects

GM site and town center zoning (O-1)
For	the	plan’s	vision	to	become	reality,	zoning	must	established	that	supports	it.	New	form-based	zoning	
should be implemented that is flexible enough to allow developments to adapt to changing market 
conditions,	while	still	ensuring	basic	tenets	of	sound	planning.	Elements	may	include:

Permitting	a	mix	of	uses
Defining urban design standards, such as buildings fronting the street, and side or rear parking
Establishing	sidewalk	standards
Defining architectural and material standards
Requiring usable open space, rather than unusable buffers
Providing quality mixed-income housing incentives
Reducing parking requirement close to MARTA station

Buford Highway zoning (O-2)
Proactive, flexible zoning must also be created along Buford Highway, but it should be crafted in such a 
way	that	recognizes	its	inherent	long-term	auto	orientation.	To	this	end,	some	items	customarily	included	
in	LCI	community	zoning,	such	as	a	complete	prohibition	of	frontal,	may	not	be	appropriate	there.	

GM site rezoning (O-3)
Please see Section 5.2 Zoning and Land Use Changes for details. 

Expanded residential code enforcement (O-4)
Code	enforcement	should	be	expanded	in	neighborhoods	and	multifamily	complexes

GM site redevelopment (O-5)
Please see GM Site Redevelopment Concepts for details. 

Doraville Town Center redevelopment (O-6)
Please see Doraville Town Center Concept for details. 

MARTA property request for proposals (O-6)
As	part	of	the	Doraville	Town	Center	vision,	part	of	MARTA’s	parking	lot	will	have	to	be	redeveloped.	For	
this to happen, it will be necessary for MARTA to issue a request for proposals for said redevelopment. 

•
•
•
•
•
•
•
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Doraville Town Center Concept

The vision for the town center area calls 
for restoring and expanding the walkable, 
pedestrian-oriented core that once existed 
in Doraville. Central to this is introducing 
new streets, parks, and uses. In total these 
represent:

500,000 - 1 million sf of Class A office
150,000 - 250,000 sf of retail
40,000 - 120,000 sf of government/civic
800 - 1,300 Housing units
2 acres of park space

At the heart of this vision lies the proposed 
Town Square, a one-acre park at the site 
of the current police station and ringed with 
office, commercial, or residential uses. To its 
northeast, on the site of the current city hall , 
the plan envisions a new municipal complex or 
private development. . 

In keeping with a desire to promote economic 
growth, the plan also capitalizes on visibility 
from I-285 by placing mid-rise office buildings along Stewart Road, where they provide a major 
employment opportunity. Smaller community-serving offices and retail uses could be scattered 
throughout the area as well, especially along New Peachtree Road and Park Avenue. 

•
•
•
•
•
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This image shows how the proposed Town Square and 
surrounding buildings might look
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Figure 4.8: Doraville Town Center Illustrative Plan

23

13

Bufor
d Hwy

Central Ave

New Peachtre
e Rd

Park Ave

Stewart Rd

King Ave

New Street

C
hestnut D

r

Sh
all

ow
fo

rd
Rd

285

Church St

One-Quarter M
ile  (5

 m
inute

s w
alk

in
g)Town

Square

Town Center Illustrative PlanTown Center Illustrative Plan

0 100 200 300 40050

Feet

Prepared by:
Tunnell-Spangler-Walsh & Associates
with Keck & Wood, Inc. and
Arnett Muldrow & Associates

Prepared for:
City of Doraville

L I V A B L E  C E N T E R S  I N I T I A T I V E

March 2, 2011

This map produced using data provided by the Atlanta Regional Commission, field work by Tunnell-Spangler-Walsh & Associates, and other public sources. Data are not guaranteed.

2 0 1 0  D O W N T O W N  M A S T E R  P L A N

285
About the Illustrative Plan
This plan shows one option for the
configuration of buildings, including:
_500,000 - 1 million sf Class A Office
_150,000 - 250,000 sf Retail
_40,000 - 120,000 sf Government/Civic
_800 - 1,300 Housing Units
_2 acres Park Space

Surface
Parking

P

Ground Floor
Active UsesExisting

Church

Existing
Library

Swimming
Pool

Existing MARTA
Kiss & Ride Area

MARTA Station

Existing MARTA
Bus Area

Pedestrian Bridge
to GM Site

Mid-Rise
Office/

Research

Government
/Civic

Townhouses

Multifamily

Office/Retail

P

P

P

P

P

P

P

This graphic is for illustrative purposes only. It is intended to show one possible option for
long-term redevelopment of the heart of Doraville. This assumes that any redevelopment will 
only occur when willing landowners sell sites to willing developers. Furthermore, all building
locations and footprints are the artist’s interpretations.
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Environmental Policies

Locate new housing, schools, and parks where they will not 
be negatively impacted by air pollution from I-285. 
The	 Framework	 Plan	 envisions	 placing	 such	 facilities	 away	 or	
downwind	of	the	highway	to	minimize	potential	impacts	on	users.	

Promote protection of natural waterways, such as the Nancy 
Creek and Peachtree Creek spring heads. 
Several	springs	and	creeks	exist	 in	the	study	area.	These	should	
be	 protected	 and	 restored	 as	 the	 area	 redevelopments.	 In	 other	
communities,	such	features	have	become	amenities.	

Install labels on storm drains to make people aware of 
impacts on streams. 
Help	make	people	think	twice	before	pouring	chemicals	in	drains.	

Incorporate sustainable development practices. 
New	 public	 and	 private	 buildings	 should	 strive	 to	 meet	 an	
established	standard	for	sustainability,	such	as	LEED	(Leadership	
in	Environmental	and	Energy	Design).

Reduce the environmental impacts of parking. 
Parking	consumes	a	large	amount	of	land,	contributes	to	heating	in	
summer,	and	increases	water	runoff.	Structured	parking	decks	can	
free	up	 land	for	other	uses,	 including	open	space,	while	pervious	
paving can accelerate water infiltration. 

Encourage the use of permeable paving. 
Permeable	 paving	 is	 appropriate	 for	 parking	 and	 hardscape	
pedestrian	surfaces,	where	it	allows	water	to	percolate	into	the	soil	
rather than contributing to runoff and flooding. It can take the form 
of	pervious	materials	or	open	grid	pavers.

Embrace sustainable stormwater management techniques. 
Many techniques exist for managing stormwater in a less damaging 
way.	These	include	use	of	pervious	paving,	bio-swales,	and	rooftop	
gardens, to name a few. These and other techniques should be 
embraced	in	the	greater	Doraville	community.	

Encourage use of renewable energy. 
Renewal	energy	helps	increase	energy	independence	and	reduces	
environmental	impacts.

Minimize exterior light pollution. 
Reducing	light	pollution	saves	energy,	preserves	views	of	the	night	
sky, and benefits wildlife.

Pervious paving allows water to 
pass through it and infiltrate into the 
ground

Doraville’s climate makes it well suited 
to use of solar energy production or 
heating water

Labeling drains will make people 
aware that they lead to creeks
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Support local food production. 
Even	 if	 they	produce	only	a	small	 portion	of	a	household’s	 food,	
community	gardens	and	related	programs	make	a	difference	long-
term	by	changing	society’s	thoughts	about	food	production.

Encourage green roofs. 
Green	roofs	reduce	urban	heating	and	stormwater	runoff.	They	are	
highly	encouraged	in	new	development.

Encourage tree planting on private property, in both existing 
and new development. 
Property	owners	are	encouraged	to	plant	trees	to	ensure	the	long-
term	preservation	of	the	tree	canopy.	

Encourage xeriscaping and native species in all landscape 
design projects. 
Xeriscaping,	where	plant	materials	are	native	to	the	region	and	use	
available	water,	should	be	promoted	in	public	and	private	projects.	

Encourage the use of plants that are native or adaptive to the 
Georgia Piedmont. 
Such plants require less water to irrigate than other species, provide 
food	 for	 native	 birds	 and	 insects,	 and	 are	 more	 tolerant	 to	 local	
temperature	extremes.	

Environmental Projects

Buford Highway corridor and parking lot bio-retention (O-8) 
Bio-retention	 could	 be	 implemented	 along	 Buford	 Highway	 and	
within	 adjacent	 parking	 lots	 to	 promote	 sustainable	 stormwater	
management and improve water quality. Existing parking lots, in 
particular, are a major environmental liability and could be retrofitted 
with ponds or infiltration areas.

Cleaning and restoration of Bubbling Creek and its banks as 
part of establishing a greenway (O-9)

Today	the	banks	of	Bubbling	Creek	are	eroded	and	overgrown	with	
invasive	species	in	some	locations.	They	must	be	restored	before	
creation	of	a	linear	park	or	walking	path	along	it.	

Per Federal law, clean-up of any contamination that might 
exist on the GM site prior to its redevelopment (O-10)
Prior to redevelopment, Federal law requires that any contaminants 
found	on	the	former	GM	site	be	remediated	to	make	it	usable	for	the	
mix of housing, offices, retail, and open space uses envisioned by 
this plan. If clean-up is required, any contaminants found must be 
disposed	of	outside	of	the	City	of	Doraville.	

Community gardens can have many 
positive impacts on Doraville

Existing parking lots could be 
redesigned to include infiltration 
areas for stormwater

Native or adaptive trees, such as 
Shumard Oaks, are good street 
trees
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4.3 Transportation
As	 the	 study	 area	 redevelops	 it	 should	 provide	 a	 range	 of	
transportation	 options.	 In	 addition	 to	 driving,	 the	 area	 should	
encourage	bicycling,	walking,	and	transit	use.	Smooth	and	speedy	
traffic flow should be provided along major arterials and collectors, 
but	local	streets	should	be	focused	on	responding	to	adjacent	land	
uses	 and	 development	 patterns,	 rather	 simply	 moving	 as	 many	
vehicles	as	possible	in	the	shortest	amount	of	time.		

General Transportation Policies

Create a balanced transportation system that does not 
promote one form of travel at the expense of another. 
Although	transit	service	and	sidewalks	exist	in	the	study	area	today,	
it	 is	 overwhelmingly	 auto-oriented.	 However,	 as	 the	 area	 grows,	
it	 must	 do	 so	 in	 a	 way	 that	 expands	 non-vehicular	 facilities	 and	
ensures	that	travel	types	are	balanced	with	the	land	use	vision.	

Use a complete street approach for new or redesigned 
streets.
A	“complete	street”	 is	designed	 to	consider	 the	array	of	potential	
travel	 modes	 and	 how	 each	 mode	 would	 use	 the	 street,	 with	 a	
balance	struck	between	motorized	and	non-motorized	users.		

Create new streets and inter-parcel connections.
As	 the	 area	 grows	 new	 interconnected	 streets	 must	 be	 created	
to	provide	more	 routes	 for	drivers,	bicyclists,	and	pedestrians.	 In	
addition,	where	new	streets	are	not	feasible,	connections	between	
adjacent	properties	should	be	provided	so	people	can	drive,	walk,	
or	bicycle	between	them	without	going	onto	the	adjacent	road.	

Require streets in new developments to connect. 
Where	developments	abut	 land	 likely	 to	 redevelop	 in	 the	next	25	
years,	street	stubs	should	be	built	to	the	property	line	so	that	those	
streets	can	one	day	be	extended	onto	said	property.	Where	a	new	
development	adjoins	an	existing	stub,	it	should	connect	to	it.	

Minimize dead-end streets.
Other	 than	stub	streets	designed	 to	one	day	connect	 to	adjacent	
sites,	 cul-de-sacs	 and	 dead-end	 streets	 should	 be	 minimized	 to	
provide	pedestrian	connectivity	and	support	multimodal	travel.

