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1.0  INTRODUCTION TO THE PLANNING PROCESS OF DARTS 

1.1 History of DARTS 
 
The purpose of the Dougherty Area Regional Transportation Study (DARTS) is to ensure that federal-aid 
transportation projects are planned in a continuous, coordinated and comprehensive manner.  The DARTS, the 
designated Metropolitan Planning Organization (MPO), study area includes the existing urbanized area for the 
City of Albany, Dougherty County, and the southern half of Lee County, and those areas that are expected to 
become urbanized over the next 20 years. 
 
The DARTS planning process was mandated by the 1962 Highway Act which requires that a 
transportation planning process be established in all metropolitan areas with a population greater than 
50,000.  Before federal funds can be expended on a project in the DARTS study area, the project must be 
included in the DARTS planning process.  The DARTS MPO is composed of elected, appointed, and 
advisory officials from the federal, state, and local levels.   Planning and Community Development 
Services provides local staff support for the Dougherty Area Regional Transportation Study (DARTS).      
 

1.2 Planning Process 
 
The metropolitan transportation planning process in an urban area such as Albany is fairly standardized.  The 
process involves the coordination of the improvements for all modes of transportation including highways, 
bridges, transit, bicycles, pedestrians, airports, highway and rail freight movement, Intelligent Transportation 
Systems, and transportation system enhancements.  Transportation planning in an MPO area is required by the 
Federal Highway Administration in order to qualify for funding of preliminary engineering, right of way 
purchase, and construction of projects from the Highway Trust Fund.  The planning requirements include a 
technical planning process as outlined in Chapter Three and a process of committee and community 
involvement as described below. 
 

1.3 Committee and Public Involvement  Process 
 
The DARTS planning process operates under a three committee structure composed of 1) the Policy Committee, 
2) the Technical Coordinating Committee, and 3) the Citizens' Transportation Committee.  The Policy 
Committee consists of representatives from the City of Albany, Dougherty County, Lee County, the Citizens' 
Transportation Committee, and the Georgia Department of Transportation.  The Policy Committee establishes 
priorities for federal-aid transportation projects. 
 
The Technical Coordinating Committee (TCC) evaluates potential transportation projects in order to determine 
if they are feasible from an overall planning and technical feasibility standpoint.  The Citizens' Transportation 
Committee (CTC) is composed of individuals outside the government from Albany, Dougherty County, and Lee 
County and serves as a "sounding board" as to the desirability of transportation projects from the general public's 
perspective. 
 
Federal guidelines require that all urbanized areas such as Albany have written guidelines incorporating citizen 
participation into the planning process.  This formal process will continue to ensure that substantive public input 
will be given to DARTS transportation plans and programs. 
 
Public involvement in transportation planning was required with the passage of the Intermodal Surface 
Transportation Efficiency Act (ISTEA) in 1991.  Federal regulations to implement ISTEA call for a pro-
active citizen participation process.  This regulation has been continued in the most recent transportation 
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legislation, the Transportation Equity Act for the 21st Century (TEA-21).  The public involvement process 
must also comply with the Civil Rights Act of 1964 and the Americans With Disabilities Act of 1990.  
The public involvement process is intended to provide a framework through which the citizens of the 
community can participate in an advisory capacity in the planning and programming of transportation 
improvements.  The DARTS public involvement process must: 

Include a proactive public involvement process that provides complete information, timely public notice, 
full public access to key decisions, and supports early and continuing involvement of the public in 
developing plans and TIPs and meets the requirements and criteria specified as follows:  

  (i) Require a minimum public comment period of 45 days before the public involvement process 
is initially adopted or revised; 

  (ii) Provide timely information about transportation issues and processes to citizens, affected 
public agencies, representatives of transportation agency employees, private providers of 
transportation, other interested parties and segments of the community affected by transportation 
plans, programs and projects (including but not limited to central city and other local jurisdiction 
concerns); 

  (iii) Provide reasonable public access to technical and policy information used in the 
development of plans and TIPs and open public meetings where matters related to the Federal-aid 
highway and transit programs are being considered; 

  (iv) Require adequate public notice of public involvement activities and time for public review 
and comment at key decision points, including, but not limited to, approval of plans and TIPs (in 
nonattainment areas, classified as serious and above, the comment period shall be at least 30 days 
for the plan, TIP and major amendment(s)); 

  (v) Demonstrate explicit consideration and response to public input received during the 
planning and program development processes; 

  (vi) Seek out and consider the needs of those traditionally underserved by existing 
transportation systems, including but not limited to low-income and minority households; 

  (vii) When significant written and oral comments are received on the draft transportation plan 
or TIP (including the financial plan) as a result of the public involvement process or the 
interagency consultation process required under the U.S. EPA's conformity regulations, a 
summary, analysis, and report on the disposition of comments shall be made part of the final plan 
and TIP; 

  (viii) If the final transportation plan or TIP differs significantly from the one which was made 
available for public comment by the MPO and raises new material issues which interested parties 
could not reasonably have foreseen from the public involvement efforts, an additional opportunity 
for public comment on the revised plan or TIP shall be made available; 

  (ix) Public involvement processes shall be periodically reviewed by the MPO in terms of their 
effectiveness in assuring that the process provides full and open access to all; 

  (x) These procedures will be reviewed by the FHWA and the FTA during certification reviews 
for TMAs, and as otherwise necessary for all MPOs, to assure that full and open access is 
provided to MPO decision-making processes; 

  (xi) Metropolitan public involvement processes shall be coordinated with  statewide public 
involvement processes wherever possible to enhance public consideration of the issues, plans, and 
programs and reduce redundancies and costs; 
 

The DARTS committee and public involvement process structure is illustrated in Figure 1.3-1. The 
following sections outline efforts to incorporate a proactive citizen participation process into the DARTS 
planning process. This includes such specific areas as updates to the DARTS Long Range Transportation 
Plan (LRTP) and the Transportation Improvement Program (TIP). 
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Figure 1.3-1 DARTS Committee and Public Involvement Process 
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DARTS TRANSPORTATION 
PLAN  

DARTS Policy Committee 
Ultimate decision making body responsible for the establishment of 

policy and overall study guidance. This includes the  
setting of project priorities at the local level. 

 
 Citizens Transportation Committee 

Provides a forum to coordinate citizen input regarding 
Transportation-related issues including  

transportation plans and programs. 

 
Technical Coordinating Committee 

Conducts studies and recommends changes in the Transportation Plan. 
Other important transportation-related issues are also evaluated and 

forwarded to the DARTS Policy Committee. 

 
 Other (State / Federal / Local) 

Agencies 
U.S. Department of Transportation 

Works with local and state officials to ensure that the 3C planning process as 
required by the 1962 Highway Act which stipulates that a cooperative, 

comprehensive, and continuing planning process be carried out. 
 

 
Georgia Department of Transportation 

Responsible for the coordination of the state aspects of any studies, assist in the 
preparation of analytical techniques as well as play a major role in the 

development and utilization of computer models for the study. 
 
 Albany Dougherty Planning Commission 
Responsible for developing the local work program and provide staff services for 

the Dougherty Area Regional Transportation Study. The Director of the 
Planning Commission acts as DARTS Project Director and serves as the 

Chairman of the Technical Coordinating Committee. 
 

Public Input  
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GENERAL PUBLIC OUTREACH ACTIVITIES 
  

a. Regularly Scheduled DARTS Transportation Meetings:  The time, place, and date of all 
regularly scheduled meetings will be posted in the Governmental Building and in the 
office of the Albany Dougherty Planning Commission.  The media will be provided 
notices of all Policy, TCC, and CTC meetings.  Televised meeting notices will be also 
given on the local community access channel for regularly called Policy Committee 
meetings.  In addition to the notices, an agenda of items to be discussed is also provided.  
Notice will be provided to the media fifteen (15) days prior to regularly called Policy 
Committee meetings. 

 
b. Special-Called Meetings:  The Chairman of each DARTS committee may call a special 

meeting provided that a notice of the time, place, and date of the meeting is posted 
twenty-four hours in advance of said meeting. The media will be notified of these 
meetings. 

 
c.  Agendas and Minutes:  Agendas for each regularly called Policy Committee meeting 

will be available to committee members and the general public prior to each committee 
meeting.  The minutes of all DARTS committees will be available at the next regularly 
scheduled meeting of  the same committee. 

 
d. Open Meetings:  All committee meetings will be open to the public. Exceptions to this 

policy will be as provided by Georgia law. 
 
e. Citizen Resource List:  A database of interested parties will be maintained and they shall 

be notified of all pertinent DARTS meetings. This list will be continually updated. 
 
f. Public Notice/Review Period Guidelines for Miscellaneous Plans:  Public notices will be 

placed in local media, prior to all public review periods for miscellaneous plans.  Public 
review periods for draft plans will run at least 15 days.  Plans shall be made available for 
public review at the offices of the Albany Dougherty Planning Commission and 
Dougherty County libraries.   If the final plan or program differs significantly from the 
one which was made available for public comment by the MPO and raises new material 
issues which interested parties could not have reasonably foreseen, an additional 15 days 
for public comment on the reviewed plan shall be made available. 

 
g. Response to Public Input:  When significant public input is received on draft plans as a 

result of the public involvement process, a summary, analysis, or report on the content of 
the comments and the responses shall be prepared and made part of the final document 
and shall be copied to those persons providing comments. 

 
f ADA Consideration:  Public notices will provide that any special needs for a hearing-

impaired participant will be requested in writing ten days prior to any public hearing.  
Other actions identified by the Policy Committee which are necessary to comply with the 
Americans With Disabilities Act of 1990 and the US DOT regulations "Transportation 
for Individuals With Disabilities" will be implemented as part of the Public Involvement 
Process. 

 
INITIAL LRTP ADOPTION PROCESS 
 
1. In an effort to facilitate a proactive citizen participation process in the early development of the 

Long Range Transportation Plan (LRTP), staff will schedule meetings with interested groups and 
other citizens in the community.  These meetings will be scheduled early in the process of the 
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preparation of the plan, and before it is presented to the DARTS Technical Coordinating 
Committee (TCC), Citizens' Transportation Committee (CTC), and the Policy Committee. 

