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Our Reach and Impact Today

What the Urban Land 
Institute does:

• Conducts Research
• Provides a forum for sharing of best 

practices with real estate and land 
use professionals

• Writes, edits, and publishes books
and magazines

• Organizes and conducts meetings
• Directs outreach programs
• Conducts Advisory Service Panels 

and Technical Assistance Panels

700+
Advisory 
Services Panels

1,500+

45,000+

3

100+

Members in the Atlanta 
region and our broader 
geography

Members in more 
than 80 countries 

Local Atlanta 
based TAPs 



We say our Technical Assistance 
Programs (TAPs) are our ‘mission in 
action’ – because they offer strategic 
advice on complicated real estate or 
land use related issues and draw on 
the benefit of our local member 
expertise, research and case studies to 
help formulate recommendations.
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Purpose
To create a vision for 
Doraville's City owned 
land that could inform 
and guide future 
development and 
planning.
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THE SCOPE OF WORK

1) Until now, the City has been focusing on redeveloping
this site as part of a master-planned development. How
can Doraville support a more incremental approach to
redevelopment that can still create and enhance the city’s
image and brand?

2) What type of partnership structures (public/private, joint
venture, sale/lease, City as developer, etc.) would best
support growth of the site?

3) How can we create a place that is both an economic
driver for Doraville (business-oriented) and a place where
people want to live (people-oriented) that can further
attract young professionals to the city?



SWOT ANALYSIS

STRENGTH

OPPORTUNITIES
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THREATS



VIRTUAL COLLABORATION



 City owns ~13 acres adjacent to MARTA zoned for dense 
mixed-use with other public, institutional, and privately-
owned surrounding sites available for redevelopment

 Doraville's history as a transportation hub gives it 
tremendous access with MARTA, I-85, I-285, Buford 
Highway, New Peachtree, etc.

 Partial street grid connecting BuHi, MARTA, New 
Peachtree

 New streetscape project along New Peachtree

 Large target population / trade area within 15-minute 
drive range

 Doraville's existing multicultural fabric and rich restaurant 
identity

 Gray Television puts Doraville on the map as a film capital

 New staff and city leadership, both public and private, 
that can take a fresh, unencumbered approach

STRENGTHS



 Lack of brand identity for Doraville

 No sense of “place” or arrival experience in downtown 
Doraville

 Heavy topography issues in the study area

 Challenged City-County dynamics (i.e., TAD, schools)

 Potential challenges transforming New Peachtree Road 
into pedestrian friendly experience

 Disconnected from Gray Television property

 Current TAD/IGA structure

STRENGTHSWEAKNESSES



 History of conflicting viewpoints 

 New development as a threat to existing businesses

 Potential sewer capacity issues

 City-County relationship

 Market timing and cycle crucial for project initiation

THREATS



 Opportunity to create a vibrant, mixed-use town center

 Celebration of Doraville's existing multicultural fabric in a 
new downtown

 Significantly enhanced tax base

 Reimagining the current MARTA footprint, including the 
primary station entrance

 Obtaining better civic space / location for City of Doraville 
services and employees

 Using underutilized City-owned land to generate 
jobs, housing, civic and cultural spaces

 Shift from Assembly to Gray Television site removed 
competition for Doraville to be the significant place and 
destination

OPPORTUNITIES





Create a shared vision, goals, & 
public purpose

Shared goals identified through TAP:
 Incremental development
 Downtown revitalization
 Finding the right balance of the use of public 

space through public funds; and have surrounding 
space privately financed

Further consensus building required:
 Clear vision of how success is defined
 Rank priority of goals 
 Priority of various redevelopment initiatives
 Refine branding



Understand the Vision
• City needs an 

agreement on the 
development vision

• Conduct needs 
assessment

• Conduct supportive 
studies to ensure 
vision and goals align

• Create a master plan 
to guide city’s 
redevelopment



Hire a professional full-time 
executive to run the DDA 
and/or a seasoned real estate 
or economic development 
professional that knows real 
estate development and has 
industry connections 
committed resource.