Support connecting nearby neighborhoods to the study area. 
For	 the	study	area	 to	 truly	be	 the	heart	of	Doraville,	 it	should	be	
accessible	 from	 nearby	 neighborhoods.	 Ideas	 to	 better	 connect	
the	 study	 area	 to	 nearby	 neighborhoods	 with	 improved	 bicycle,	
pedestrian,	 transit,	 and	 roadway	 facilities	 should	 continue	 to	 be	
explored	as	the	community	grows.	

Interconnected streets can greatly 
reduce walking distances

Proposed Street NetworkProposed Street Network
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The plan envisions the creation of 
many new streets, shown here in 
yellow

As the study area grows, the needs 
of cars must be balanced with those 
of other users
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Support access management along Buford Highway.
Access management ensures a smooth traffic flow, reduces 
pedestrian-vehicle conflict, and reduces conflicts between on-street 
bicyclists	 and	 drivers.	 Access	 management	 can	 include	 shared	
driveways,	inter-parcel	access,	alleys,	or	side	street	access.	

Require a transportation management plan for the GM site.
When	 a	 developer	 is	 selected	 for	 the	 GM	 site	 an	 effort	 must	 be	
made	to	ensure	that	its	redevelopment	maximizes	the	use	of	transit,	
walking,	bicycling,	and	carpooling.	This	will	reduce	land	dedicated	
to	parking,	encourage	transit	use	and	promote	physical	activity.	A	
transportation	management	plan	(TMP)	is	an	ideal	tool	for	this.

Vehicular Transportation Policies

Promote shared parking arrangements wherever possible to 
decrease the number of underused parking spaces.
Different	land	uses	have	parking	needs	at	different	times	of	the	day	
and week. Allowing shared parking can make more efficient use of 
land	and	keep	parking	from	sitting	empty.

Promote on-street parking, except on state highways.
On-street	parking	is	important	to	support	retailers	and	create	a	safe	
pedestrian	environment.	It	should	be	maximized	on	existing	streets	
where	possible,	and	incorporated	into	most	new	streets.	

Vehicular Transportation Projects

Buford Highway-Peachtree Boulevard Connector (T-9)
This	project	completes	a	regional	link	from	Buford	Highway	(SR	13)	
to	Peachtree	Boulevard	(SR	141).	It	begins	at	the	Shallowford	Road/
Buford	Highway	intersection,	then	follows	Shallowford	Road	and	a	
new	roadway	to	Peachtree	Road.	From	here	 it	 follows	Peachtree	

When parking is shared, it can reduce 
the amount of paving required

On-street parking should be provided 
on new streets with adjacent 
pedestrian-oriented uses

The proposed Buford Highway-Peachtree Boulevard Connector should have four travel lanes, plus an off-street 
cycle track, sidewalks, street trees, and pedestrian lighting on both sides
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Figure 4.9: Buford Highway-Peachtree Boulevard Connector Option A
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Figure 4.10:  Buford Highway-Peachtree Boulevard Connector Option B
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Railroad Crossing Option Assessment

During	the	planning	process	a	variety	of	options	
for	roadways	crossings	of	the	freight	and	MARTA	
railroad	 were	 explored	 prior	 to	 selecting	 the	
proposed	Buford	Highway-Peachtree	Boulevard	
Connector.	The	following	is	a	summary	of	these	
options.	Please	note	 that	all	of	 these	assume	
no	change	 to	existing	MARTA	facilities	due	 to	
an	estimated	$100	to	$150	million	price	tag.	

Option 1: Reroute Shallowford Road

This	option	would	route	Shallowford	Road	in	a	
northwesterly	direction	just	before	the	existing	
intersection	with	New	Peachtree	Road,	then	use	
a	proposed	bridge	to	cross	the	existing	rail	lines,	
and finally terminate in the GM re-development 
site. This proposed route would require minimal 
right-of-way acquisition and satisfy the need for 
regional traffic movement across the rail lines. 
However it would require future road upgrades 
to Shallowford Road and the reconfiguration 
of	the	New	Peachtree	Road/Shallowford	Road	
intersection.	 Ultimately	 this	 option	 was	 not	
selected	due	to	the	termination	point	of	the	new	
road	within	the	GM	re-development	site.	Redevelopment	options	would	be	reduced	for	the	site	if	a	
new	roadway	entered	at	this	location.

Option 2: New Road from Buford Highway
This	option	would	construct	a	new	road	from	Buford	Highway,	across	from	the	existing	Pinetree	
Plaza	entrance,	to	an	area	just	south	of	the	New	Peachtree	Road/Shallowford	Road	intersection.	
Option	2	includes	a	proposed	bridge	to	cross	the	existing	rail	lines,	and	terminates	in	the	GM	re-
development	site.	This	route	would	directly	connect	existing	major	roads	and	utilize	an	existing	signal	
along	Buford	Highway.	However,	it	would	displace	several	businesses	and	apartments,	leading	to	a	
high	right-of-way	cost.	Also	the	existing	New	Peachtree	Road/Shallowford	Road	intersection	would	
need to be reconfigured to accommodate this new road. In the end this option was not selected for 
the	same	reason	as	Option	1,	that	the	termination	point	of	the	new	road	would	be	within	the	GM	
redevelopment	site	and	would	reduce	the	development	potential.

Option 3: New Road from Buford Highway (Oakmont Ave.)
This	option	would	construct	a	new	road	from	Buford	Highway,	across	from	the	existing	intersection	
with	Oakmont	Avenue,	and	proceed	in	a	northwesterly	direction.	The	route	would	cross	the	existing	
rail	lines	with	a	bridge	terminating	in	the	middle	of	the	GM	redevelopment	site.	This	route	would	
have	frontage	near	the	existing	Flowers	Park	and	ultimately	have	low	right-of-way	impact.	The	route	
would	also	align	with	an	existing	intersection	and	directly	connect	neighborhoods.	The	negative	
impacts	of	this	option	are	the	termination	point	of	the	new	road	within	the	GM	redevelopment	site,	
and	signal	upgrades	to	Buford	Highway.	This	option	was	not	selected	due	to	the	negative	impacts	
it	would	have	on	the	GM	redevelopment	site.
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Option 4: Tunnel Connection from Park Avenue
This	option	would	construct	a	new	tunnel	from	Park	Avenue	in	a	northwesterly	direction	terminating	
in	the	middle	of	the	GM	redevelopment	site.	This	route	would	have	the	smallest	footprint	of	any	
studied, and would require the least amount of right-of-way acquisition. However, this route would 
add a significant amount of traffic to Park Avenue, posing the need for future roadway upgrades 
to	Park	Avenue.		It	would	also	displace	an	existing	MARTA	parking	lot.	In	addition,	although	this	
option	is	positioned	in	the	best	place	topographically,	the	feasibility	of	a	tunnel	from	a	local	street	
is	low.	Ultimately	this	option	was	not	selected	due	to	cost,	the	termination	point	of	the	tunnel	within	
the GM redevelopment site, and the significant improvements that would need to be made to Park 
Avenue.

Option 5: Bridge from Shallowford Road to Peachtree Road (Preferred Route)
This	option	would	construct	a	new	road	from	Shallowford	Road	in	a	northwesterly	direction	connecting	
to	Peachtree	Road,	crossing	the	existing	rail	lines	with	a	proposed	bridge.	This	route	of	the	new	
road	would	follow	along	a	property	line	between	an	existing	apartment	complex	and	a	commercial	
property.	The	proposed	bridge	would	span	over	the	New	Peachtree	Road	and	the	existing	rail	lines	
and	terminate	at	a	vacant	lot	near	Peachtree	Road.	The	proposed	route	would	serve	as	a	regional	
connection	between	two	state	routes	(Buford	Highway	and	Peachtree	Boulevard)	via	Shallowford	
Road and Peachtree Road. The significant advantage of this option is that it remains entirely 
outside the footprint of the GM redevelopment site. Negatively, the increased traffic to Shallowford 
Road and Peachtree Road would require roadway upgrades. Also any impacts on the properties 
adjacent	 to	 the	 bridge	 would	 need	 to	 be	 evaluated	 and	 could	 result	 in	 additional	 right-of-way	
acquisition. This option was chosen as the preferred option for the design of a regional connection 
across	the	existing	rail	lines	due	to	the	low	number	of	negative	impacts,	minimal	restriction	to	the	
footprint	of	the	GM	redevelopment	site,	and	because	it	connects	two	state	routes.

Option 6: Tunnel from Shallowford Road to Peachtree Road
This	option	would	construct	a	new	road	from	Buford	Highway	to	the	intersection	of	New	Peachtree	
Road and Shallowford Road, where a new traffic circle would replace the existing signalized 
intersection. A new road would be constructed from the traffic circle towards the rail lines that would 
use	an	S-curve	to	align	parallel	to	the	tracks	and	drop	in	elevation	and	cross	the	rail	lines	with	a	
new	tunnel.	The	tunnel	would	terminate	on	the	northwestern	side	of	the	rail	lines	in	a	vacant	lot	and	
connect	to	Peachtree	Road.	The	proposed	route	would	serve	as	a	regional	connection	between	
two	state	routes	(Buford	Highway	and	Peachtree	Boulevard)	via	Shallowford	Road	and	Peachtree	
Road.	

Similar to Option 5, the significant advantage of this option is that it remains entirely outside the 
footprint	of	the	GM	redevelopment	site.	However	this	route	would	necessitate	excessive	right-of-
way	cost	and	excessive	construction	cost.	This	option	was	not	the	lead	crossing	option,	but	has	
been	selected	as	an	alternative	if	funding	is	available.	The	deciding	factors	in	the	selection	of	this	
option	as	an	alternate	are	the	direct	connection	of	two	state	routes	and	the	minimal	impact	to	the	
GM	redevelopment	site.
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Road	to	a	new	roadway	connecting	to	Clyde	Drive,	then	follows	Clyde	Drive	to	North	Peachtree	Road,	
ending	at	the	North	Peachtree	Road/Peachtree	Boulevard	intersection.		
The	project	includes	intersection	upgrades	to	Shallowford	Road	at	Buford	Highway	and	North	Peachtree	
Road	 at	 Peachtree	 Boulevard,	 and	 roadway	 upgrades	 to	 Shallowford	 Road,	 Peachtree	 Road,	 Clyde	
Drive	and	North	Peachtree	Road.	It	also	includes	a	bridge	over	the	existing	New	Peachtree	Road/rail	
corridor,	and	connecting	existing	roads	to	the	new	connector.	The	proposed	typical	section	includes	four	
travel	lanes,	two	cycle	tracks,	sidewalks,	street	trees,	lighting	and	other	pedestrian	facilities.

Street realignments (T-10)
These projects would improve traffic flow at misaligned streets and provide intersection signalization.

Realignment	of	Chestnut	Drive	with	Park	Avenue.	(T-10a)	This	would	create	a	centralized	route	for	
pedestrians,	 bicyclists,	 and	 motorist	 from	 the	 Northwoods	 neighborhood	 to	 the	 MARTA	 station.	 It	
would require the acquisition of one business. 
Realignment	of	Clearview	Avenue	with	Jess	Norman	Way.	(T-10b)	This	project	would	eliminate	an	
unsignalized	 intersection	near	 the	 I-285	eastbound	 ramp,	 relieving	congestion	at	 the	 intersection.	
This will also make other proposed projects (free flow right turn ramp) more feasible.