 
2. The purpose of these meetings will be to solicit the participants' opinions regarding 

transportation goals and priorities for the planning area.  Notes will be taken at these meetings 
and any findings incorporated into the planning process. 

 
3. Staff will schedule a general public hearing regarding the LRTP early in the planning process.  

The public hearing will be held by the Citizens' Transportation Committee.  The Chairperson of 
th e C itizen sô T ran sportation  C om m ittee w ill act as C h airperson  for th e m eetin g.  N otice of th e 
public hearing will be published in the local newspapers and given to the TV media 15 days 
before the hearing.  Notice will also be given to the database of interested parties encouraging 
their participation.  Where possible, this public hearing will be taped and made available for 
rebroadcast on community-access television. 

 
4. The purpose of this meeting will be to solicit public involvement and assist in establishing goals 

early in the process of preparing the LRTP. 
 
5. A series of public informational meetings will be held at various locations in the study area to 

solicit local public input to the planning process.  The locations will include 1) a location in east 
Albany, 2) a location in west Albany, and 3) a location in Lee County.  Notice of these meetings 
will be given in a local newspaper at least 15 days before the meeting.  Also, notice of the 
meetings will be a least 15 days before the meeting on the community-access channel on local 
TV. 

 
6. Copies of the Plan will be available for public review at the offices of the Albany Dougherty 

Planning Commission and also at the various locations of the Dougherty County Library system. 
 
7. Public comment regarding the Plan will be responded to in the appendix of the final Plan. 
 
8. The Plan will be submitted to the appropriate state and federal agencies for A-95 Clearinghouse 

Review. 
 
UPDATES TO THE ADOPTED LRTP 
 
1. An update to the Transportation Plan will consist of the deletion of a project from the Plan, the 

addition of a project to the Plan, or major changes in the design or scope of a project. 
 
2. Updates to the adopted LRTP will follow the DARTS committee structure for the review of 

projects.  This consists of review of the changes by the following committees: 1) TCC, 2) CTC, 
and 3) the Policy Committee.  The TCC and the CTC will forward any comments or 
recommendations regarding the change to the Policy Committee. 

 
3. Notice of changes to the LRTP will be given in local newspapers at least 15 days before the 

proposed amendment is reviewed by the CTC.  The public notice will invite public comments at 
this meeting.  The CTC will forward a recommendation to the DARTS Policy Committee 
regarding the proposed Plan amendments. 

 
4. The general public will be given a yearly opportunity to comment on the projects in the LRTP.  

This will generally be coordinated with the public informational meeting associated with the TIP. 
 
5. If an individual or group is concerned about a transportation project or policy, they shall address 

the CTC regarding the issue.  The CTC will forward a recommendation to the Policy Committee 
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regarding the matter.  The Chairperson of the CTC, who is a voting member of the Policy 
Committee, will brief the Policy Committee regarding the CTC's findings.  The individual or 
group may also address the Policy Committee with their concerns. 

 
INITIAL TRANSPORTATION IMPROVEMENT PROGRAM (TIP) ADOPTION PROCESS 
 
1. In an effort to facilitate a proactive citizen participation process in the early development of the 

Transportation Improvement Program (TIP), staff will schedule meetings with interested groups 
and other citizens in the community. These meetings will be scheduled early in the process of the 
preparation of the TIP and before it is presented to the DARTS Technical Coordinating 
Committee (TCC), Citizens' Transportation Committee (CTC), and the Policy Committee. 

 
2. Before the TIP is initially adopted by the DARTS Policy Committee, a public informational 

meeting will be held at least 15 days before the meeting at which the TIP is given approval.  
Notice of this meeting will be published in a newspaper of general circulation at least 15 days 
before the meeting.  Notice of the meeting will also be made on community-access television.  
The presentation will be taped and made available for television on community-access channels. 

 
3. Public comment regarding the TIP will be incorporated into the TIP as appropriate and 

responded to in the Appendix of the TIP. 
 
4. The TIP will be submitted to the appropriate agencies for A-95 Clearinghouse Review. 
 
UPDATES TO THE TRANSPORTATION IMPROVEMENT PROGRAM (TIP) 
 
1. An update to the TIP will consist of the deletion of a project from the TIP, the addition of a 

project to the TIP, or major changes in the design or scope of a project. 
 
2. Updates to the adopted TIP will follow the DARTS committee structure for the review of projects.  

This consists of review of the changes by the following committees: 1) TCC, 2) CTC, and 3) the 
Policy Committee.  The TCC and the CTC will forward any comments or recommendations 
regarding the change to the Policy Committee. 

 
3. The general public will be given a yearly opportunity to comment on the projects in the TIP.  

This will generally be coordinated with the public informational meeting associated with the 
Transportation Plan. 

 

1.4 General Policies 
 
The primary purposes of the LRTP are to identify the type of transportation system needed to meet the 
needs of  Dougherty and south Lee County residents and businesses through the year 2030 and to establish 
policies to guide system development. 
 
This section establishes broad policy objectives that provide the context within which development will 
occur.  The policies define basic system characteristics required to adequately serve existing and future 
travel needs.  These policies apply to all aspects of the LRTP.  Policies in later sections establish direction 
for specific components of the transportation system and for system implementation and financing. 
 
1.0 MOBILITY POLICY  

IT IS THE POLICY OF DARTS TO PROVIDE A TRANSPORTATION SYSTEM 
THAT MAXIMIZES THE MOBILITY OF DOUGHERTY AND SOUTH LEE 
COUNTY RESIDENTS AND BUSINESSES. 



  
 

   
 

 8               DARTS 2030 TRANSPORTATION PLAN 

 
 
Implementing Strategies/Objectives: 
 
1.1 Establish a transportation system that accommodates a variety of methods of travel and 

minimizes reliance on any single travel mode. 
 
1.2 Reduce traffic congestion on all Arterials and Collectors by designing and managing the 

transportation  system to meet a level of service (L O S ) ñC ò. 
 
1.3 Encourage transportation services that accommodate the needs of the transportation 
disadvantaged. 
 
BACKGROUND 
 
Urbanization can have a significant impact on the mobility of community residents.  As growth and 
development occurs, mobility is diminished if the transportation system is not adjusted to meet increasing 
needs.  System expansion must respond by changing travel patterns as well as increases in travel demand.  
As job opportunities within the area increase, for instance, demand for intra-area travel increases faster 
than demand for travel into and out of the area.  Ensuring the transportation system adapts to 
accommodate changing travel patterns is an important focus of transportation system development. 
 
Mobility can be maintained or improved by ensuring development of a balanced system that provides a 
variety of travel modes and that transportation system improvements are made to alleviate congestion.  
Under this Plan, transit will provide the primary alternative mode of travel to the automobile. 
 
To ensure that all residents are afforded a degree of mobility, travel opportunities must be available for the 
transportation disadvantaged.  Albany Transit System provides this service through specially equipped 
and operated vehicles.  In addition, several private enterprises provide transportation to senior citizens 
and the disabled in the area. 
 
2.0 EFFICIENCY POLICY  

IT IS THE POLICY OF DARTS TO SEEK THE GREATEST EFFICIENCY OF 
MOVEMENT POSSIBLE FOR DOUGHERTY AND SOUTH LEE COUNTY 
RESIDENTS AND BUSINESSES IN TERMS OF TRAVEL TIME AND 
DISTANCE, AND EFFICIENT MANAGEMENT OF THE TRANSPORTATION 
SYSTEM.  

 
Implementing Strategies/Objectives: 
 
2.1   Develop a transportation network that effectively links subareas of DARTS and reduces travel 

times for area residents and commerce-related trips. 
 
2.2 Plan and improve routes to increase the efficiency of travel and movement of goods and services. 
 
2.3 Efficiently manage county resources for and improvements to the transportation system through 
 the Transportation Improvement Program. 
 
BACKGROUND 
 
A transportation system must provide adequate routes and accommodate most common methods of travel 
between origin and destination points to ensure travel within and through the area is convenient and 
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efficient.  A transportation network that adequately accommodates high-demand major travel movements 
also minimizes the amount of traffic using neighborhood streets to bypass congestion on the major system. 
 
Efficient management is necessary if the limited financial resources available for transportation system 
improvement and maintenance are to be used more efficiently.  Plan provisions for monitoring travel 
demand trends and system expenditures will supply the information necessary to determine the adequacy 
of system development over time.  The plan also establishes procedures for periodic modification of 
project expenditure priorities to ensure available resources are most efficiently allocated over time. 
  
3.0 SAFETY POLICY 

IT IS THE POLICY OF DARTS T O MAINTAIN AND IMPROVE 
TRANSPORTATION SYSTEM SAFETY.        

 
Implementing Strategies/Objectives: 
 
3.1 Ensure system supporting automobile, transit, bicycle and pedestrian, and air travel are 
 structurally and operationally safe. 
 
3.2 Periodically review traffic accident information in an effort to systematically identify and remedy 
 road  design and traffic problems. 
 
3.3 Prioritize and schedule road, bikeway, and sidewalk maintenance expenditures to ensure that 

systems  supporting these modes of travel are maintained in a safe condition. 
 
BACKGROUND 
 
The safety of the DARTS transportation system is determined by system configuration and design and by 
the behavior of people using the system.  The LRTP seeks to ensure that the safety of people traveling in 
the area is not compromised by the configuration and design of the transportation system.  Through 
periodic reviews of accident information and design geometry, DARTS will be able to identify locations 
that may present safety problems.  This information will be used to program and prioritize system 
improvements. 
 
4.0  EQUITY POLICY  

IT IS THE POLICY OF DARTS TO ENSURE THE COST OF 
TRANSPORTATION FACILITIES AND SERVICES ARE BORNE BY THOSE 
WHO BENEFIT FROM THEM.  

 
Implementing Strategies/Objectives: 
 
4.1 Develop equitable financing mechanisms for existing system maintenance and improvement, and 

through  the development review process, require improvements necessary to accommodate future 
growth. 