1
Hire consultant to advise 
and represent 
the City’s interests in 
negotiations with 
development partners.

2
Convey key public parcels to 
DDA ownership.

3
Designate DDA to execute 
redevelopment tasks and 
agreements under City 
oversight (intergovernmental 
agreement).

4

ECONOMIC DEVELOPMENT INFRASTRUCTURE
Large-scale redevelopment is complicated and difficult. Make sure that Doraville is prepared to hit the 
ground running when the negotiations start.



Master Developer: City 
hires fee-based master
development manager for 
horizontal 
development. RFP 
development parcels to 
third-party developers.

1
Hybrid: Master developer 
for core town center 
portion (government & 
mixed use); convey
remainder parcels 
incrementally to private 
redevelopers subordinate 
to master plan and 
development agreement.

2
Ground lease: City retains 
ownership of all city-owned 
land, redevelop parcels 
under long-term ground 
lease.

3
Public-private 
partnership: City partners 
w/ Master developer term 
as primary tenant, controls 
portions of overall 
development.

4

EVALUATE OPTIONS
Four fundamental redevelopment options



Ownership Structure: Sell 
vs. lease vs. hold, public vs. 
private

1
Sticks: Development 
Controls
1. Uses (Retail, housing types, 

office, community)
2. Building heights & densities
3. Design requirements & 

building materials
4. Streetscapes & infrastructure
5. Tenant mix

2
Wishes: Community 
Desires
1. Open Space
2. Community Space
3. Affordable & Workforce 

Housing

3
Carrots: Public Investments 
1. Public Space
2. Shared Parking
3. Shared stormwater detention
4. Infrastructure (Roads, site 

prep, stormwater)
5. Land prep and assembly
6. Direct subsidies and 

abatements

4

UNDERSTAND TRADE-OFFS
Carefully consider benefits, limitations, and trade-offs of different levels of control of the project:



 (SSD) Special Services District

 Consistent design and development

 Joint infrastructure, streets, etc.

 (TAD) Tax Allocation District

 Continue current use

 Consider a revised structure w/ the county

 Market and Tax Credits

 Based on current market conditions

 Time sensitive, cyclical

 Ground Leases

 Structured alternative

 Immediate start with trade-offs

FINANCING



Doraville Downtown Development

A Community Mosaic



Connectivity 
Concepts

Main intersection – New 
Peachtree Road improvements

Ch
es
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Enhanced connection 
to the neighborhood

Create connections to the 
neighborhood

Develop street grid to 
bridge gaps

Improve access to I-285

5-to-10-minute 
walkshed

Direct access to I-285

Study Area Boundary



Site 
Influencers

Ch
es
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Stormwater 
detention pond

Stormwater and drainage

Topographic changes

Floodplain

Steep topographic 
changes

Existing floodplain and 
drainage waterway

Study Area Boundary



The 
Big Idea

Ch
es
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Public Realm

Retail Street

Retail & Restaurant Zones

Service Zones

Retail Street zoned for 
restaurants, community 
amenities and retail

Retail Street zoned for 
service

Public realm knitting 
public activities and 
natural assets

Study Area Boundary



Master Plan 
Vision

Developable Blocks

Ch
es
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Study Area Boundary



Master Plan 
Illustration

Program and Layout

Building configuration

Distribution of program and 
parking

Study Area Boundary



RETAIL STREETS

MIXED USE RESIDENTIAL

PROGRAMMED PUBLIC REALM

DIVERSE HOUSING

RESTAURANT KIOSKS

A Community Mosaic



Short Term (6M)

• Undertake visioning process
• Conduct internal needs 

assessment
• Conduct a sources and uses 

mapping analysis
• Commission supportive studies

• Master plan
• Market analysis
• Site & engineering 

assessment (terrain, street 
grid, stormwater)

• Financial status and potential 
assessment (TAD, CID, SSD, 
SPLOST, bonding capacity)

• Economic impact & revenues

Mid Term (6-18 M)

• Evaluate development 
model(s)

• Hire dedicated staff for DDA 
and/or hire consultant

• Evaluate financing options
• Complete and assess impact of 

supportive studies
• Start developer selection 

process

Long Term (18+M)

• Convey key public parcels to 
DDA

• Execute redevelopment
• Issue RFP/RFQ
• Select development 

partner(s)
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