Central Avenue right turn only (T-11)
The	conversion	of	the	Central	Avenue/Buford	Highway	unsignalized	intersection	into	right-turn-only	would	
reduce	congestion	and	improve	safety	by	restricting	vehicles	from	crossing	southbound	Buford	Highway	
traffic.  The project would be most effective when combined with the realignment of Chestnut Avenue with 
Park	Avenue,	giving	motorist	a	signalized	alternative	to	the	left	turn	at	Central	Avenue.

Buford Highway free flow ramp to I-285 eastbound (T-12)
This project would add an isolated on-ramp from Buford Highway into I-285 to reduce traffic storage 
problems	on	Buford	Highway	during	peak	hours.	The	existing	on-ramp	would	need	 to	be	widened	 to	
incorporate	 this;	 it	 could	 be	 combined	 with	 the	 realignment	 of	 Clearview	Avenue	 and	 the	 addition	 of	
another	eastbound	through	lane	from	Motor	Industrial	Way.

Two through lanes on Motor Industrial Way (T-13)
This	project	would	widen	and	restripe	the	existing	eastbound	on-ramp	and	alter	the	signalization	of	the	
Motor	Industrial	Way/Buford	Highway	intersection	to	provide	two	through	lanes	onto	I-285	eastbound.	
This will reduce the traffic storage on Motor Industrial Way in peak hours. 

I-285 exit ramp extension to Creston Drive (T-14)
This project would allow traffic exiting I-285 from the east to continue directly to New Peachtree Road 
rather	than	using	Buford	Highway	and	Longmire	Way	as	a	cut-through.	This	access	will	be	especially	
functional	for	the	large	volume	of	fuel	tanker	trucks	using	the	existing	route	to	get	to	their	destination.	
Traffic on Central and Park Avenues would also be reduced by this direct route to the MARTA station. 

Traffic circle at New Peachtree Road and Shallowford Road (T-15)
This project proposes a traffic circle to improve an existing problematic intersection of New Peachtree 
and Shallowford Roads.  A traffic circle would realign the current skew and create a connection to another 
proposed road from Pinetree Plaza. The traffic circle would include landscaping and pedestrian facilities 
for	a	non-vehicular	route	thru	the	proposed	intersection.

New Publicly funded streets (T-16)
As	the	area	grows,	new	public	streets	must	be	added	to	eliminate	“super	blocks”	and	create	alternate	
routes	to	reduce	congestion.	These	should	be	designed	to	incorporate	bicycle	and	pedestrian	facilities,	
landscaping, and other features specified in the city standards. Locations include:

•

•
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Oakmont	Avenue	west	from	Buford	Highway	to	New	Peachtree	
Road.	(T-16a)	This	project	would	create	a	centralized	route	for	
pedestrians	and	motorist	from	Oakmont	Avenue	to	the	MARTA	
station	 without	 having	 to	 use	 Park	Avenue	 via	 a	 left	 turn	 on	
Buford Highway. It would require the acquisition of two parcels.
Realignment	of	the	Pinetree	Plaza	entrance	and	a	new	street	
to the proposed traffic circle. (T-16b) This project would assist 
in spacing the existing traffic signals along Buford Highway and 
provide	a	direct	access	 to	New	Peachtree	Road.	 It	would	 re-
quire the acquisition of three parcels.
Extend	 Terrell	 Drive	 to	 Peachtree	 Road.	 (T-16c)	 This	 project	
would	eliminate	an	existing	cul-de-sac	and	improve	police	and	
fire department response times because of fewer dead-ends. 
This project would require only one right-of-way acquisition. 
Extend	John	Glenn	Drive	to	Peachtree	Road.	(T-16d)	This	project	
would	eliminate	an	existing	cul-de-sac	and	improve	police	and	
fire department response times because of fewer dead-ends. 
This project would require only one right-of-way acquisition. 
New	street	from	Shallowford	Road	to	Central	Avenue.	(T-16e)	
This	 project	 would	 provide	 a	 mid-block	 route	 for	 pedestrians	
and	vehicles	to	change	cross	streets	between	New	Peachtree	
Road	and	Buford	Highway.	It	would	also	allow	businesses	along	
Buford	Highway	to	have	a	rear	entrance,	possibly	reducing	the	
number	of	existing	driveways	along	Buford	Highway.	The	street	
would require acquisition of several business and apartments.
New	street	from	Flowers	Road	to	redeveloped	GM	site.	(T-16f)	
This	project	would	provide	vehicular	access	from	north	of	I-285	
to	the	GM	site	without	using	Peachtree	Boulevard.	It	could	be	
joined	with	the	proposed	Railside	Path	designed	share	an	ad-
joining bridge. Right-of-way acquisition would be minimal since 
the	majority	of	the	project	area	lies	within	existing	right-of-way.

Wayfinding signage (T-17)
This project would assist pedestrians and vehicular traffic with 
directions	and	 locations	of	prominent	City	of	Doraville	 facilities.	 It	
should not require right-of-way acquisition. 

Georgia Navigator signage (T-18)
This project would add Georgia Navigator traffic status signs on 
Buford	Highway	to	alert	approaching	vehicles	of	the	current	status	
of	 east	 and	 westbound	 I-285.	 On-ramp	 congestion	 would	 then	
be	 limited	by	alerted	vehicles	using	alternate	 routes.	This	project	
should not require any right-of-way acquisition.

Stewart Road to I-285 ramp access (T-19)
This	project	would	provide	vehicles	traveling	on	Stewart	Road	from	
Northwoods	 with	 direct	 access	 to	 the	 eastbound	 I-285	 on-ramp,	
thus	eliminating	the	need	to	enter	Buford	Highway.	It	would	depend	
upon	the	realignment	of	Clearview	Avenue	with	Jess	Norman	Way.

•

•

•

•

•

•

This study recommends major 
changes to Buford Highway at I-285

Wayfinding signs would serve 
pedestrians and motorists

A street paralleling Buford Highway 
would improve roadway operations 
by providing inter-parcel access
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New privately funded streets with redevelopment (T-20)
A	 large	portion	of	 the	study	area	 is	 comprised	of	 the	 former	GM	
site;	therefore	a	majority	of	the	area	will	be	redeveloped	by	private	
entities.	 In	 order	 to	 avoid	 congestion,	 a	 well	 accessible	 street	
network should be designed to the allow traffic flow within the site, 
as	well	as	to	and	from	the	site.	A	general	road	network	is	proposed	
in this report that meets both of these qualifications.

Pedestrian and Bicycle Policies

The	 focus	 for	 pedestrian	 and	 bicycle	 infrastructure	 is	 to	 provide	
safe,	accessible,	and	connected	 facilities.	Primary	considerations	
for pedestrian and bicyclist safety are traffic volumes, design and 
separation, and traffic speed. Lowering speeds on pedestrian-
oriented	streets	is	especially	critical;	as	noted	in	the	Federal	Highway	
Administration	 Pedestrian	 Facilities	 User	 Guide,	 “Speeding	 has	
serious consequences when a pedestrian is involved. A pedestrian 
hit	at	40	mph	has	an	85	percent	chance	of	being	killed;	at	30	mph,	
the	likelihood	goes	down	to	45	percent,	while	at	20	mph,	the	fatality	
rate	 is	only	5	percent.	Faster	speeds	 increase	 the	 likelihood	of	a	
pedestrian	being	hit.		At	higher	speeds,	motorists	are	less	likely	to	
see	a	pedestrian,	and	are	even	less	likely	to	be	able	to	stop	in	time	
to	avoid	hitting	one.”		As	a	result,	the	recommendations	here	focus	
on	improving	walking	and	bicycling	in	areas	most	suitable	to	them.

On existing streets, require new developments to install or 
upgrade adjacent sidewalks.
Recommended	standards	for	new	sidewalks	are	as	follows:

Buford	Highway	and	Peachtree	Boulevard:	Minimum	5	foot	land-
scape	zone	with	breakaway	trees;	minimum	6	foot	sidewalk
New	Peachtree	Road:	8	foot	landscape/parking	zone	with	cano-
py	trees;	6	foot	bike	track;	2.5	foot	buffer;	6	foot	sidewalk
Other	 streets:	 Minimum	 5	 foot	 landscape	 zone	 with	 canopy	
trees;	minimum	6	foot	sidewalk

Due	to	limited	right-of-way,	it	is	likely	that	portions	of	these	sidewalks	
will	fall	on	private	property.	

Provide quality sidewalks on new streets.
These	 should	 include	 a	 minimum	 5	 foot	 landscape	 zone	 with	
canopy	trees	and	minimum	6	foot	sidewalk.	Where	retail	uses	occur	
adjacent	to	the	sidewalk,	wider	widths	are	encouraged.		

Adjacent to commercial uses wider sidewalks are encouraged 
for dining or display. 
The	provision	of	sidewalks	alone	 is	not	enough	to	create	a	place	
where	people	want	to	walk.	Use	of	areas	adjacent	to	the	sidewalk	
for	 commercial	 displays	 or	 cafe	 dining	 can	 activate	 the	 sidewalk	
and	make	walking	more	enjoyable	and	safe.	

•

•

•

Improved pedestrian facilities will 
benefit children 

Wide landscape zones will allow 
trees to grow to a size where they 
can shade pedestrians

In addition to proposed public 
projects, private development should 
upgrade adjacent sidewalks
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Design new buildings to support walking with basic urban 
design elements. 
In	addition	to	outdoor	displays	and	dining,	the	design	of	buildings	
can	 greatly	 impact	 the	 walkability	 of	 an	 area.	 Where	 walking	 is	
desired,	 buildings	 should	 front	 the	 street	 with	 doors,	 windows,	
stoops,	interesting	architecture,	and	active	uses.	

Provide public facilities and buildings that are accessible and 
visitable to persons with disabilities and the elderly. 
All	new	public	 facilities,	 including	parks,	sidewalks,	and	buildings	
should	be	accessible	to	persons	with	disabilities	and	the	elderly.	

Pedestrian and Bicycle Projects

A number of specific sidewalk and trail recommendations have 
been identified to improve multimodal access, connectivity, and 
mobility.	 	 As	 noted	 in	 Part	 2:	 Inventory	 and	 Analysis,	 the	 area	
currently	lacks	a	consistent	sidewalk	or	bicycle	network.	This	plan	
supports	expanding	options	 for	non-motorized	 transportation	and	
providing	a	means	for	 those	 living,	working,	or	going	to	school	 in	
the	area	to	access	nearby	employment,	shopping,	dining,	and	other	
destinations	without	driving.		

Pedestrian facilities (T-1)
These	projects	will	provide	safer	walking	and	support	development,	
which,	 in	 turn,	 will	 encourage	 walking	 and	 transit	 use,	 improve	
public	 health,	 strengthen	 social	 bonds,	 and	 support	 businesses.	
Upgrades	include	curbs	and	gutters,	sidewalks,	pedestrian	lighting,	
landscaping,	street	furniture,	and	other	features.	

New	Peachtree	Road	from	Stewart	Road	to	Flowers	Park.	(T-
1a)	 Improvements	 include	 a	 cycle	 track	 and	 sidewalks,	 land-
scaping,	 pedestrian	 lighting,	 pedestrian	 crossing	 signals	 and	
four traffic signals at Park Avenue, Central Avenue, the MARTA 
parking	deck,	and	Stewart	Road.	The	project	has	already	been	
pre-qualified by the ARC, and requires minimal right-of-way.
Park	Avenue	 from	 New	 Peachtree	 Road	 to	 Buford	 Highway.	
(T-1b)	 Improvements	 include	 sidewalks,	 landscaping,	 pedes-
trian lighting, pedestrian crossing signals and a traffic signal at 
Buford Highway. The project has already been pre-qualified by 
the ARC, and requires minimal right-of-way.
Shallowford	Road	from	Buford	Highway	to	New	Peachtree	Road.	
(T-1c).	Improvements	include	a	cycle	track	and	sidewalks,	land-
scaping,	pedestrian	lighting,	pedestrian	crossing	signals	and	a	
traffic signal at New Peachtree Road.
Peachtree	 Road	 from	 Peachtree	 Boulevard	 to	 Proposed	
Connector.	(T-1d)	Improvements	include	a	cycle	track	and	side-
walks,	landscaping,	and	pedestrian	lighting.