 
4.2 Provide transportation services and facilities in a timely manner according to funding 
capabilities. 
 
BACKGROUND 
 
The DARTS general approach to providing public services is to provide funding to services for 
populations who would benefit the most.  The DARTS 2030 LRTP policies are consistent with this 
direction.  The LRTP establishes that transportation facilities and services that are of benefit will be 
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supported by revenues from local sources and those facilities and services that have localized benefits will 
be supported by revenues derived from local sources. 
 
DARTS also seeks to establish a correlation between costs and benefits of facilities and services over time 
by seeking funding mechanisms that ensure existing residents pay for existing capacity and safety 
problems and future residents pay, through development fees, for the additional capacity needed to 
accommodate growth. 
 
Annual review of the Transportation Improvement Program provides a yearly opportunity to examine the 
equity of transportation system funding and to develop revenue strategies that equitably support continued 
system improvement and maintenance. 
 
5.0 ENVIRONMENTAL POLICY  

IT IS THE POLICY OF DARTS TO LIMIT AND MITIGATE ADVERSE 
ENVIRONMENTAL IMPACTS ASSOCIATED WITH TRAFFIC AND 
TRANSPORTATION SYSTEM DEVELOPMENT THROUGH FACILITIES 
DESIGN AND SYSTEM MAN AGEMENT.  

 
Implementing Strategies/Objectives: 
 
5.1 Develop the DARTS 2030 LRTP within the context of the State Transportation Plan to ensure 

that federal, state, and local air, water, and noise standards and strategies are maintained. 
 
5.2 Apprise the EPD, EPA, and Army Corps of Engineers of transportation system development 

projects at the earliest opportunity to ensure identification of project-related environmental issues 
and to ensure compliance with federal and state air, water, wetland, and noise standards. 

 
5.3 Address appropriate statewide planning goals during plan development, modification and 
 administration to ensure goal compliance. 
 
6.0  PLANNING POLICY  

IT IS THE POLICY OF DARTS TO ENSURE COMPREHENSIVE PLANNING 
OF TRANSPORTATION AND TO ENSURE A N INTERMODAL SYSTEM 
THROUGH THE INCORPORATION OF THE SEVEN PLANNING FACTORS 
INTO THE DARTS PROCESS. 
 

6.1 Evaluate all projects using the seven TEA-21 planning factors as enumerated below. 
 

1. Support the economic vitality of the metropolitan area, especially by enabling global 
competitiveness, productivity, and efficiency. 

 
2. Increase the safety and security of the transportation system for motorized and non-

motorized users. 
 
3. Increase the accessibility and mobility options available to people and for freight. 
 
4. Protect and enhance the environment, promote energy conservation, and improve quality of 

life. 
 
5. Enhance the integration and connectivity of the transportation system, across and between 

modes, for people and freight. 
 
6. Promote efficient system management in operation. 
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7. Emphasize the preservation of the existing transportation system. 

 
 
6.2 Review all development proposals for their impact on the transportation system. 
 
 
 
BACKGROUND 
 
The DARTS process was mandated by the 1962 Highway Act, which required that a transportation 
planning process be established in all metropolitan areas. With the passage of ISTEA in 1991, the 
ñIn terstateò era w as brough t to an  en d, an d 15 factors w ere taken  in to con sideration  in  th e plan n in g 
process.  These factors covered a broad range of transportation issues.  Most recently with the passage of 
TEA-21, seven key factors have been outlined for consideration.  These factors were developed to help 
MPOs look comprehensively at all modes of transportation in their study area and not just streets and 
highways.  These factors were also developed to bring about a more realistic multimodal approach to 
transportation planning.  In the past many projects were developed without any regard for the 
environment, their impact on land use, or the determination of a demonstrated need.  Through the use of 
the seven planning factors, transportation planning must consider what impacts future projects will have 
on land use, the environment, the mobility of the transportation system as a whole, the maintenance cost 
of the transportation system, and the overall social character of the area. 

 
CONCLUSIONS 
 
Im provin g tran sportation  facilities an d services is n ecessary if th e coun tyôs tran sportation  system  is to 
continue to ensure maximum mobility and minimum travel times and distances for area residents and 
businesses over the next twenty-five years.  Efficient and effective management of resources available for 
system improvement and maintenance is also necessary to maximize system performance.  System safety 
will be a primary consideration in transportation system management decisions and in the prioritization of 
improvements.  System management will also place strong emphasis on ensuring that revenues supporting 
system improvement and maintenance are derived from those who benefit from those services.  Finally, 
the environmental impacts of multimodal transportation system improvement projects will be carefully 
considered as part of project development and construction. 
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2.0 PLANNING METHODOLOGY  
 
 
The planning process used in developing the DARTS 2030 Transportation Plan blends traditional transportation planning 
methods with conventional comprehensive planning analyses.  This chapter outlines the planning considerations and the 
technical modeling used to identify needs and develop solutions to address those needs.  As with any good planning 
process this is a continuous cycle with ongoing evaluation and adjustment. 
 
The DARTS transportation planning process consists of technical methods including travel demand modeling and 
multimodal needs and connectivity evaluation.  Using the land use and population projections, the demand on the future 
area network is estimated using the travel demand model.  The computerized model, maintained and operated by the 
Georgia Department of Transportation (GDOT), projects future traffic volumes based on socio-economic factors including 
existing and future land use and population projections.  Travel patterns and other related data supplied by the Albany 
Dougherty Planning Commission are incorporated into the model to estimate the likely future traffic volumes and patterns 
of travel.  These steps are taken by planning agencies such as DARTS to find ways to match transportation system 
demand to the current and proposed capacity and supply alternatives.   
 
In conjunction with typical roadway improvements, multimodal needs for transit, bicycles, pedestrians, airports,  freight 
movement, transportation system management, and aesthetic enhancements must be considered to ensure overall 
efficiency and desirability of the transportation system.  During the planning process, estimation of costs and benefits of 
potential alternatives are evaluated.  The establishment of procedures to balance the benefit expected from improvements 
to the system and to incorporate various findings of different agencies and interest groups in the community must also be 
provided. 
 
This chapter will outline the federal planning requirements and DARTS goals and objectives for the LRTP.  The technical 
travel demand modeling procedures and project evaluation process and criteria will be described as a basis for the specific 
LRTP recommendations found in the remainder of the document.  The last part of this chapter will describe special 
considerations that are taken into account in selecting projects for inclusion in the LRTP. 
 

2.1 Incorporating the Seven Planning Factors in the Planning Process 
 
The DARTS process was mandated by the 1962 Highway Act, which required that a transportation planning process be 
established in all metropolitan areas. With the passage of ISTEA in 1991, fifteen planning factors were taken into 
consideration in the planning process to ensure a broad, multimodal evaluation of recommended improvements to any 
transportation system.  More recently with the passage of TEA-21 the fifteen factors were consolidated into seven factors 
that must be considered.  These are as follows: 

 

1. Support the economic vitality of the metropolitan area, especially by enabling global competitiveness, 
productivity, and efficiency 

2. Increase the safety and security of the transportation system for motorized and non-motorized users 
3. Increase the accessibility and mobility options available to people and for freight 
4. Protect and enhance the environment, promote energy conservation, and improve quality of life 
5. Enhance the integration and connectivity of the transportation system, across and between modes, for 

people and freight 
6. Promote efficient system management and operation 
7.    Emphasize the preservation of the existing transportation system. 

 
These objectives of the ISTEA and TEA-21 legislation, along with local knowledge and vision of the future of the DARTS 
A rea, provide a solid basis for the developm ent of specific goals and objectives for the D A R T S  areaôs long range 
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transportation planning process.  The following section describes the goals policies, and implementing strategies specific 
to the DARTS Area. 
 

2.2 Goals,  Policies, and Implementing Strategies/Objectives 
 
Using the seven planning factors as the goals for the DARTS transportation planning process, several policies and 
implementing strategies have been developed to ensure the planning process is based on a defined vision and 
focused action steps to accomplish the vision of the DARTS Area.  The specific goals, policies and implementing 
strategies are outlined below. 

 

Goal 1: Support the economic vitality of the metropolitan area, especially by enabling global competitiveness, 
productivity, and efficiency 

 

Policy 1: Efficiency Policy 
 

It is the policy of DARTS to seek the greatest efficiency of movement possible for Dougherty and South Lee County 
residents and businesses in terms of travel time and distance and efficient management of the transportation 
system. 

 

Implementing Strategies/Objectives: 
 
o Develop a transportation network that effectively links subareas of DARTS and reduces travel times for area 

residents and commerce-related trips. 
 

o Plan and improve routes to increase the efficiency of travel and movement of goods and services. 
 

o Efficiently manage DARTS resources for and improvements to the transportation system through the 
Transportation Improvement Program. 

 
Policy 2: Functional Classification Policy 
 
It is the policy of DARTS to ensure the roadway system is designed and operates efficiently through the use of a 
roadway functional classification system. 
 
Implementing Strategies/Objectives: 
 
o Employ the following area wide functional classification definitions: 
 
o Apply the following designations as overlays to the functional classifications listed above, in order to provide 

greater dimensional standards than the underlying classification requires: 
 
o Consider functional Classification in conjunction with land use designations in the preparation and 

am en dm en t of both  coun tiesô C om preh en sive P lan s. 
 
o Further define functional classifications through development of area wide road standards, in coordination 

with the city, both counties, and the state.  The road design standards shall recognize and preserve the 
distinction between urban and rural areas. 
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o Use the functional classification system and road standards to guide public investment, determine funding 
requirements, and establish conditions for approval of private development projects. 

 
o Studies and engineering designs for proposed new road alignments will be performed as funds become 

available, or as development applications are received. 
 
o R esolve con flicts betw een  th e T ran sportation  P lan  an d th e tran sportation  aspects of both  coun tiesô 

Comprehensive Plans in favor of the Transportation Plan. 
 
o Recognize that the functional classification system represents a continuum in which through  traffic increases 

and access provisions decrease in the higher classification categories. 
 
o In the planning process the following planning factors should be utilized to ensure maximum and appropriate 

utilization of all roads. 
 

¶ The likely effect of transportation policy decisions on land use and development and the consistency 
of transportation plans and programs with the provisions of all applicable short- and long-term land 
use and development plans. 

¶ International border crossings and access to ports, airports, intermodal transportation facilities, major 
freight distribution routes, national parks, recreation areas, monuments and historic sites, and 
military installations. 

¶ The need for connectivity of roads within the metropolitan area with roads outside the metropolitan 
area. 

¶ Preservation of rights-of-way for construction of future transportation projects, including 
identification of unused rights-of-way which may be needed for future transportation corridors and 
identification of those corridors for which action is most needed to prevent destruction or loss. 

¶ The overall social, economic, energy, and environmental effects of transportation decisions. 
¶ Methods to expand and enhance transit services and to increase the use of such services. 

 
 

Goal 2: Increase the safety and security of the transportation system for motorized and non-motorized users. 
 
Policy 1: Safety Policy 
 
It is the policy of DARTS to maintain and improve transportation system safety. 
 
Implementing Strategies/Objectives: 
 
o Ensure systems supporting automobile, transit, bicycle, pedestrian, and air travel are structurally and 

operationally safe. 
 
o Periodically review traffic accident information in an effort to systematically identify and remedy road design 

and traffic problems. 
 
o Prioritize and schedule road, bikeway, and sidewalk maintenance expenditures to ensure that systems 

supporting these modes of travel are maintained in a safe condition. 
 
Policy 2: Highway Safety Policy 
 
It is the policy of DARTS to provide a roadway system that is safe for motorists, pedestrians, and bicyclists. 
 
Implementing Strategies/Objectives: 
 



   
 

   
 

 15                          DARTS 2030 TRANSPORTATION PLAN 

o Identify roadway sections, bridges, and intersections with traffic safety problems and develop a list of projects 
necessary to eliminate deficiencies. 

 
o Ensure adequate access for emergency service vehicles is provided throughout the system. 
 
o Program and carry out safety improvements through the Transportation Improvement Program and 

development review processes. 
 
o Utilize traffic accident information provided by the Albany Dougherty Traffic Engineering Department and 

Georgia Department of Transportation to establish the priority for existing safety improvements at 
intersections on area roads. 

 
Goal 3: Increase the accessibility and mobility options available to people and for freight 
 
Policy 1: Mobility Policy 
 
It is the policy of DARTS to provide a transportation system that maximizes the mobility of Dougherty and South 
Lee County residents and businesses. 
 
Implementing Strategies/Objectives: 
 
o Establish a transportation system that accommodates a variety of methods of travel and minimizes reliance on 

any single travel mode. 
 
o Reduce traffic congestion on all Arterials and Collectors by designing and managing the transportation system 

to m eet a level of service (L O S ) ñC ò. 
 
o Encourage transportation services that accommodate the needs of the transportation disadvantaged. 
 
Policy 2: Street and Highway Capacity Policy 
 
It is the policy of DARTS to ensure that roadway system capacity is sufficient to accommodate the travel demands 
of area residents and businesses. 
 
Implementing Strategies/Objectives: 
 
o Identify roadway sections and intersections operating or projected to operate at less than the area level of 

service standard and develop a list of projects necessary to eliminate deficiencies. 
 
o Program and carry out roadway improvements through the Transportation Improvement Program and 

development review processes.  
 
o Incorporate the seven planning factors into the analysis of solutions to all transportation issues. 
 
Goal 4: Protect and enhance the environment, promote energy conservation, and improve quality of life 
 
Policy 1: Environmental Policy 
 
It is the policy of DARTS to limit and mitigate adverse environmental impacts associated with traffic and 
transportation system development through facilities design and system management. 
 
Implementing Strategies/Objectives: 
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o Develop the DARTS 2030 LRTP within the context of the State Transportation Plan to ensure that federal, 
state, and local air, water, and noise standards and strategies are maintained. 

 
o Apprise the EPD, EPA, and Army Corps of Engineers of transportation system development projects at 

 the earliest opportunity to ensure identification of project-related environmental issues and to ensure 
compliance with federal and state air, water, wetland, and noise standards. 

 
o Address appropriate statewide planning goals during plan development, modification and administration to 

ensure goal compliance. 
 
Policy 2: Enhancement Policy 
 
It is the policy of DARTS to pursue enhancement activity funds to improve the livability and quality of our 
transportation system. 
 
Implementing Strategies/Objectives: 
 
o S election  of projects th at w ill im prove th e livability an d quality of th e areaôs tran sportation system.  
 
o Submittal of potential projects to the Georgia Department of Transportation upon notice of potential funding. 
 
o Through the review of projects using the seven planning factors look for ways enhancement activities can be 

accomplished as projects are planned and constructed. 
 
o Use of community land use policies, plans, and ordinances to accomplish enhancement objectives such as 

historic preservation, removal of outdoor advertising, landscaping and other beautification, and provisions for 
pedestrian and bicycle facilities. 

 
 
Goal 5: Enhance the integration and connectivity of the transportation system, across and between modes, for 
people and freight. 
 
Policy 1: Planning Policy 
 
It is the policy of DARTS to ensure comprehensive planning of transportation and to ensure an intermodal system 
through the incorporation of the seven planning factors into the DARTS process. 
 
o Evaluate all projects using the seven TEA-21 planning factors. 
 
o Review all development proposals for their impact on the transportation system. 
 
Policy 2: Truck Route Policy 
 
It is the policy of DARTS to identify and designate a through truck route system utilizing arterial and major 
collector roads 
 
Implementing Strategies/Objectives: 
 
o Designate all Principal Arterials as Through Truck Routes. 
 
o Designate Minor Arterials serving commercial and industrial areas or regional movements as Through Truck 

Routes except where routes are discontinuous or spacing between potential routes is closer than necessary. 
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o Designate certain Collectors as Through Truck Routes if they are necessary to provide through connections 
between other Through Truck Routes. 

 
o Ensure other roads are used by trucks only for local pickup or delivery. 
 
o Restrict trucks transporting hazardous materials within or through the area to authorized Through Truck 

Routes, except when making local pickup and delivery. 
 
o Allow closures and restrictions on the Truck Route System and other roads in Dougherty and south Lee 

County by action of their respective  Board of County Commissioners under the following conditions: 
 

  1. Closures and restrictions may be based upon:  existing design/condition of roadway, weight, height, 
season, time of day, safety consideration, or other factors indicating a need for restrictions on truck 
movement, as determined by the proper Board. 

 
 2. Unless an emergency exists, restricted or closed facilities shall be signed for two weeks before the 

restriction is scheduled to become effective, and continuously for the duration of the restriction. 
 
 3. The Georgia Department of Transportation will maintain records and maps describing all restrictions 

and closures currently in effect on DARTS facilities. 
 
o Land use decisions on issues regarding large users of freight and truck traffic should consider the impact on 

the system and should divert truck traffic to truck routes where possible. 
 
o Prepare and maintain a map of the Through Truck Route System. 
 
Policy 3: Transit Policy 
 
It is the policy of DARTS to provide a transportation system which offers cost effective alternatives to the 
automobile and to encourage a land use pattern that supports transit. 
 
Implementing Strategies/Objectives: 
 
o Work with Albany Transit to provide continued high-quality transit service to City of Albany residents and 

businesses. 
 
o Plan for land-use patterns that support transit along major routes. 
 
o Ensure that road improvements include design provisions for transit where appropriate. 
 
o Through a cooperative effort with Albany Transit and the private sector, provide transit services for the 

transportation disadvantaged. 
 
o Provide for pedestrian access to existing and proposed transit routes through the land development process and 

road reconstruction. 
 
o Assist Albany Transit in continually improving the safety and efficiency of its active vehicle fleet. 
 
o Review zoning and land use patterns to encourage clustering of uses on major corridors to encourage the use of 

transit. 
 
o Through the design review process create safe access to and from waiting areas for transit service. 
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o Provide and maintain safe and comfortable facilities (i.e. shelters, benches) for transit riders to wait for the 
bus.  

 
 
 
 
 
 
Policy 4: Bicycle and Pedestrian Policy 
 
It is the policy of DARTS for safe and efficient use of pedestrian and bicycle facilities as an alternative to 
motorized travel. 
 
Implementing Strategies/Objectives: 
 
o Provide for interconnected, direct, and area wide bicycle and pedestrian circulation that serves a 

transportation-related function. 
 
o Utilize the Proposed Future Bicycle Corridor Map provided in the Transportation Plan to guide future bicycle 

improvements to the Arterial and Collector system as highway capacity or reconstruction improvements are 
made. 

 
o Develop a Discretionary Bicycle / Pedestrian Improvement Projects Lists which will contain and prioritize 

improvements that would otherwise be funded as part of the on-street system.  These projects will be 
constructed utilizing one percent sales tax monies, or other funds as they become available. 

 
o Encourage incorporation of design features for bicycle and pedestrian facilities in new developments and 

subdivision s in  accordan ce w ith  each  coun tiesô C om preh en sive P lan s.  
 
o Encourage off-street bicycle and pedestrian pathways within developments which enhance the area wide 

system by linking recreational areas, schools, shopping areas, employment centers, and adjacent 
neighborhoods.  Such facilities shall meet American Association of State Highway and Transportation 
Officials (AASHTO) standards. 

 
o Develop an area wide off-street system of bicycle and pedestrian paths which utilize open space areas and 

utility an d drain age corridors as iden tified in  each  coun tyôs C om preh en sive P lan s. 
 
o Construct pedestrian walkways in urban areas, where development has already occurred, where walkways are 

needed to complete the existing system. 
 
o Integrate pedestrian and bikeway thinking into the review process of all transportation plans especially as 

related to the following planning factors: 
 

¶ The need to relieve congestion and prevent congestion from occurring where it does not yet occur. 
¶ The likely effect of transportation policy decisions on land use and development and the consistency of 

transportation plans and programs with the provisions of all applicable short- and long-term land use and 
development plans. 