•

•

•

•

The space between buildings and 
the street could be used for outdoor 
dining in walkable areas

Facilities must comply with the 
Americans with Disabilities Act (photo 
courtesy Michael Ronkin)

Buildings should provide ground 
floor doors and windows facing the 
sidewalks
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Buford	Highway	from	Park	Avenue	to	I-285.	(T-1e)	Improvements	include	sidewalk	renovation	and	
bicycle	facilities	to	match	the	adjacent	completed	TE	project.
Church	Street	 from	Central	Avenue	to	Stewart	Road.	(T-1f)	 Improvements	 include	new	sidewalks,	
landscaping,	pedestrian	lighting,	and	sharrow	markings.
King	Avenue	from	New	Peachtree	Road	to	Church	Street.		(T-1g)	Improvements	include	new	side-
walks,	landscaping,	pedestrian	lighting,	and	sharrow	markings.
Jess	Norman	Way	from	Buford	Highway	to	Stewart	Road.	(T-1h)	Improvements	include	new	side-
walks, landscaping, lighting, pedestrian crossing signals, and a traffic signal on Buford Highway.
Stewart	Road	from	Jess	Norman	Way	to	Stewart	Court.		(T-1i)	Improvements	include	new	sidewalks,	
landscaping,	and	pedestrian	lighting.
Chestnut	Drive	from	Buford	Highway	to	Pineland	Avenue.	(T-1j)	Improvements	include	new	sidewalks,	
landscaping,	pedestrian	lighting,	and	bicycle	lanes/path	connecting	to	North	Fork	Peachtree	Creek.
North	Peachtree	Road	from	Peachtree	Boulevard	to	Peachtree	Road.	(T-1k)	Improvements	include			
new	sidewalks,	landscaping,	pedestrian	lighting,	and	sharrow	markings.

•

•

•

•

•

•

•

Proposed pedestrian facilities on New Peachtree Road would narrow the roadway to provide space for off-street, 
one-way cycle tracks and wider sidewalks. The section could also accommodate future on-street parking within the 
proposed landscape zone; this will be essential to vibrant retail.
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Pedestrian improvements on Park Avenue would install sidewalks on the east side, where they are currently missing, 
as well as install trees and lighting on both sides of the streets; sharrow markings for bicyclists are also proposed.

Proposed projects could incorporate 
pedestrian refuges

Standards for street furniture, trees, and lighting (T-2)
This	project	would	develop	citywide	standards	 for	street	sections	
and	 layouts,	 street	 trees,	 and	 street	 furniture.	A	 common	 design	
would	improve	the	community	image	and	promote	local	identity.	
Please see Part 5: Implementation for suggested standards.

Peachtree Boulevard sidewalk improvements (T-3)
This proposed project would fill missing sections of sidewalk along 
both	sides	of	Peachtree	Boulevard.	This	would	create	a	continuous	
route	for	pedestrians	from	I-285	down	to	North	Peachtree	Road.

Walking path along Bubbling Creek (T-4)
This	 path	 would	 provide	 a	 pedestrian	 and	 bicycle	 link	 along	
Bubbling	Creek	from	the	GM	site	to	points	west.	In	doing	so,	it	would	
encourage	access	from	Chamblee’s	neighborhoods	and	downtown	
to	the	study	area.
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Proposed improvements to the intersection of New Peachtree Road and Park Avenue will greatly improve safety 
for bicyclists, pedestrians, and transit users, while supporting the vision for reestablishing a vibrant mixed-use core 
for Doraville

New Peachtree Road: Existing

New Peachtree Road: Proposed
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Proposed improvements to Park Avenue will create a consistent, high quality environment for pedestrians to walk 
from the MARTA station to Buford Highway businesses, the Northwoods neighborhood, and Doraville city offices

Park Avenue: Existing

Park Avenue: Proposed
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Sharrow markings are used where 
there is not room for bike lanes

Pedestrian access to Pinetree Plaza (T-5)
This	project	would	provide	residents	of	the	Northwoods	neighborhood	
and	surrounding	areas	with	a	more	direct	access	to	Pinetree	Plaza	
and	 the	 Buford	 Highway	 corridor.	 Currently	 they	 must	 walk	 an	
extended	route	around	the	shopping	center	to	Oakmont	Avenue	or	
McClave	Drive,	which	does	not	encourage	walking	travel.

Pedestrian Bridge over MARTA (T-6)
This	project	would	provide	pedestrian	access	from	the	town	center	
to	 the	GM	site.	Currently	 only	one	pedestrian	 route	exists	 in	 the	
area,	along	Motor	Industrial	Way.	This	route	would	link	downtown	
Doraville	and	the	MARTA	station	to	the	redeveloped	area	and	make	
the	latter	feel	like	it	is	part	of	the	greater	Doraville	community.
The	 bridge	 should	 also	 incorporate	 direct	 access	 between	 the	
MARTA	station	and	a	proposed	rail	station	to	the	northwest.	

Railside multi-use path over I-285 (T-7)
This	project	will	provide	pedestrian	and	bicycle	access	from	north	
of	I-285,	outside	of	the	study	area,	to	the	GM	redevelopment,	and	
eventually	to	Peachtree	Road	and	downtown	Chamblee.	Currently	
this	trip	can	only	be	made	along	New	Peachtree	Road.	

Bicycle racks at city-owned properties (T-8)
This	 project	 will	 add	 bicycle	 racks	 at	 city-owned	 facilities	 to	
encourage	bicycle	use.	

Transit Policies

Promote transit ridership with increased density, walkability, 
and connectivity.  
For	transit	to	be	effective	development	patterns	must	support	it.	The	
Framework	Plan,	GM	Site	Redevelopment	Concepts,	and	Doraville	
Town	Center	Concepts	do	this	by	
concentrating	 mixed-uses	 in	 a	
walkable,	compact	setting	around	
existing	and	future	transit.	

Support rail transit along I-285 
from the Perimeter business 
district to Doraville. 
Rail	 transit	 along	 I-285	 from	
Doraville	 to	 the	 Perimeter	
business	 district	 is	 essential	
to	 linking	 the	 two	 and	 spurring	
transit-supportive	growth.	Simply	
running	 buses	 in	 the	 corridor	
would	 fail	 to	 accomplish	 this	
because	 they	 have	 not	 been	
shown	 to	 change	 development	
patterns	like	rail	can.		

A cycle track separate bicycles from 
moving cars and pedestrians

A pedestrian bridge, which includes MARTA station modifications, would 
provide a critical link between the GM redevelopment and Doraville’s 
existing town center
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Support rail transit from I-285 north to Gwinnett County. 
Rail	transit	into	Doraville	from	Gwinnett	County	could	further	anchor	
the	 area’s	 position	 as	 a	 highly	 desirable	 business	 address	 by	
improving	non-motorized	access	to	the	community.	

Locate any proposed new transit station west of the existing 
MARTA station on the GM site to avoid costly bridges and 
negatively impacting the town center area.
Transit	along	I-285	to	Doraville	and	its	MARTA	station	will	establish	
the	community	as	a	key	transfer	site.	However,	such	facilities	should	
be	located	west	of	the	existing	MARTA	station,	on	the	former	GM	
site.	Not	only	will	this	maximize	short-term	opportunities	to	create	
transit-supportive	development,	but	it	will	also	minimize	disruptions	
to	the	Town	Center	area.
On	the	GM	site,	transit	should	be	at-grade	and	integrated	into	the	
development	within	or	adjacent	 to	 its	new	streets.	 If	 this	can’t	be	
accomplished	 and	 the	 alignment	 is	 elevated,	 it	 should	 run	 along	
I-285	to	avoid	limiting	redevelopment.	During	the	planning	process,	
strong	public	sentiment	was	expressed	for	the	former	scenario.	
Please see GM Site Redevelopment Concepts for how this might 
be integrated into the site. 

Oppose the use of the former GM site as a transit vehicle 
storage or maintenance yard.
The	GM	site	should	be	developed	in	manner	similar	to	that	shown	
in	the	GM	Site	Redevelopment	Concepts.	It	should	not	be	used	as	
a	rail	yard	or	maintenance	facility.	

Support creating a shuttle connecting Peachtree DeKalb 
Airport, International Village, Chamblee MARTA, Doraville 
MARTA and the Gwinnett Chinatown.
Said	 shuttle	 would	 improve	 connections	 between	 these	 existing	
business	areas	and	expand	transit	options.	

Support a local bus or van for residents that can’t walk.
Said	 service	 could	 pick	 residents	 up	 in	 their	 neighborhoods	 and	
bring	them	to	the	Doraville	Town	Center.	

Support a commuter of intercity rail stop in the study area.
The	proposed	land	use	patterns	and	location	make	the	study	area	
well	 suited	 to	 a	 commuter	 or	 intercity	 rail	 stop.	 Such	 stop	 could	
use	existing	siding	tracks	adjacent	to	the	GM	site,	and	connect	to	
MARTA	via	the	proposed	pedestrian	bridge.	

Provide seamless links between transit and other modes.
Transit	 stations	 should	 include	 bicycle	 parking	 or	 lockers,	 taxi-
stands,	car	sharing,	maps,	and	other	amenities	that	make	it	easy	to	
travel	by	means	other	than	a	car.	 Vans or shuttles can connect 

people to the town center who might 
otherwise not have access to it

New transit should be seamlessly 
integrated into the GM site 

Transit works best where land uses 
are walkable
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Transit Projects

Bus rapid transit on Buford Highway from the Lindbergh 
MARTA to Pleasant Hill Road (T-22)
Bus	 rapid	 transit	 (BRT)	 on	 Buford	 Highway	 would	 provide	 faster	
service	for	patrons	traveling	through	the	area.	It	would	also	reduce	
congestion,	 as	 fewer	 buses	 would	 make	 routine	 stops	 on	 the	
corridor.	A	study	would	evaluate	if	it	is	feasible.

Transit ITS on Buford Highway from Sidney Marcus to 
Pleasant Hill Road (T-23)
The	addition	of	 intelligent	 transportation	(ITS)	systems	to	the	bus	
network	on	Buford	Highway	would	provide	faster	service	to	patrons	
along	the	corridor.		A	study	would	evaluate	if	it	is	feasible.

MARTA on-train announcement updates to highlight positive 
attributes of Doraville (T-24)
A	revised	on-train	announcement	highlighting	the	positive	attractions	
that	Doraville	has	to	offer	would	improve	its	image	and	encourage	
more	visitors.

New MARTA parking deck (T-25)
Concurrent	with	redevelopment	of	the	MARTA	parking	lots,	a	new	
deck	 may	 be	 needed	 to	 replace	 spaces	 that	 would	 be	 lost.	 An	
assessment	would	need	to	occur	at	such	future	time.	

Rail transit from the Perimeter area to Doraville (T-26)
This	project	would	provide	rail	transit	along	the	I-285	corridor,	linking	
the	Perimeter	business	district	to	Doraville.

Rail transit into Gwinnett County (T-27)
This	 project	 would	 provide	 rail	 transit	 along	 I-85	 into	 Gwinnett	
County,	encouraging	more	access	to	Doraville.