¶ The programming of expenditures on transportation enhancement activities as required in Section 133. 
¶ International border crossings and access to ports, airports, intermodal transportation facilities, major 

freight distribution routes, national parks, recreation areas, monuments and historic sites, and military 
installations. 

¶ The transportation needs identified through the use of the management systems required by Section 303 of 
this title. 
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¶ Preservation of rights-of-way for construction of future transportation projects, including identification of 
those corridors for which action is most needed to prevent destruction or loss. 

¶ The overall social, economic, energy, and environmental effects of transportation decisions. 
 
Policy 5: Air Policy 
 
It is the policy of DARTS to encourage continued use and development of air transportation facilities. 
 
 
 
 
Implementing Strategies/Objectives: 
 
o Coordinate with service providers to ensure safety and operational compatibility with surrounding land uses. 
 
o Coordinate with service providers to ensure that future expansion of existing facilities are also the goal of the 

Southwest Georgia Regional Airport to continue to provide and expand commercial passenger service for area 
residents. 

 
o Coordinate with service providers to assist in efforts to increase the usage of existing facilities. 
 
o Review land use policies to ensure that major air cargo generators have sufficient land for locations in close 

proximity to the airport. 
 
o Coordinate Southwest Georgia Regional Airport plans with the State Airport Plan to ensure continued and 

improved connectivity with locations outside the community and for consistency with local, state, and federal 
programs. 

 
Policy 6: Freight Policy 
 
It is the policy of DARTS to encourage freight movement and to improve its efficient transport through the area. 
 
Implementing Strategies/Objectives: 
 
o Develop a system to monitor freight movement in the area and to solicit input from the freight movement 

industry in transportation projects. 
 
o Proposed transportation projects should consider incorporating features to enhance freight movement. 
 
o Land-use plans and policies should encourage the location of major freight users on or near truck routes. 
 
o Development standards should be reviewed to include standards requiring a proper turning radius and 

adequate ingress and egress for large trucks. 
 
o Truck routes should be designed for roads built to withstand the weight of large vehicles and  trucks should be 

discouraged from using routes not adequately built in order to preserve existing facilities. 
 
 
Goal 6: Promote efficient system management and operation 
 
Policy 1: Equity Policy 
 
It is the policy of DARTS to ensure the cost of transportation facilities and services are borne by those who benefit 
from them. 
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Objectives: 
 
o Develop equitable financing mechanisms for existing system maintenance and improvement, and through the 

development review process, require improvements necessary to accommodate future growth. 
 
o Provide transportation services and facilities in a timely manner according to funding capabilities. 
 
 
 
 
Policy 2: Transportation System Management (TSM) and Transportation Demand Management 

Policy 
 
It is the policy of DARTS to encourage implementation of transportation system management and transportation 
demand management to reduce traffic congestion and promote low cost solutions for road capacity problems. 
 
Implementing Strategies/Objectives: 
 
o Develop transportation system management alternatives program containing the following elements: 
 

1. Support of the TSM alternatives program and examine whether or not TSM may be used instead of  
building  or significantly improving road segments with high traffic volumes. 

  
2. Procedures for implementing the following demand management options: 
 

¶ Addition of turn lanes 
¶ Channelization of intersections 
¶ Impositions of lane restrictions 
¶ Removal of on-street parking 
¶ Interconnection and optimization of traffic signals 
¶ Special traffic signage 

 
3. Coordinate development of System Management Alternative Programs with the City of Albany, 

Dougherty and Lee County, and the Georgia Department of Transportation. 
 
o Develop a transportation demand management alternatives program containing the following elements: 

 
1.  Support of the TDM alternatives program and examine the options before any proposed projects. 

  
 
 2.   Procedures of the TDM implementing the following demand management options: 

¶ Staggered Work Hours 
¶ Employer based van and carpooling 
¶ Telecommuting Center 

 
3. Work with business groups, citizens, and employees to develop and implement demand management 

programs. 
 
 4. Coordinate development of the Demand Management Alternative Program with the City of Albany, 

Dougherty and Lee County, and the Georgia Department of Transportation. 
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 5. Focus demand management programs on areas of high density employment and on firms with 50 or 
more employees. 

 
o Incorporate into the land use planning and permitting process provisions for review of the impact of specific 

developments on the transportation network.  When appropriate incorporate design solutions in order to 
reduce the need for public expenditures to address impacts of increased demand. 

 
Policy 3: Financial Policy 
 
It is the policy of DARTS to provide a financially balanced twenty-five year transportation plan. 
 
 
 
Implementing Strategies/Objectives: 
 
o Prepare estimates of the amount of funding that will be available from federal, state, and local sources. 
 
o Prepare estimates of the total cost for transportation improvement projects (i.e. Street and Highway Related 

Projects, Enhancement Projects, Transit Service Improvements). 
 
o Prepare cost estimates for the maintenance of the future transportation network. 
 
Goal 7: Emphasize the preservation of the existing transportation system. 
 
Policy: Highway Maintenance Policy 
 
It is the policy of DARTS to ensure the roadway system is structurally sound and adequately maintained. 
 
Implementing Strategies/Objectives: 
 
o Determine the backlog of deferred maintenance and the annual maintenance requirements of the area roadway 

system. 
 
o Determine area wide roadway system reconstruction needs. 
 
o Prioritize and carry out maintenance and reconstruction activities through the annual maintenance and 

reconstruction program process. 
 
o When projects are planned, designed, or constructed evaluate the life-cycle costs and make appropriate 

decisions at each step to ensure that projects that are built are as maintenance free as possible. 
 

2.3 Project Evaluation Process and Criteria 
 
To aid in the evaluation of proposed transportation system improvements, DARTS has established a project review 
process which is located in Appendix A. The process, consisting of a series of questions and tables for gathering 
project information, is designed to ensure that all improvement alternatives are considered before recommending 
the adding of capacity or additional lanes to solve a transportation deficiency.  The process is based on the 
established DARTS goals (or seven TEA-12 planning factors) and policies outlined in the section 3.2 of the LRTP.  
The following to subsections outline additional considerations included in the project review process.  All DARTS 
recommendations are evaluated to ensure compliance with Title VI of the Civil Rights Act of 1964 and the 
Americans with Disabilities Act of 1990. 
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2.3.1 Title VI of the Civil Rights Act of 1964 and Environmental Justice 
 
Title VI of th e C ivil R igh ts A ct of 1964 states th at ñN o person  on  th e groun d of race, color, or n ation al origin , m ay 
be excluded from participation in, be denied the benefits of, or be subjected to discrimination under any program or 
activity receiving Federal financial assistan ce.ò  T itle V I bars in ten tion al discrim in ation  as w ell as disparate im pact 
discrimination. 
 
T h e E n viron m en tal Justice (E J) O rders (E O  12898) furth er am plify th e T itle V I by providin g th at ñeach  F ederal 
agency shall make achieving environmental justice part of its mission by identifying and addressing, as 
appropriate, disproportionately high and adverse human health or environmental effects of its programs, policies, 
and activities on minority populations and low-incom e population s...ò 
 
One of the first requirements of this Executive Order is to identify the environmental justice communities within 
the plan area.  Though no standards exist for population identification, a common method is to utilize US Census 
data to identify these areas.  Documentation of the method utilized to identify the EJ communities is described in 
Section 1.2.1.5. 

2.3.2 American with Disabilities Act of 1990 

The Americans with Disabilities Act (ADA) of 1990 recognizes and protects the civil rights of people with 
disabilities and is modeled after earlier laws established to prohibit discrimination on the basis of race and gender. 
The ADA covers a wide range of disability, from physical conditions affecting mobility, stamina, sight, hearing, 
and speech to conditions such as emotional illness and learning disorders. ADA vehicle regulations address buses, 
vans, a variety of rail vehicles, trams, and other modes of public transportation.  In addition, regulation 28 CFR 
35.151(d) requires newly constructed and altered streets and pedestrian walkways to contain curb cuts at 
intersections.  Regulation 49 CFR 37.41 requires newly constructed transit facilities by public entities to be 
accessible to persons with disabilities.  As outlined in 49 CFR 37.43, alterations to existing transit facilities by 
public entities must be done in an accessible manner. New buses and rail vehicles acquired by public entities for 
fixed route systems must be accessible as required in 49 CFR 37.71, 37.79 and 37.85. New vehicles acquired by 
public entities for demand responsive systems must be accessible unless the system provides individuals with 
disabilities a level of service equivalent to that provided to the general public (49 CFR 37.77).  As defined in 49 
CFR 37.121 to 37.155, public entities operating fixed route bus, and rapid rail and light rail systems must provide 
comparable complementary paratransit service to individuals with disabilities who meet certain eligibility criteria 
to the extent that an undue financial burden is not imposed.   The ADA regulations applicable to the federal 
funding programmed by DARTS will be followed. 

2.4 Conclusions 
 
This comprehensive planning process has produced the plan outlined in the following chapters.  A combination of 
comprehensive planning with technical analysis has developed a series of transportation improvements designed to 
guide transportation system development through the next twenty-five years. 
 
There is now in place the methodology to produce a comprehensive transportation planning product and to 
evaluate individual projects.  In future years a combination of a review of the seven factors along with modeling, as 
discussed earlier in this chapter, will be used to evaluate the feasibility of each project and plan amendment.  A 
systematic analysis of each project w ill be follow ed usin g th e form at con tain ed in  A ppen dix ñA ò.  It is an ticipated 
that this formal process will ensure that the needs of the DARTS area are effectively identified and efficiently 
improved. 
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3.0  DARTS AREA DEMOGRAPHICS EXISTING COND ITIONS AND 
PROJECTIONS 

3.1 Planning Area Boundary 
 
The DARTS Planning Boundary is determined by the Metropolitan Planning Organization (MPO) and the 
governor.  It must include, at a minimum, the current urbanized area and the area expected to be 
urbanized during a 20 year forecast.  No state or federal funds can be expended for transportation projects 
within the boundary without DARTS approval and inclusion in the Long Range Transportation Plan 
(LRTP) and Transportation Improvement Program (TIP).  Using data obtained from the 2000 census, the 
DARTS planning boundaries were established.  Figure 3.1-1 illustrates the boundaries for the DARTS 
2030 Transportation Plan.  
 

Figure 3.1-1 DARTS 2030 MPO Boundary 
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3.2      Existing Conditions and Projections 

3.2.1 Socio-Economic Information 
 
Dougherty County has experienced a small decrease in population in the last couple of decades while 
population in Lee County has doubled between 1980 and 2000.  Historically the rate of population growth 
in south Lee County had experienced slow rates of growth until the last couple of decades.  The reasons 
for th is rapid grow th  is based on  th e follow in g factors: 1)th e em ergen ce of A lban y as th e ñcen tral placeò 
of southwest Georgia, 2) the decision of several large corporations to locate manufacturing facilities in the 
community and, 3) the development of military bases in the community. 

 
Table 3.2.1-1 Population by County 

 

County 1980 1990 2000 

Dougherty County 100,710 96,321 96,600 

Lee County 11,684 16,250 23,381 

Total 112,394 112,571 119,981 

Source:  U.S. Census Bureau 

South Lee County growth has increased due to several factors including lower property taxes, land 
availability and a perceived higher quality of education.  This pattern should continue as long as water is 
available. 
 
The direction of growth in Dougherty County has been to the northwest towards Lee County.  This pattern 
should continue while suitable land is available.  However large areas of wetlands will limit the land 
available for development in this part of the county.  The decrease in growth in Dougherty County may be 
due to the closing of several large employers such as Firestone Tire Company, Flint River Textile, 
Lilliston and the Turner Naval Base. 
 

3.2.1.1 Population and Employment 
 
 
Base year and future year estimates of household and employment information were prepared by the 
Georgia Department of Transportation (DOT) in collaboration with Dougherty Area Transportation Study 
(DARTS) staff for the 2030 LRTP Update.  Forecasts of future year socioeconomic data is one of the first 
m ajor tasks in  updatin g an  urban ized areaôs L R T P . B ase year lan d use data w as represen ted by 2002 -level 
demographics.    Future year 2030 data was forecast from base year 2002 data using county-level forecasts 
of population and employment, development plans submitted to local governments, and parcel-level land-
use mapping.   
 

Two separate, but inter-related, demographic data files were prepared for the plan.  One was developed to 
represent the base year 2002 and the other for future year 2030.  A total of ten (10) socioeconomic 
variables were estimated for the base and future years.  The variables and their primary data sources in the 
base year data set are listed in Table 3.2.1.1-1 
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Table 3.2.1.1-1 
    LRTP Demographic Variables 

 
No. Variable Source 

1 Area No. of acres in each zone computed from TAZ boundary file in GIS 
2 Population Census 2000 block-level population at block-level geography 
3 Number of Households Census 2000 number of households at block-level geography 
4 Average Household 

Income 
1999 mean household income from Census 2000 at block group-level 
of geography 

5 School Enrollment 
(At location of school) 

Albany-Dougherty Planning Department; 
Dougherty County Board of Education; 
Lee County Board of Education 

6 Wholesale Employment Lee County building permit data; 
Business directory listing from Dun & Bradstreet; 
State of Georgia Department of Labor 

7 Manufacturing 
Employment 

Lee County building permit data; 
Business directory listing from Dun & Bradstreet; 
State of Georgia Department of Labor 

8 Retail Employment Lee County building permit data; 
Business directory listing from Dun & Bradstreet; 
State of Georgia Department of Labor 

9 Services Employment Lee County building permit data; 
Albany-Dougherty building permit data; 
Business directory listing from Dun & Bradstreet; 
State of Georgia Department of Labor 

10 Total Employment Summation of employment in four other categories 
 
 

N early all in dustries an d occupation s are captured by th e m odelôs four em ploym en t variables: Wholesale; 
Manufacturing; Retail; and, Services.  However, one large labor classification is not captured by any of the 
em ploym en t variables.  T h e S tan dard In dustrial C lassification  ñM in in g an d C on struction ò is n ot in cluded.   
Nearly all other labor categories including government and small service businesses are included under 
th e ñS ervicesò category as w ell as by ñT otal E m ploym en tò. 

 

The intensity of socioeconomic activity inside the study area was delineated into small geographic areas, 
called T raffic A n alysis Z on es (T A Z ôs).   A  m ap sh ow in g T A Z  geograph y in side th e D A R T S  study area is 
shown in Figure 3.2.1.1-1.  T h ere w ere a total of 368 T A Z ôs.  D ough erty C oun ty is subdivided in to 301 
T A Z ôs an d south ern  L ee C oun ty in to 67 T A Z ôs.   T h e size of zones changes based on the relative intensity 
of socioeconomic activity inside the study area.  The heavily developed areas of  the City of Albany are 
much smaller than in rural portions of the study area.   
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Figure 3.2.1.1-1 
DARTS Study Area and Traffic Analysis Zone Geography 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
S ource:  G eorgia D O T  T ravel D em an d M odel en um eration  of T A Z ôs for 2030 L R T P  U pdate. 
 
 
 
The rest of this section contains a description of the methodology used to prepare zone-level 
socioeconomic data for the base and future years as well as a summary of population and employment 
changes that were forecast to occur between 2002 and 2030.   

 
Base Year 2002 Methodology 
 
Creation of the 368 zone file of base year socioeconomic data employed a two-step process:  (1)  
E stablish in g C on trol T otals; an d (2) A llocatin g D ata to T A Z ôs.  E ach  is described below . 

 

Establishing Control Totals 
 
Control totals were obtained for two distinct sub-areas inside the DARTS region.  They are shown in 
Table 3.2.1.1-2.  Regionwide population in the DARTS study area was 119,981.  Total employment in the 
region was at 52,223.  Separate target thresholds were estimated for Dougherty County and the portion of 
Lee County inside the study area.    
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Table 3.2.1.1-2 
Base Year 2002 Control Totals 

 
 
 
 
 
 
 
 
 

A llocating D ata to T A Z ôs 
 
C on trol totals for D ough erty C oun ty an d L ee C oun ty w ere allocated in to T A Z ôs usin g several sources of 
information that were specific to individual demographic variables.   A GIS address matching and overlay 
process w as used to relate th e location  of in form ation  to th eir respective T A Z ôs.   T h e G IS  an alysis 
produced some misallocations of base year employment data which were manually corrected following 
review of the initial TAZ allocations by DARTS staff.  Sources of information that were used for each 
socioeconomic variable are listed below. 
 

Population ï allocated to T A Z ôs from  cen sus block -level geography available from the U.S Bureau of 
C en susô C en sus 2000 database. 

Households ï allocated to T A Z ôs from  cen sus block-level geography available from the U.S Bureau of 
C en susô C en sus 2000 database. 

School Enrollment ï  allocated enrollments for each K-12 sch ool, public an d private, to T A Z ôs based on  
their street addresses. 

Wholesale Employment ï  allocated to T A Z ôs usin g  Dun and Bradstreet business listing that included 
Standard Industrial Classification code, number of employees (on-site), and the street address of particular 
business or government establishment.  Refinements were made by DARTS staff to account for 
misallocations produced by the GIS allocation process. 

Retail Employment ï  allocated to T A Z ôs usin g D un  an d B radstreet busin ess listin g.  R efin em en ts w ere 
made by DARTS staff to account for misallocations produced by the GIS allocation process. 

Manufacturing Employment ï  allocated to T A Z ôs usin g D un  an d B radstreet busin ess listin g. R efin em en ts 
were made by DARTS staff to account for misallocations produced by the GIS allocation process. 

Services Employment ï  allocated to T A Z ôs usin g th e D un  an d B radstreet busin ess listing plus the Albany-
Dougherty County business permit file.  Refinements were made by DARTS staff to account for 
misallocations produced by the GIS allocation process. 
 

TRAVEL MODEL         
VARIABLE

Dougherty 
County

Lee 
County

DARTS 
Region

Population1 96,600 23,381 119,981
Households1 35,861 7,800 43,661
School Enrollment 19,730 5,310 25,040
Wholesale Employment2 1,889 89 1,978
Retail Employment2 6,658 350 7,008
Manufacturing Employment2 7,515 73 7,588
Services Employment2 33,402 2,089 35,491
Total Employment2 49,464 2,759 52,223

(1)  Georgia Department of Community Affairs county-level estimates of 
        population and number of households.

(2)  Georgia Department of Labors county-level Wage and Employment estimates
       for 2nd quarter of 2002.
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A table that shows how individual businesses in the Dun and Bradstreet file were assigned into travel 
demand model variables according to SIC code is presented in Table 3.2.1.1-3. 
 

Table 3.2.1.1-3 
SIC Code to Model Variable Equivalency List 

 
1-Digit  

SIC 
Code  Industrial Class Name  

8-Digit  
SIC Code  

T
o 

8-Digit  
SIC Code  

1 Manufacturing 20000000 - 26760000 
    28190000 - 28190000 
    30000000 - 39930100 

2 Wholesale 42000000 - 46130000 
    47310000 - 47830000 
    50120000 - 51999912 

3 Retail 52110000 - 57360000 
    59120000 - 59991401 

4 Services 27000000 - 27600000 
    40100000 - 41740000 
    47240000 - 47240000 
    48100000 - 49390000 
    49410000 - 49590310 
    58120000 - 58130200 
    60210000 - 81119902 

    87110000 - 
        

87489901 
5 Schools/Libraries/Child Care 82110000 - 82310400 

    83510000 - 83519905 
6 Vocational/Fam. Services 82490102 - 83310104 
7 Nursing Homes 83610000 - 86410301 

8 
Soc. 
Services/Boosters/Church 86610000 - 86999907 

9 Govt. Employment 91110000 - 97119907 
 
A t th e en d of th e base year allocation  process, follow in g D A R T S ô an d G D O T  staff review , several 
allocation revisions were made.  These revisions were made to the Households and Services Employment 
variables.  F irst, th e n um ber of h ouseh olds w ere adjusted sligh tly h igh er in  several T A Z ôs th at con tain ed a 
relatively high population living in group quarters housing.  The net result of this on the regionwide 
control totals was a slight increase in the total number of households.  The second adjustment was to 
S ervices E m ploym en t.  T h is w as perform ed on  several T A Z ôs to produce a h igh er n um ber of S erv ices 
employees.  The refinement was applied to those zones where the number of Services employees allocated 
to a zone was not consistent with the minimum number of school employees that would be expected for 
the known level of school enrollment in that zone.  There was not a net change in the regionwide control 
total for Services Employment because an equal amount of employment was removed from zones adjacent 
to ones that were adjusted upward. 
 