BRT on Buford Highway will provide 
buses that operate like trains

New transit stops should provide 
bicycle parking

Artist’s rendering showing a new light rail transit station and pedestrian bridge on the former GM site. The proposed 
bridge would connect to the existing MARTA station.
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The study area should become a 
major employment center

The study area should develop into 
a walkable mix of offices, homes, 
shops, and civic amenities

Biotechnology uses on the former 
GM site could capitalize on access 
to the CDC

4.4 Markets & Economics
In	the	coming	decades,	Downtown	Master	Plan	LCI	study	area	has	
the potential to develop into a high-quality business center similar 
to	 the	 Perimeter	 Center	 or	 Cumberland	 Mall	 areas.	 Like	 these	
places, it should feature a mix of quality retail, employment, and 
housing	 options.	 However,	 unlike	 these	 areas,	 which	 now	 face	
the daunting task of retrofitting their land use and transportation 
patterns	 to	support	walkable,	mixed-use	development	 trends,	 the	
redevelopment	of	 the	 former	GM	site	presents	 the	opportunity	 to	
incorporate	these	features	from	the	beginning	into	a	master	planned	
project	and,	in	doing	so,	position	the	area	for	sustainable	growth.	

The	policies	and	projects	presented	below	are	intended	to	enhance	
the	 business	 environment	 in	 the	 study	 area	 as	 well	 as	 Doraville	
as	a	whole.	The	recommendations	build	on	stakeholder	and	public	
input,	 as	well	 as	market	 research	 that	 looked	at	 retail,	 business,	
and	residential	opportunity	 in	Doraville	and	its	trade	areas.	Some	
recommendations presented here are specifically directed at the 
GM	site,	while	others	are	intended	for	Doraville’s	core	and	Buford	
Highway	area.	

Market & Economic Policies

Establish a unique market image that complements, rather 
than competes with nearby business centers in Buckhead, 
Perimeter/Dunwoody, and Tucker.
Doraville exists in a dynamic area and has significant competition 
from	 nearby	 business	 centers	 that	 are	 larger	 and	 more	 modern.	
Doraville	must	create	its	own	identity	with	respect	to	these	nearby	
centers. It must focus on its strengths and unique character, pursuing 
redevelopment	that	is	distinctive	within	the	larger	market.

Target industries to locate in the proposed GM redevelopment 
or technology village.
Business	recruitment	efforts	should	target	key	large	employers	to	
locate	in	the	redeveloped	GM	site,	including:

Corporate headquarters
Medical,	biotechnology,	and	life-science	industries
Data	centers
Green	technologies

Continue to promote a diversity of businesses, 
entrepreneurship, and ethnic investment, particularly along 
Buford Highway. 
Doraville	has	historically	been	a	 location	for	ethnic	entrepreneurs	
and	small	 businesses,	 resulting	 in	unparalleled	diversity	of	uses,	
people,	and	cultures.	The	community	should	not	only	celebrate	and	
promote	this	diversity,	but	also	ensure	that	the	business	environment	
continues	to	support	this	level	of	multicultural	investment.

•
•
•
•
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Promote “economic gardening” efforts to encourage growth of start-up businesses, while also 
attracting new businesses and investment.
Economic	gardening	tactics	are	often	employed	in	communities	that	have	lost	major	employers,	or	lack	
the	resources	 to	 facilitate	 traditional	economic	development	 focusing	solely	on	recruitment.	 	Doraville	
should promote similar techniques that create an environment that cultivates homegrown entrepreneurs. 
The	foundation	of	economic	gardening	is	based	on:

Providing	access	to	information,	competitive	intelligence	and	market	research.
Building an infrastructure for entrepreneur investment by enhancing quality of life.
Creating connections between businesses, linking firms to interact and exchange information.

Economic gardening programs are more grass roots in nature, often focusing on specific targeted business 
types	and	their	needs.	The	State	of	Georgia	provides	economic	gardening	resources,	and	a	number	of	
Georgia	communities	are	creating	programs.	More	information	can	be	found	at	Georgia.org.

Recruit businesses that capitalize on transportation assets and Doraville’s international 
character. 
With	MARTA,	 two	 interstates,	and	PDK	and	ATL	airports,	Doraville	 is	perhaps	better	 connected	 than	
any	other	community	to	metro	Atlanta	and	beyond.	When	coupled	with	the	international	identity	of	the	
community,	Doraville	has	the	ability	to	target	businesses	that	have	the	need	to	reach	a	worldwide	market,	
with	a	desire	to	locate	in	a	community	with	global	character.

Promote locally owned and operated businesses that cater to the local community, focusing on 
those needs identified in the market analysis. 
Given	the	current	economic	climate	as	well	as	the	tremendous	amount	of	regional	retail	offerings,	the	
market	research	shows	limited	opportunity	for	new	retail	in	the	short	term.	Therefore,	business	recruitment	
and	support	efforts	should	be	twofold:

In	the	short	term,	focus	on	the	local	base	by	marketing	existing	businesses	to	local	customers,	while	
also recruiting those businesses that are identified as needed in the market research (health and 
personal	care	stores,	pharmacy,	hardware,	appliances).	Support	existing	businesses	while	creating	
local	loyalty	through	marketing.
In	the	mid	to	long-term,	as	development	opportunities	arise	per	this	plan,	focus	on	the	recruitment	of	
unique destination based businesses that will draw from the greater metro region, yet are not located 
within	nearby	competitive	markets.	

Make surplus government land available for redevelopment. 
Doraville	has	underutilized	publicly	owned	land	in	key	locations	throughout	the	study	area,	some	of	which	
has	redevelopment	potential.	It	should	promote	any	surplus	land	for	development	through	marketing	the	
space,	as	well	as	creating	an	environment	for	investment	(infrastructure	improvements,	incentives).

Coordinate redevelopment with key partners such as GDOT, MARTA, DeKalb County, and the 
State of Georgia. 
The	potential	of	the	GM	site	as	well	as	the	remaining	study	area	is	of	tremendous	scale,	and	Doraville	does	
not	have	the	resources	to	facilitate	redevelopment	on	its	own.	It	must	rely	on	its	local,	state,	and	political	
partners	to	see	the	plan’s	vision	materialize.	Doraville	should	create	a	structure	where	a	coordinated	and	
systematic	effort	to	implement	the	recommendations	of	this	plan	occurs,	with	its	partners	having	both	an	
ownership as well as specific responsibilities outlined in the plan.

•
•
•

•

•
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Engage GM more actively in redevelopment activities.
The	City	and	its	partners	must	more	actively	engage	GM	in	the	redevelopment	of	its	site,	creating	direct	
lines	of	communication	between	the	property	owner,	local	governments,	developers,	and	planners.	This	
should	include	negotiating	with	GM	for	a	reduced	price	for	the	sale	of	the	former	plant.

Engage state and federal leaders to lobby for special activities to incentivize new investment.
Doraville	 must	 work	 with	 state	 and	 federal	 agencies,	 including	 Georgia	 Department	 of	 Economic	
Development	and	Georgia	Power,	to	build	an	incentive	package	to	recruit	investment	and	employment.	
Doraville should use its political resources to lobby elected officials for opportunities to provide these.

Promote multicultural understanding through events programming. 
Doraville	is	truly	a	melting	pot	of	cultures,	businesses,	and	traditions.	With	so	many	groups	of	people,	
there	is	the	potential	to	have	separation	between	the	communities.	The	best	way	to	support	a	common	
understanding is to celebrate Doraville’s different cultures by creating unique and dedicated events that 
bring	locals	together,	while	also	promoting	Doraville’s	diversity	to	the	metro	Atlanta	market.

Market & Economic Development Projects

Flexible, user-friendly zoning that simplifies the entitlement process by establishing a clear 
understanding of the city’s expectations for development (O-1)
Doraville	should	look	to	simplify	its	existing	zoning	code,	encouraging	a	better	mix	of	businesses,	while	
providing developers and investors a clear understanding of what is required of them. A more flexible 
code	that	mirrors	the	vision,	mixture	of	uses,	and	design	recommended	in	this	LCI	plan,	will	encourage	
rather	than	hinder	a	developer’s	ability	to	build	viable,	creative	projects	that	meet	the	goals	of	the	plan.

GM site job recruitment (O-11)
From	1947	 to	2008,	 the	GM	site	had	been	a	 location	 for	 jobs	and	should	continue	 to	be	 targeted	as	
a receiving area for employment, as well as other uses. Long-term employment targets for office and 
industry should be corporate headquarters, biotechnology and high-tech industries, as well as medical 
and	 life	 sciences.	Short-term	 recruitment	 can	 focus	on	 those	businesses	 that	 can	utilize	 the	existing	
buildings	on	the	site,	prior	to	its	full	redevelopment.

“Micro-enterprise” program to provide seed capital for small businesses (O-12)
Small business programming can help grow or recruit independent businesses to a community, while filling 
vacant	or	underutilized	spaces.	Doraville	should	consider	creating	a	program	to	provide	seed	capital	for	
new business through financial incentives. Programming could include training for business and financial 
planning, marketing, etc., and could even incorporate a business incubator or shared office space. 
Doraville	would	need	to	partner	with	other	agencies	and	institutions	to	accomplish	many	of	these.

Business license abatement.	Forgiving	annual	business	licenses	or	other	fees	for	targeted	busi-
nesses	supported	by	this	study.	
Business Planning.	 Sponsoring	 an	 annual	 business	 planning	 competition	 whereby	 one	 or	 more	
business	owners	with	sound	business	plans	could	receive	a	small	grant.	
Local grants.	Many	communities,	often	through	a	downtown	development	authority,	sponsor	small	
façade,	 general	 improvement,	 or	 even	 utilities	 grants	 to	 assist	 existing	 businesses	 improve	 their	
property,	thus	making	it	more	marketable.
Revolving Loan Funds. Doraville can approach local banks and private non-profits to create low-
interest	revolving	loan	pools	for	business	startups,	physical	improvements,	and	down	payment	as-
sistance	for	new	businesses.

•

•

•

•
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Marketing assistance.	Small	marketing	grants	of	$500	or	less	
can	be	helpful	 in	producing	a	sign,	 radio	advertising,	website	
development,	or	other	activities.	
Business incubator or shared office space.	Doraville	should	
seek	partnerships	with	DeKalb	County,	businesses,	and	nearby	
institutions	of	higher	education	to	create	a	small	business	incu-
bator	 in	the	study	area.	 Incubators	focus	on	entrepreneurship	
by providing support services such as low-cost office space and 
infrastructure,	as	well	as	business	training	and	support	oppor-
tunities.	The	recently	vacated	Center	for	Pan	Asian	Community	
Services	should	be	studied	as	a	potential	location.

Creation of “Technology village” west of the GM site to reflect 
existing land use patterns, existing large buildings, and 
proposed future access (O-13)
As identified on the Framework Plan, the area between Peachtree 
Road	and	New	Peachtree	Road	can	be	developed	as	a	technology	
village.	The	area	currently	has	a	number	of	service	and	light	industrial	
uses,	and	can	be	a	future	receiving	area	for	new	high	tech	industrial	
start-up	 businesses	 that	 utilize	 existing	 buildings	 and	 improved	
infrastructure.	The	village	can	be	a	location	for	a	workforce	training	
facility	geared	towards	targeted	and	high-tech	businesses,	as	well	
as	a	tech	business	incubator.

Expanding Doraville’s existing logo and tagline into a 
comprehensive brand identity and marketing strategy (O-14)
A	 community	 brand	 is	 not	 simply	 a	 logo	 and	 tagline.	 Rather,	 it	
is a graphic identity with a unique style, theme, color palette, 
typography,	 and	 overall	 message	 applied	 to	 a	 broader	 system	
positioning a community as a unique and special place. Doraville 
can	make	a	strong	statement	as	a	place	of	diverse	cultures,	with	
a	spirit	of	entrepreneurship	that	has	seen	people	of	all	races	and	
nationalities	chose	Doraville	as	a	place	to	 invest.	That	position	 is	
beginning	 to	 emerge	 in	 the	 multicultural	 nature	 of	 Doraville’s	 existing	 logo,	 and	 tagline	 of	 “Diversity,	
Vitality,	Community”.	Doraville	should	expand	this	statement	by	focusing	on:

Quality of Life.	Positioning	Doraville	as	a	diverse	and	welcoming	place	with	a	family	atmosphere.
Economic Opportunity.	Focusing	on	Doraville’s	advantages	of	location,	infrastructure,	diversity,	and	
investment	potential.

Ultimately, Doraville should create a comprehensive system by first extending the current graphic identity 
to	 existing	 events,	 partner	 agencies,	 and	 collateral,	 followed	 by	 creating	 new	 marketing	 collateral	 to	
promote	the	community	to	a	larger	overall	market.

Community Improvement District (O-15)
Doraville	 should	 pursue	 a	 Community	 Improvement	 District	 (CID)	 to	 help	 fund	 public	 infrastructure	
improvements	and	marketing	along	Buford	Highway	and	in	the	remainder	of	the	LCI	study	area.	For	a	
CID	district,	property	owners	within	a	geographically	designated	area	would	vote	to	impose	a	self-tax.	
The	funds	would	be	collected	by	the	taxing	authority	and	administered	by	a	board	of	directors	elected	by	
the	property	owners	within	the	district.	The	funds	are	then	used	to	pay	for	or	bond	public	improvements.

•

•

•
•

The brand system in Newark, DE, 
includes a graphic identity and tagline 
applied to specific collateral

Dedicated business development 
site in Buena Vista, VA
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Branded wayfinding system (O-16)
A	hierarchical	system	of	signage	should	be	implemented	directing	residents	and	visitors	to	civic,	cultural,	
recreational, and commercial resources. A typical wayfinding system utilizes a community’s marketing 
brand	graphics	and	includes	gateways,	vehicular	and	pedestrian	trailblazers	(directional	signage),	street	
banners, district & parking signs, building markers, and informational kiosks. Wayfinding systems should 
be	designed	to	be	an	attractive,	yet	functional	means	of	moving	people	throughout	a	community.

Brochure to market Doraville’s LCI vision to developers (O-17)
Doraville	 should	 create	 a	 plan	 brochure	 that	 is	 used	 market	 the	 plan,	 its	 vision	 and	 implementation	
strategies	 to	 potential	 investors,	 employers,	 state	 leaders	 and	 representatives	 of	 potential	 funding	
agencies.	The	brochure	should	be	formatted	as	a	graphic	intensive	executive	summary	of	the	plan,	and	
can be distributed whenever a local official meets with prospects or other agencies.

Economic development focused marketing materials (O-18)
Due	to	its	strategic	location	and	wealth	of	infrastructure,	Doraville	has	a	tremendous	opportunity	to	market	
itself	 for	 economic	 development.	 When	 the	potential	 of	 the	GM	site	 is	 added,	 as	well	 as	 the	nearby	

Examples of branded signs from a comprehensive wayfinding system in Gaffney, SC
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institutional	assets	such	as	the	CDC	and	Emory	University,	this	economic	development	position	has	a	
depth that makes Doraville one of the most significant economic development locations in the Southeast. 
The	fact	that	Doraville	has	been	a	receiving	ground	for	ethnic	investment	and	entrepreneurship	makes	its	
position	even	more	multi-faceted.	Most	communities	like	Doraville	do	not	have	the	capacity	or	expertise	
to	 pursue	 economic	 development,	 and	 generally	 rely	 on	 industrial	 authorities	 or	 county	 economic	
development	commissions	for	marketing.	Considering	the	sheer	scale	of	Doraville’s	potential,	it	must	get	
actively	involved	in	promoting	its	economic	and	investment	opportunities.	

Business Recruitment Package.	A	business	recruitment	brochure	should	be	prepared	as	a	more	
comprehensive	 marketing	 package.	This	 would	 include	 inserts	 with	 demographics	 and	 workforce	
information,	market	research,	incentive	programs,	available	properties,	and	target	industry	ads.
Dedicated Economic Development website.	A	dedicated	website	for	economic	development	should	
be	created	to	present	Doraville’s	tremendous	advantages,	as	well	as	distill	all	other	relevant	informa-
tion	to	potential	investors	and	new	businesses.	The	site	should	have	its	own	address	and	not	simple	
be	a	page	on	the	City’s	site.	
Testimonial Ads.	Doraville	can	solicit	testimonials	from	local	businesses	and	investors	who	chose	the	
community	as	a	place	to	operate	their	business.	As	Doraville	brings	in	additional	businesses,	new	testi-
monials	can	be	created	that	detail	from	the	businesses’	perspective,	why	Doraville	is	a	place	to	invest.
Property sheets for key development sites.	 In	addition	 to	 the	GM	site,	Doraville	has	a	number	of	
underdeveloped	or	vacant	sites	and	spaces.	A	template	should	be	made	as	a	one-page	property	sheet	
highlighting	individual	sites	with	the	greatest	potential.	The	property	sheets	can	be	print	and	web	based,	
and	should	include	all	relevant	information	including	size,	cost,	condition,	infrastructure,	zoning,	etc.
Consistency of materials.	It	is	critically	important	that	all	economic	development	materials	be	consistent	
in	their	design	and	overall	message.	This	ensures	that	Doraville	is	creating	a	brand	identity	with	a	strong	
message	of	its	economic	development	potential.

Consideration of establishing a Tax Allocation District on GM site (O-19)
Tax	allocation	districts	 (TADs)	are	 innovative	ways	 to	pay	 for	public	 infrastructure	 improvements	 that	
spur	private	development	within	a	study	area.	They	are	most	effective	when	a	private	sector	project	is	
eminent,	or	when	a	key	area	such	as	 the	GM	site	has	redevelopment	potential.	Doraville	 is	currently	
working	to	establish	local	legislation	authorizing	it	to	exercise	its	redevelopment	powers	and	create	TADs.	
Once	complete,	 it	would	 then	create	and	approve	a	 redevelopment	plan	 that	outlines	public	projects,	
private investment projections, and increment estimates. A successful TAD will require the cooperation of 
DeKalb	County	and	the	Board	or	Education,	as	well	as	the	general	public.	

Establishment of an Opportunity Zone to provide state job credits to new or expanding 
businesses in the study area (O-20)
With	the	GM	site	being	a	future	receiving	area	for	new	employment	uses,	Doraville	should	establish	an	
Opportunity	Zone	providing	an	 incentive	 for	business	 investment.	Doraville	would	designate	a	district	
based	on	criteria	established	by	the	State	Department	of	Community	Affairs.	Once	established,	new	or	
existing	businesses	that	create	two	or	more	jobs	can	receive	tax	credits	of	$3,500	per	job.	With	many	
other	communities	across	the	metro	area	designating	these	zones,	it	is	even	more	important	for	Doraville	
to	do	the	same	to	remain	competitive	for	economic	development.

Creation of a downtown development authority for the City of Doraville (O-21)
Established	through	local	law,	a	downtown	development	authority	(DDA)	would	focus	on	the	revitalization	
and redevelopment of downtown business districts by planning and financing projects to promote trade, 
commerce,	industry,	and	employment.	In	Doraville’s	case,	the	district	would	likely	include	the	municipal	
core	as	well	as	commercial	areas	along	both	Buford	Highway	and	New	Peachtree.	A	DDA’s	structure	

•

•

•

•

•
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is	 outlined	 in	 Georgia	 Downtown	 Development	 Authority	 Law,	
which	gives	the	body	the	power	to	conduct	a	number	of	economic	
development activities. These can include property acquisition 
and	disposition,	applying	 for	 federal	and	state	grants,	 long-range	
planning,	and	other	activities	that	Doraville	does	not	currently	have	
the	capacity	to	do.

Economic Development Commission (O-22)
Prior	to	establishing	a	DDA,	Doraville	should	set	up	an	economic	
development	 commission	 (EDC)	 with	 an	 advisory	 board	 per	 the	
guidelines	established	for	the	“Entrepreneur	Friendly”	designation	
from	the	Georgia	Department	of	Economic	Development.	The	EDC	
should be made up of business owners, residents, public officials, 
and	other,	not	unlike	the	LCI	Core	Team.	

Small business tool kit (O-23)
The	proposed	DDA	or	economic	development	commission	should	
create	a	small	business	toolkit	and	pamphlet	in	various	languages	
on	how	to	do	business	in	Doraville.	Many	residents	and	business	
owners	come	 from	countries	 fraught	with	government	corruption.	
The	 toolkit	 could	 communicate	 what	 is	 expected	 out	 of	 them	 as	
responsible	business	owners	and	what	they	can	expect	out	of	the	
City	as	a	responsible	government.		

Streamlined permitting (O-24)
The	 proposed	 DDA,	 EDC,	 and	 related	 boards	 should	 work	 to	
streamline	permitting	and	licensing.	

Expedited plan review (O-25)
Expedited	 plan	 review	 can	 be	 a	 major	 boon	 for	 redevelopment.	
Doraville	 should	 establish	 protocols	 wherein	 projects	 consistent	
with the vision of this plan are approved more quickly than others. 

Reenergizing the Doraville Business Association (O-26)
Similarly,	Doraville	should	look	to	other	partners	to	facilitate	this	plan	
and	 revitalization.	The	Doraville	Business	Association	 (DBA)	was	
established	to	represent	businesses	and	organizations	that	want	to	
promote	and	do	business	in	the	community.	A	membership	driven	
organization	led	by	a	board	and	volunteers,	the	DBA	has	become	
less	active	 in	 recent	years.	The	DBA	should	be	 reenergized	with	
two specific responsibilities related to this plan.

Facilitating	cooperative	marketing	and	advertising,	networking,	
and	providing	a	common	voice	for	small	business	interests	and	
communication	with	city	government.
Partnering	 with	 business,	 civic,	 and	 cultural	 organizations	 to	
provide business development and support specifically to eth-
nic	businesses	within	the	community.	

•

•

A farmer’s market advertisement in 
Purcellville, VA

A shopping and dining guide in 
Purcellville, VA

User-friendly zoning can encourage 
the right type of redevelopment
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Marketing materials highlighting existing businesses (O-27)
Print	 and	 web	 brochures	 are	 effective	 in	 promoting	 individual	
businesses,	 both	 to	 visitors	 and	 locals.	 Doraville	 should	 create	 a	
shopping	and	dining	guide	highlighting	area	businesses.	A	similar	
but	separate	guide	can	be	created	for	locals	that	maps	out	grocery	
stores	 and	 other	 basic	 needs.	 It	 is	 important	 that	 any	 marketing	
material	utilizes	Doraville’s	marketing	brand,	and	that	all	materials	
are	consistent	in	design.

Doraville marketing publication that promote cross-cultural 
patronage of existing businesses (O-28)
Similarly,	a	guide	should	be	created	geared	to	locals	that	celebrates	
Doraville’s	multi-cultural	business	environment,	and	promotes	cross-
cultural	patronage	of	these	businesses.

Event to promote area restaurants and the Farmers Market 
(O-29)
Doraville’s	multiculturalism	is	one	of	its	greatest	assets,	and	its	variety	
of	food-based	businesses	and	restaurants	is	a	testament	to	this.	Doraville	should	create	an	annual	event,	
featuring	local	restaurants	and	cultures.	The	event	would	not	only	target	the	metro	region	to	come	sample	
the culture and flavor of Doraville, but also promote patronage from local residents.