Future Year 2030 Methodology 
 
The overall process employed to compute the future year 2030 zone-level socioeconomic data file was 
similar to the base year.  The sources of information, however, were different for determining control 
totals and for allocations into zones. 
 
Establishing Control Totals 
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Future year control totals for Population and Total Employment were established by the Georgia DOT in 
cooperation with DARTS staff.  They are shown in Table 3.2.1.1-4.  Future year population in the DARTS 
study area was forecast to be 143,935 which was 20% higher than the base year.  Total employment was 
projected to be 73,466 in 2030, a 41% gain over the base year.  School enrollment was projected to 
increase from 25,040 in 2002 to 29,859 in 2030 based largely on the estimated change in population.  In 
contrast with the other variables, Wholesale Employment and Manufacturing Employment were projected 
to remain relatively constant between 2002 and 2030.   Projected gains in employment variables occurred 
in the Services and Retail industry classifications. 

Table 3.2.1.1-4 
2030 Socioeconomic Variable Control Totals 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Future year control totals for demographic data indicate that the DARTS region will continue to grow as 
the City of Albany and Dougherty County expand upon its role as a regional center for jobs, professional 
services, m edical n eeds, education  an d en tertain m en t.  A t th e sam e tim e, L ee C oun tyôs role as a bedroom  
community for people who work in Albany-Dougherty County will continue to grow.  The control 
numbers suggest that the majority of population and household growth will occur in Lee County during 
the 2002 to 2030 time frame while the net change in residential development in Dougherty County will be 
m uch  slow er.  L ee C oun tyôs population  in side th e D A R T S  study area is expected to grow  from  23,38 1 to 
40,381 which equates to a 70% cumulative increase.  This part of the 2030 forecast is a continuation of 
development patterns that have been occurring over the last 30 years.  In terms of employment, the 
forecast indicates that the City of Albany and neighboring parts of Dougherty and Lee Counties will 
receive most of the new growth.  Total employment in Dougherty County was forecast to grow at a 37% 
rate between 2002 and 2030, from 49,464 to 68,008.  This is also a propagation of trends that have 
transpired over the previous 30 years.   
 
A llocating D ata to T A Z ôs 
 
The allocation process was performed separately for the two principal jurisdictions that comprise the 
DARTS study area:  (1)  Albany-Dougherty County; and (2)  Southern Lee County.  The allocation 
procedures used in each sub-area are described later. 
 
Some important assumptions underlying the allocation process are listed below. 
 
Assumptions: 

TRAVEL MODEL         
VARIABLE 2002 2030

% 
Change 2002 2030

% 
Change 2002 2030 % Change

Population1 96,600 103,554 7% 23,381 40,381 73% 119,981 143,935 20%
Households1 35,861 39,980 11% 7,800 13,741 76% 43,661 53,721 23%
School Enrollment2 19,730 20,790 5% 5,310 9,069 71% 25,040 29,859 19%
Wholesale Employment3 1,889 1,900 1% 89 100 12% 1,978 2,000 1%
Retail Employment3 6,658 7,940 19% 350 700 100% 7,008 8,640 23%
Manufacturing Employment3 7,515 7,400 -2% 73 200 174% 7,588 7,600 0%
Services Employment3 33,402 50,768 52% 2,089 4,458 113% 35,491 55,226 56%
Total Employment3 49,464 68,008 37% 2,759 5,458 98% 52,223 73,466 41%

(1)   Primary Sources:  
      (a)  Georgia Department of Community Affairs county-level projections of 2025 population and households
      (b)  U.S. Census Bureau's 1970 to 2000 trends of  population and households

(2)   Primary Sources:  
      (a)  Dougherty County School System
      (b)  Georgia DOT's projections of 2030 population and households for Dougherty County
      (c)  Georgia DOT's projections of 2030 population and households for Lee County

(3)   Primary Sources:  
      (a)  Georgia Department of Community Affairs county-level projections of 2025 employment by Standard Industry Class
      (b)  U.S. Census Bureau's 1970 to 2000 trends of  employment by Standard Industry Class

DOUGHERTY COUNTY LEE COUNTY DARTS REGION
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In Albany-Dougherty County, the zone containing the Marine Logistics Base retains the same amount of 
employment (nearly all in Services) that it had in the base year.   
 
Employment in the TAZ containing the M&M Mars manufacturing facility was marginally reduced to 
account for lesser activity in that zone. 
 
Average household size of new residential development will be substantially higher in Lee County than in 
Dougherty County. 
 
85%  of L ee C oun tyôs h ouseh old an d population  grow th  w ould occur in  T A Z ôs con tain in g tw o proposed 
developments that are known as:  (a)  Oakland Plantation along US82; and, (b) Lee Farms along Robert. 
B. Lee Dr. 
 
70%  of L ee C oun tyôs total em ploym en t grow th  w ould occur in  zon es con tain in g th e tw o large, proposed 
developments. 
 
Albany-Dougherty Allocation P rocess (T A Z ôs num bered  1-300 and 368)   
Allocations were largely based on information stored in two GIS layers provided by Albany-Dougherty 
staff.  These were:  (A)  Zoning Classification layer at the zone classification level-of-geography; and (B)  
Land-Use Type layer at the parcel level-of-geography. 
 
The Zoning Classification layer, in com bin ation  w ith  G eorgia D O T ôs T A Z  layer, provided th e n um ber of 
developable and existing developed acres in each TAZ by 6 generalized zoning groups: 
 

Residential; 
Commercial; 
Manufacturing/Industrial; 
Mixed-Use; 
Agricultural; and 
Floodplain/Hazardous. 

 
The Land-U se T ype layer, in  com bin ation  w ith  th e G eorgia D O T ôs T A Z  layer, provided a property value 
per acre by generalized land-use type.  Property values per acre thresholds were used to estimate how 
much property (acres) of each land-use type in each TAZ appeared to be either undeveloped or under-
developed.  This was not an exact measurement.  It was good enough, in most cases, to give an indication 
about how many acres were either undeveloped or under-developed in each TAZ. 
 
Residential Process -  Used a CAPACITY which considered:   (a)  Residential acres that were either 
undeveloped or under-developed; (b)  Agricultural acres that were either undeveloped or under-developed; 
(c) Floodplain; and (d) Units/acre density. 
 
An  ATTRACTIVENESS index was also used which considered:  (a)  Accessibility of TAZ to major 
attractors; and (b) Proximity of TAZ to property zoned for Industrial purposes. 
 
Commercial Process -  Used a two-tiered approach because there is little undeveloped or under-developed 
property available to accommodate the 17,000 additional employees needing to be allocated.    The first 
tier allocated h ypoth etical busin esses in to T A Z ôs w ith  vacan t or un der-utilized commercial property 
available. Approximately 6,000 Services employees or 35% were allocated to T A Z ôs w ith  un developed or 
under-developed com m ercial property.  T h ese em ployees w ere assign ed to T A Z ôs usin g th e sam e 
approach that was used for residential allocations (i.e., CAPACITY and ATTRACTIVENESS). 
 
Commercial growth attributable to the rem ain in g 11,000 S ervices em ployees w as allocated to T A Z ôs 
whose commercial property already appeared to be fully or mostly developed.   The allocation of 9,000 
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used two ATTRACTIVENESS indexes.  One index was based on whether a TAZ was part of a Mixed-Use 
and/or Redevelopment District.  The mixed-use T A Z ôs w ere iden tified in  th e Z on in g C lassification  G IS  
layer.  R edevelopm en t districts w ere com prised of T A Z ôs in  th e follow in g areas: 
 
 
 

Government Center Area downtown; 
Aquarium Area downtown; 
Medical Center (north of downtown); 
Albany State University (southeast of downtown); 
US82 & US19 Interchange Areas;  
Dawson Road; and, 
Flint River (Northeast of downtown area). 

 
The other attractiveness index to allocate this group of employees was based on the existing relative 
density of commercial build-out in  T A Z ôs.  V ery low  an d very h igh  den sities w ere deterren ts.  M edium  
range densities were deemed attractive in terms of accommodating re-development and higher 
employment levels. 
 
The remaining 2,000 Services employees in Albany-D ough erty C oun ty w ere allocated to T A Z ôs h avin g 
concentrations of residential development.   This number was consistent with the proportion of Services 
em ployees con tain ed in  th e C oun tyôs busin ess perm it file w h ose place of busin ess w as th e sam e as their 
place of residence. 
 
L ee C ounty A llocation P rocess (T A Z ôs num bered 301 to 367)    
Allocations were heavily dependent on two very large site plan drawings submitted by developers to Lee 
County.  The larger of the two is known as Oakland Plantation, located on the northeast side of US82 and 
south of Fowlton Creek.  Its full build-out would entail approximately 5,400 new housing units plus office 
and retail.  The other large development is called Lee Farms.  This one is located off Robert B. Lee Drive 
on the southern edge of Leesburg.  The site plan projects approximately 1,200 new housing units as well 
as mixed-use and commercial development.  Relatively small amounts of residential and commercial 
developm en ts w ere sprin kled aroun d T A Z ôs in  L eesburg , along the new Forrester Parkway, and zones 
along the southern border close to Albany. 
 