Workforce training for area residents geared towards target industries (O-30)
Doraville	 should	 partner	 with	 area	 institutions	 of	 higher	 education,	 the	 Small	 Business	 Development	
Center,	 Georgia	 Department	 of	 Economic	 Development,	 and	 private	 industries	 to	 provide	 workforce	
training	to	support	targeted	industries	(medical,	biotech,	life	science,	data	centers,	green	technology).	The	
Park	Avenue	property	owned	by	the	City	and	recently	vacated	by	the	Center	for	Pan	Asian	Community	
Services	could	potentially	be	a	 location	 to	house	 this	 training,	as	well	as	other	uses	such	as	a	small	
business	incubator.

Georgia Foreign Trade Zone (O-31)

The	Georgia	Foreign	Trade	Zone	(GFTZ)	exists	to	help	Georgia	businesses	compete	internationally	by	
deferring	or	reducing	customs	duties,	processing	fees	and	international	trading	operation	costs.	It	goes	
hand-in-hand	with	the	proposed	Opportunity	Zone,	and,	in	fact,	some	of	the	criteria	for	establishing	them	
are	the	same.

Sister City program (O-32)
The	 Sister	 Cities	 program	 began	 in	 1956,	 when	 a	 people-to-people	 citizen	 diplomacy	 initiative	 was	
proposed	by	President	Dwight	D.	Eisenhower,	as	part	of	 the	League	of	Nations.	 In	1967,	as	a	 result	
of extraordinary growth of the program, the Sister Cities Initiate (SCI) became a separate, nonprofit 
organization.	Doraville’s	involvement	in	the	program	would	foster	global	cooperation	and	understanding,	
cultural	awareness	and	economic	development	through	its	sister	city	relationships	with	municipalities	in	
other	countries.

Foreign holiday commemoration (O-33)
Doraville	should	continue	to	commemorate	foreign	national	holidays	with	public	proclamation	ceremonies,	
especially	 for	 the	nations	with	consulates	here	 in	Atlanta	as	well	as	other	major	 trade	nations	with	a	
significant ethnic presence in the area. As the area redevelops, such efforts could establish Doraville as 
an	ideal	location	for	consulates	and	foreign	trade	organizations	to	concentrate.	

A cooperative local loyalty campaign 
created for Leesburg, VA, includes a 
website, frequent shopper card, and 
advertisements for local businesses.
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Internet marketing program for economic development (O-34)
Each	 year,	 the	 internet	 becomes	 an	 increasingly	 important	 economic	 development	 tool.	 The	 City	 of	
Doraville	should	embrace	this	 trend	and	establish	a	website	 targeted	towards	economic	development	
efforts.	

City of Doraville GIS system (O-35)
Accurate	 geographic	 information	 systems	 (GIS)	 mapping	 is	 critical	 to	 economic	 development	 and	
governance.	 Currently	 Doraville	 relies	 on	 DeKalb	 County	 for	 said	 services,	 which	 unnecessarily	
complicates the process and makes it difficult to provide accurate, up-to-date mapping to for public or 
private	use.	
To	remedy	this,	Doraville	should	follow	the	path	of	Decatur	and	other	DeKalb	County	cities	and	began	
to	manage	their	own	mapping	by	establishing	a	GIS	system.	The	exact	nature	of	said	system	could	take	
many	forms,	and	the	City	should	explore	all	options	and	associated	costs	before	determining	which	is	
ideal.	
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4.5 Urban Design & Historic Resources
As	public	and	private	investment	occurs,	attention	to	design	will	be	
critical	to	creating	a	place	with	a	strong	identity	and	lasting	value.	
Central	to	this	will	be	building	on	the	area’s	history,	while	recognizing	
that	 its	 future	 must	 incorporate	 timeless	 place-making	 principles	
from	the	best	town	and	city	centers	across	the	region.	

Urban Design & Historic Resource Policies

Require good urban design standards in most area.
Basic elements of urbanism should be required for all new 
developments.	These	include:

Buildings	built	close	to	the	street
Doors	accessible	from	the	sidewalk	along	key	walking	streets
Active ground floor uses
Storefronts,	stoops,	and	porches	along	the	sidewalk
Pedestrian-scaled	signs
Front	yards	used	for	pedestrian	purposes	such	as	outdoor	din-
ing,	landscaping,	or	porches
No	gated	communities	surrounded	by	fencing,	or	private	streets	
that	do	not	connect	to	surrounding	streets
Parking	 to	 the	 side	 or	 rear	 of	 the	 building,	 except	 on	 major	
streets	 (e.g.	 Peachtree	 Boulevard	 or	 Buford	 Highway)	 where	
some	frontal	parking	is	appropriate	

These	should	be	incorporated	into	proposed	zoning	updates.	

Support architectural standards that allow a variety of styles, 
but require good design.
Buildings	should	not	be	restricted	to	one	particular	style,	but	they	
should utilize quality materials. Façades faced in brick, stone, 
and	similar	materials	are	preferred	for	commercial	and	mixed-use	
buildings,	while	a	greater	range	is	appropriate	for	residential.	

Develop a town center with civic, open space, and diverse 
commercial uses connected by a pleasant pedestrian 
environment within a convenient walk of the MARTA station.
Please see the Town Center Concept on pages 94 and 95.

Promote relocation of power lines off of New Peachtree Road.
Utility	 relocation	 is	 expensive,	 but	 should	 be	 a	 long-term	 priority	
along	Doraville’s	future	“Main	Street.”

Encourage the preservation of the area’s few remaining 
historic buildings and façades.
Doraville	only	has	a	handful	of	remaining	historic	buildings.	These	
should	be	preserved	and	incorporated	into	new	development.	

•
•
•
•
•
•

•

•

Buildings must be designed in a way 
that creates a sense-of-place

Where sidewalk shopping is desired 
buildings must front the sidewalks

This historic home in Decatur, GA, 
has been converted to retail use
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Incorporate art, monuments, and memorials in public spaces. 
The	installation	of	a	variety	of	art	projects	in	proposed	streetscape	
projects	and	open	spaces	should	enliven	them	and	provide	interest.	
Partnerships	with	local	artists	are	encouraged.

Create pocket parks with intersection improvements or road 
construction, especially where unbuildable sites remain.
Proposed	transportation	projects	will	create	a	variety	of	opportunities	
for	small	pocket	parks.	

Incorporate Crime Prevention through Environmental Design 
(CPTED) Principles.
Design can support or discourage crime. Techniques that minimize 
opportunities	for	crime	and	support	policing	should	be	incorporated	
into	new	projects.	Please	see	pages	124	and	125	for	details.		

Avoid corporate prototype architecture.
Chains	have	an	important	role	in	the	area’s	future,	but	their	design	
should	respond	to	the	future	vision.	Generic	prototype	architecture	
is discouraged in favor of designs that reflect traditional materials, 
styles,	and	building	placement	found	in	Georgia’s	town	centers.	

Urban Design & Historic Resource Projects

GM site and town center zoning (O-1)
The	 proposed	 zoning	 should	 incorporate	 design	 standards	 that	
ensure appropriate design and quality.
Please see Land Use Projects for more details.

Buford Highway zoning (O-2)
The	 proposed	 zoning	 should	 incorporate	 design	 standards	 that	
ensure appropriate design and quality.
Please see Land Use Projects for more details.

Design guidelines (O-36)
Design standards should be established to improve the quality of 
development.	They	should	balance	the	economics	of	development	
with the need for quality design to ensure they do not stifle growth. 

Historic signs and markers in the study area (O-37)
Historic	markers	would	convey	the	study	area’s	history.

Gateway features 
Install	signs	or	public	art	at	key	locations,	including:

Shallowford	Road	and	Buford	Highway	(O-38)
New	 Peachtree	 Road	 and	 Shallowford	 Road,	 perhaps	 in	 the	
proposed traffic circle (O-39)
I-285	and	Buford	Highway	(O-40)
MARTA	entrances	at	Park	and	Central	Avenues	(O-41)

•
•

•
•

Most chain businesses will vary their 
prototype when required by zoning

Gateway features can be large 
structures, such as this, or simpler 
landscaping or signs

Public art and design projects could 
recall Doraville’s industrial past
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Crime Prevention through Environmental Design

The	following	summarizes	elements	of	crime	prevention	through	environmental	design	(CPTED)	
principles.	It	was	compiled	using	information	from	wikipedia.com	accessed	on	May	20,	2010.	

CPTED is a multi-disciplinary approach to deterring criminal behavior through design. Its strategies 
rely upon the ability to influence offender decisions that precede criminal acts. Research into 
criminal behavior shows that the decision to offend or not to offend is more influenced by cues to the 
perceived risk of being caught than by cues to reward or ease of entry. Consistent with this research, 
CPTED strategies emphasize enhancing the perceived risk of detection and apprehension.

Natural surveillance
Natural surveillance increases the threat of apprehension by taking steps to increase the perception 
that people can be seen. Natural surveillance occurs by designing the placement of physical 
features, activities and people in such a way as to maximize visibility and foster positive social 
interaction among legitimate users of private and public space. Potential offenders feel increased 
scrutiny and limitations on their escape routes.

Place windows overlooking sidewalks and parking lots. 
Leave window shades open. 
Use passing vehicular traffic as a surveillance asset. 
Create landscape designs that provide surveillance, especially in proximity to designated points 
of entry and opportunistic points of entry. 
Use the shortest, least sight-limiting fence appropriate for the situation. 
Use transparent weather vestibules at building entrances. 
When designing lighting, avoid poorly placed lights that create blind-spots for potential observ-
ers and miss critical areas. Ensure potential problem areas are well-lit: pathways, stairs, en-
trances/exits, parking areas, ATMs, phone kiosks, mailboxes, bus stops, children’s play areas, 
recreation areas, pools, laundry rooms, storage areas, dumpster and recycling areas, etc. 
Avoid too-bright security lighting that creates blinding glare and/or deep shadows, hindering the 
view for potential observers. Eyes adapt to night lighting and have trouble adjusting to severe 
lighting disparities. Using lower intensity lights often requires more fixtures. 
Use shielded or cut-off luminaires to control glare. 
Place lighting along pathways and other pedestrian-use areas at proper heights for lighting the 
faces of the people in the space (and to identify the faces of potential attackers). 

Natural surveillance measures can be complemented by mechanical and organizational measures. 
For example, closed-circuit cameras can be added where window surveillance is unavailable.

Natural access control
Natural access control limits the opportunity for crime by taking steps to clearly differentiate between 
public space and private space. By selectively placing entrances and exits, fencing, lighting and 
landscape to limit access or control flow, natural access control occurs.

Use a single, clearly identifiable, point of entry 
Use structures to divert persons to reception areas 
Incorporate maze entrances in public restrooms. This avoids the isolation that is produced by 
an anteroom or double door entry system 

•
•
•
•

•
•
•

•

•
•

•
•
•
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Use low, thorny bushes beneath ground level windows. 
Eliminate design features that provide access to roofs or upper levels 
In the front yard, use waist-level, picket-type fencing along residential property lines to control 
access, encourage surveillance. 
Use a locking gate between front and backyards. 
Use shoulder-level, open-type fencing along lateral residential property lines between side 
yards and extending to between back yards. They should be sufficiently unencumbered with 
landscaping to promote social interaction between neighbors. 
Use substantial, high, closed fencing (for example, masonry) between backyards and alleys.	

Natural access control is used to complement mechanical and operational access control measures, 
such as target hardening.

Natural territorial reinforcement
Territorial reinforcement promotes social control through increased definition of space and 
improved proprietary concern. An environment designed to clearly delineate private space does 
two things. First, it creates a sense of ownership. Owners have a vested interest and are more 
likely to challenge intruders or report them to the police. Second, the sense of owned space creates 
an environment where “strangers” or “intruders” stand out and are more easily identified. By using 
buildings, fences, pavement, signs, lighting and landscape to express ownership and define public, 
semi-public and private space, natural territorial reinforcement occurs. Additionally, these objectives 
can be achieved by assignment of space to designated users in previously unassigned locations.

Maintained premises and landscaping such that it communicates an alert and active presence 
occupying the space. 
Provide trees in residential areas. Research results indicate that, contrary to traditional views 
within the law enforcement community, outdoor residential spaces with more trees are seen 
as significantly more attractive, safer, and more likely to be used than similar spaces without 
trees. 
Restrict private activities to defined private areas. 
Display security system signage at access points. 
Avoid cyclone fencing and razor-wire fence topping, as it communicates the absence of a 
physical presence and a reduced risk of being detected. 
Placing amenities such as seating or refreshments in common areas in a commercial or insti-
tutional setting helps to attract larger numbers of desired users. 
Scheduling activities in common areas increases proper use, attracts more people and in-
creases the perception that these areas are controlled. 

Territorial reinforcement measures make the normal user feel safe and make the potential offender 
aware of a substantial risk of apprehension or scrutiny.

Maintenance
Maintenance is an expression of ownership of property. Deterioration indicates less control by the 
intended users of a site and indicates a greater tolerance of disorder. The Broken Windows Theory 
is a valuable tool in understanding the importance of maintenance in deterring crime. Broken 
Windows theory proponents support a zero tolerance approach to property maintenance, observing 
that the presence of a broken window will entice vandals to break more windows in the vicinity. The 
sooner broken windows are fixed, the less likely it is that such vandalism will occur in the future.

•
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4.6 Public Facilities & Spaces
As	 the	 study	 area	 redevelops	 into	 the	 higher	 intensity	 uses	
envisioned	in	the	Framework	Plan	it	will	be	necessary	to	upgrade	
public	 facilities	and	spaces	 to	serve	 the	growing	community.	The	
following	 recommendations	 provide	 guidance	 on	 how	 to	 do	 this	
in	 an	 incremental	 way	 that	 achieves	 the	 long-term	 vision,	 while	
reflecting current limited resources.

Public Facilities Policies

Construct civic buildings and facilities that set the standard 
for the type of high quality development desired in the area. 
Public	 buildings	 are	 more	 than	 places	 to	 conduct	 government	
business;	 they	 are	 symbols	 of	 the	 values	 and	 identity	 of	 the	
communities	 they	represent.	As	such,	 they	should	set	models	 for	
the	 standard	 of	 architecture	 that	 a	 community	 aspires	 to.	 Cheap	
civic	buildings	encourage	cheap	private	development	nearby.	

Prior to their replacement, support improvements to facilities 
such as the library, the pool, and civic center.
In	lieu	of	possible	long-term	redevelopment,	existing	public	buildings	
should	be	improved	as	funding	becomes	available.	

Promote affordable space for non-profits.
Private non-profit organizations have an important role to play in 
serving	 the	community.	However,	such	organizations	can	seldom	
pay “market rent” for office space. Low-cost office space for non-
profits should be encouraged in the study area. 

Encourage child care centers, adult day care centers and 
in-home nursing care providers.
To	 be	 truly	 diverse,	 the	 greater	 Doraville	 community	 must	 serve	
people	of	different	ages.	Child	care	centers,	adult	day	care	centers,	
and	in-home	nursing	care	provides	are	essential	to	this.

Promote the creation of community facilities, including health 
services, that are pedestrian and/or transit accessible.  
New	community	facilities	should	be	located	in	areas	where	they	are	
accessible	to	people	without	cars.	Placing	them	in	areas	served	by	
transit and quality pedestrian access will maximize their use. 

Encourage public agencies conducting outreach efforts and 
materials in multiple languages.
Public	outreach	should	serve	the	many	cultural	backgrounds	in	the	
area	by	providing	program	materials	in	a	variety	of	languages.	

Require utility burial on all new streets.
Electric	and	other	above	ground	utility	wires	should	be	underground	
to	avoid	harming	aesthetics	and	interfering	with	trees.	While	this	is	

As the area grows it will be necessary 
to expand water and sewer facilities

Health services should be located 
near transit

The new city hall in Suwanee, GA, 
sets the standard for surrounding 
development



Part	4:	Recommendations 129

	 	 March	17,	2011

not	an	inexpensive	proposition,	it	 is	essential	to	create	a	place	of	
lasting	value.	Furthermore,	by	burying	utilities	when	new	streets	are	
built,	rather	than	years	later,	the	costs	are	greatly	reduced.		

Cooperate with existing infrastructure providers and 
neighboring jurisdictions for input on water quality planning.
Water quality issues do not stop at political boundaries, and neither 
should planning for improved water quality. The Cities of Doraville 
and	Chamblee,	and	DeKalb	County	are	encouraged	to	work	together	
to improve water quality in the greater Doraville area. 

Public Facilities Projects

Police Station relocation to north of study area on New 
Peachtree Road (O-42)
A	new	police	station	should	eventually	be	built	outside	of	the	study	
area	near	the	tank	farm.	While	this	may	take	decades,	it	is	essential	
to	creating	the	long-term	vision	for	the	town	center	area.	

Consolidated government center either in the town center 
area or at the redeveloped GM site (O-43)
As	the	City	of	Doraville	grows	it	may	be	necessary	to	create	a	new	
government	building.	Multiple	uses	could	be	incorporated	into	this	
building	including	the	current	city	hall,	the	court,	the	civic	center,	the	
health	clinic,	and	the	other	smaller	uses	scattered	around	the	city.		
Public	meeting	and	events	space	could	also	be	included.	
Sites	for	this	building	could	include	the	current	city-owned	land	in	the	
town center, or with the redeveloped GM site. The final decision of 
where	to	locate	should	only	be	made	after	the	City	has	considered	
the	advantages	and	disadvantages	of	different	scenarios.	

Community center that includes meeting space and facilities 
for small events such as weddings, family reunions, or 
community festivals (O-44)
Public	 spaces	 in	 the	 proposed	 town	 center	 and	 GM	 site	 could	
be	desirable	places	 for	weddings,	 family	 reunions,	or	 community	
festivals.	Adjacent	to	one,	a	community	center	should	be	created	to	
generate	revenue	for	the	City	of	Doraville	and	meet	this	need.	

Stormwater management plan (O-45)
Doraville	should	develop	a	plan	to	reduce	the	impact	of	increased	
runoff	from	development	and	explore	options	to	remove	pollutants.

Public Space Policies

Incorporate parks and open spaces into large 
redevelopments, such as the GM site. 
Development	sites	greater	than	ten	acres	can	easily	accommodate	
pocket	parks	or	plazas.	Typically,	such	only	needs	to	be	between	
five and ten percent of the site’s area if designed well. 

It is cheaper to bury utilities with street 
construction than to do so later

High quality parks could attract 
weddings and generate revenue
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Promote parks and plazas where public events can occur.
Public spaces over one-quarter acre should be designed to 
accommodate	public	events.

Provide a location for “Saturday morning” farmer’s market.
A	 weekly	 farmer’s	 market	 could	 provide	 locally	 grown	 food	 not	
currently	available	in	the	area.	Initially	it	could	be	in	a	parking	lot	or	
vacant	area,	but	longer	term	a	permanent	space	may	be	possible.	

Encourage an appropriate relationship between parks and 
adjacent development.
New	 development	 adjacent	 to	 public	 spaces	 should	 front	 them	
with	doors,	windows,	and	walkways.	Parking	decks,	loading	zones,	
dumpsters,	or	similar	uses	should	be	minimized	and	hidden	from	
view	 in	 these	 areas.	 New,	 publicly-accessible	 streets	 should	 be	
created	to	separate	parks	from	new	development	where	feasible.	

Encourage the creation of shared stormwater facilities and 
those integrated into parks.
Shared	facilities	can	reduce	the	cost	to	individual	developers	and	
the	amount	of	land	dedicated	to	stormwater	retention.	In	addition,	
they	can	often	be	designed	as	community	assets	and	 integrated	
into	planned	public	spaces,	such	as	proposed	GM	site	parks.

Public Space Projects

GM site and town center zoning (O-1, O-3)
The	 proposed	 zoning	 should	 incorporate	 minimum	 standards	
for	 new	 public	 spaces	 in	 large	 development	 projects,	 including	
striving	to	codify	the	three	key	open	spaces	shown	in	the	GM	Site	
Redevelopment	Concepts.
Please see Land Use Projects for more details.

A Saturday farmer’s market could 
be established within a new park, or 
even an existing parking lot

Open spaces should be bounded by 
streets fronted with buildings

At the Glenwood Park in Atlanta a shared stormwater facility (above right) serves multiple building sites and doubles 
as a park space. During periods of heavy rain the green lawn above fills with water. The rest of the time it is a highly-
used public park. A similar model should be explored on the GM site. 
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Figure 4.11: Public Space Framework Plan
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Open Space Projects
The following will improve the quality of the public realm
as the study area redevelops:
1. Doraville Town Square
2. Flowers Park Reconfiguation
3. Bubbling Creek Linear Park
4. Bubbling Creek Park (GM site)
5. The Square (GM site)
6. The Green (GM site)
7. Railside Multi-Use Path
8. Chestnut Drive Trail or Bicycle Facilities
9. Traffic Circle
Additional small open spaces and potential multi-use trail
connections are shown for illustrative purposes.
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Potential link to
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Buford Highway zoning (O-2)
The	proposed	zoning	should	incorporate	standards	for	new	public	
spaces	in	large	development	sites.	
Please see Land Use Projects for more details.

New town square with space for outdoor performances (O-46)
A	portion	of	the	current	police	station	site	represents	an	ideal	location	
for a new town square ringed with streets and mixed-use buildings. 
The	 proposed	 1.2	 acre	 park	 is	 large	 enough	 to	 accommodate	 a	
small	 performance	 space	 that	 could	 take	 advantage	 of	 existing	
topography	along	the	Park	Avenue	frontage.	

Renovation and reconfiguration of Flowers Park around the 
pool (O-47)
Flowers	Park	today	is	a	park	in	name	only.	As	redevelopment	occurs	
it should be reconfigured into a larger 1.3 acre space around the 
existing pool to create a quiet gathering spot that can be used by 
existing	and	future	residents.	

Linear park along Bubbling Creek (O-48)
The	banks	of	Bubbling	Creek	exiting	from	the	former	GM	site	west	
should	be	preserved	in	perpetuity	as	a	6.3	acre	linear	park.	Such	
could	even	extend	west	into	existing	Chamblee	neighborhoods.	

GM Site: The Square (O-49)
Please see the GM Site Redevelopment Concept for details.

GM Site: The Green (O-50)
Please see the GM Site Redevelopment Concept for details.

GM Site: Bubbling Creek Park (O-51)
Please see the GM Site Redevelopment Concept for details.

The proposed Town Square could 
be graded to create informal seating 
areas
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This plan shows one option for the
configuration of buildings, including:
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_800 - 1,300 Housing Units
_2 acres Park Space
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This graphic is for illustrative purposes only. It is intended to show one possible option for
long-term redevelopment of the heart of Doraville. This assumes that any redevelopment will 
only occur when willing landowners sell sites to willing developers. Furthermore, all building
locations and footprints are the artist’s interpretations.

The Town Square should be ringed 
by streets to provide access and 
support sidewalk-oriented uses