2002-2030 Change 
 
The demographic growth forecast for the region as a whole was a continuation of trends that evolved 
during the past 30 years.  Population is expected to increase during the next 30 years at a moderate 
average annual rate of 0.7% per year.  At that rate, the DARTS region will gain another 24,000 persons to 
reach a total population of 144,000 by 2030.  Total employment in the study area was forecast to grow by 
a moderate rate of 1.2% per year in the 2002 to 2030 time frame.  This rate of growth translates into an 
additional 21,000 jobs by future year 2030. 
 
To make regionwide forecasts of demographic changes meaningful in the transportation planning process 
it is also important to anticipate their whereabouts to the extent that is possible.   This was done using the 
allocation methods explained earlier.  Results from allocating 2002 to 2030 population and employment 
growth are illustrated in graphical form below using district-level geography.  District boundaries were 
form ed by groupin g T A Z ôs togeth er in  areas w h ere large allocation s of grow th  w ere con cen trated. 
 
Most of the growth forecasted for the DARTS region was allocated into fourteen districts inside the study 
area.  The districts are split evenly, seven for population and seven for employment.  For population, the 
seven districts contain 21,000 of the total 24,000 person increase for the region as a whole.  In terms of 
total employment, district geography accounts for 14,000 of the total 21,000 employment increase that 
was forecast for the study area.   
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Population Allocations 
 
District-level geography showing the largest concentrations of population growth in the DARTS study 
area is presented in Figure 3.2.1.1-2.   The 2002 and 2030 population estimates that came out of the 
allocation process are listed in Table 3.2.1.1-5.  The largest 2002 to 2030 population changes were 
expected to occur in southwest Lee County along US82.  The number of persons expected to reside in this 
district was projected to grow by 12,400.  The geography of this particular district, named US82/Fowlton 
Creek, contains the Oakland Plantation development that has been proposed to the Lee County Board of 
Commissioners.   On the southern border of the City of Leesburg, the Leesburg district was allocated an 
additional 4,100 persons.  On the western outskirts of the City of Albany and partially in unincorporated 
parts of Dougherty County another 2,100 persons were allocated into a district named Lockett 
Crossing/Gillionville. 
 

Figure 3.2.1.1-2 
High Population Growth Areas 

 
 
 
 
 
 
 
 
 
 

Table 3.2.1.1-5 
2002 To 2030 Population Growth by District 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

2002-2030
2002 2030 Population

District Name Population Population 1 Change
US82/Fowltown Creek 1,900 14,300 12,400
US19/Leesburg 1,600 5,700 4,100
Philema/Graves Springs 900 1,300 400
Turner City 8,600 9,000 400
Sylvester Hwy./Acree 5,000 5,900 900
Radium Springs/MLK/Oakridge 6,700 7,500 800
Lockett Crossing/Gillionville 9,600 11,700 2,100

(1)  Source:   Ga. Department of Transportation and DARTS Estimates
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Total Employment Allocations 
 
The largest concentrations of total employment growth in the DARTS study area are depicted in Figure 
3.2.1.1-3.   The 2002 and 2030 total employment estimates that were allocated to high growth 
employment districts are listed in Table 3.2.1.1-6.  The largest increase occurred in the Westover Blvd. 
district located on  th e C ity of A lban yôs w estern  border an d in cludin g som e parts of un in corporated 
Dougherty County.   The number of employees expected to work at businesses in this district was 
projected to grow by 4,100.  The second and third highest concentrations of employment growth were 
located in the Albany Mall and Phoebe Putney Medical districts inside the City of Albany.  Together, 
these two districts accounted for 4,700 of the new jobs forecast for the region during the 2002 to 2030 
time frame. 
 

Figure 3.2.1.1-3 
High Total Employment Growth Areas 

 

 
 
 
 
 
 
 
 
 

 
Table 3.2.1.1-6 

2002 To 2030 Total Employment Growth by District 

 
 
 
 
 

2002-2030
2002 2030 Total
Total Total Employment

District Name Employment Employment 1 Change
US82/Fowltown Creek 80 650 570
Leesburg 1,000 2,200 1,200
Turner City 2,000 3,700 1,700
Albany State University 1,700 3,400 1,700
Westover Blvd. 4,600 8,700 4,100
Phoebe Putney Medical 5,600 7,900 2,300
Albany Mall 4,700 7,100 2,400

(1)  Source:   Ga. Department of Transportation and DARTS Estimates
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3.2.1.2 Economic Base 
 
The Albany  area has a diversified economy, with a variety of industries and services.  Table 3.2.1.2-1 lists 
the number of employed persons 16 years of age and older for 1980, 1990 and 2000 according to the 
Census.  Only the data for 2000 was available for Lee County.  The number of employed persons 16 years 
of age and older has decreased slightly between 1990 and 2000 for both the City of Albany and Dougherty 
County. 
 
 

Table 3.2.1.2-1 
Employment by Occupation 

Employed Persons 16  Years of Age and Older for 1980, 1990, 2000 
for Albany and Dougherty and Lee Counties 

 
 Albany Dougherty Lee  
Occupation 1980 1990 2000 1980 1990 2000 2000  
Management,  
professional, 
and related 
occupations  

7,021 8,570 8,829 10,038 10,679 11,117 3,542 

Service  5,168 4,819 5,281   4,531   5,727 6,439 1,443 
Sales and office  8,064 8,659 7,361 11,201 11,122 9,703 3,910 
Farming, 
fishing, and 
forestry  

    677    351    107     374      571    132    126 

Construction 
and 
maintenance, 
production, 
transportation  
& material 
moving 

13,338 8,641 7,356 9,589 10,823 10,001 2,968 

Total 34,268 30,689 29,934 35,733 38,922 37,392 11,989 
Source:  U.S. Census Bureau 
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3.2.1.3 Motor Vehicles 
 

Table 3.2.1.3-1 list the current number of total vehicles registered in Dougherty and Lee Counties by 
vehicle type.  Dougherty County has .75 vehicles per capita while Lee County has 1.15 vehicles per capita.   

 
 

Table 3.2.1.3-1 
Number of Registered Vehicle by County by Vehicle Type 

 

Source:  Georgia Department of Motor Vehicle 
  

3.2.1.4  Environmental Justice Communities 
 
All Federally funded programs, including the transportation planning process, must consider the 
program ôs im pact on  E n viron m en tal Justice (E J) populations. An intention of the focus on EJ populations 
is to identify potential transportation planning projects and programs that could adversely impact EJ 
populations early in the project development process. If potential adverse impacts are identified, the 
impacts can be weighed against other goals and objectives of the planning process, and if appropriate, 
mitigating changes to the plans and programs can be made. Planning-level EJ procedures should: 

 

Á Assist in identifying plans and programs that have negative EJ impacts 
Á Document the details of the decision-making process related to impact on EJ populations 
Á Document how EJ populations were given full and fair opportunities to participate in the 

planning process 
Á Provide information to subsequent project development activities that may assist in mitigating 

negative EJ impacts of plans and programs that proceed beyond the planning level. 
 

Identify Populations and Physical Characteristics of the Study Area and Establish 
Environmental Justice Thresholds 
 
EJ populations were located in the DARTS study area. Four EJ population groups: minority, low-income 
(census defined), elderly (65+), and disabled (any disability ï  population 16+) were analyzed. Minority 
population is the total non-w h ite population . ñL ow  in com eò is based on  U S  C en sus B ureau poverty 
defin ition s th at are based on  population  per h ouseh old. ñE lderlyò is th e population  aged 65 an d over. 
ñD isabledò is th e population  age 16 an d over w ith  an y disability. B y com parin g E J population s to totals 
for the regional, it is possible to calculate regional averages for each group to serve as thresholds. The 
geographic locations of EJ populations were determined at the Traffic Analysis Zone (TAZ) level. If the 

Type of Vehicles Dougherty County Lee County 

Passenger Vehicles 47,671 13,922 

Trucks 15,693 7,448 

Trailers 8,221 4,892 

Motorcycles 760 487 

Buses 355 88 

Other 1 0 

Total 72,701 26,837 
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percentage of the EJ population group in a TAZ exceeds the regional average, then that TAZ is designated 
as an EJ zone for that population group. 
 
Regional averages or thresholds were determined for the DARTS area for the four type of EJ populations 
using the US Census Bureau data.  Then a comparison between the zonal average to the regional average 
were performed to determine the areas where the TAZ average exceed the regional average or threshold.  
This analysis is used later to quantify the impact the proposed plan improvements will have on the EJ 
populations.  T h e D A R T S ô  calculated regional averages for the EJ populations are summarized below: 
 

EJ Population Category Regional Average (Threshold) 

Race Minority Population > 53% 

Disability Disabled Population > 26% 

Income Population in Poverty > 16% 

Age Elderly Population > 10% 

 

Geographic areas identified as containing significant EJ populations are dispersed throughout the study 
area, as can be seen in the following maps. 
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Figure 3.2.1.4-1 
Environmental Justice Populations based on Race 

(Minority Pop ulation >53%) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   
 

   
 

 39               DARTS 2030 TRANSPORTATION PLAN 

 
 
 
 
 
 

Figure 3.2.1.4-2 
Environmental Justice Populations based on Disability 

(Disabled Population > 26%) 
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Figure 3.2.1.4-3 
Environmental Justice Populations based on Income 

(Population in Poverty > 16%) 
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Figure 3.2.1.4-4 
Environmental Justice Populations based on Age 

(Elderly Population > 10%) 

 
 

As part of the public involvement process, DARTS conducted public hearings in three different  locations 
in the region.  
 
Since the EJ populations are dispersed throughout the MPO area, it may be more informative to determine 
TAZs with concentrations of multiple EJ populations. The number of the categories that each TAZ was 
estimated to contain a higher than average EJ population were determined for each TAZ. This total was 
design ated as th e T A Z ôs E J L evel. F or exam ple, if a T A Z  h ad h igh er th an  average population s in  every 
category (Race, Income, Disability, and Age), then the EJ Level would be four. If a TAZ had higher than 
average populations in three of the four categories, then the EJ Level would be three. The map below 
displays th e E J L evel for D A R T S ôs T A Z s. 
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Figure 3.2.1.4-5 
EJ Level for DARTS 

 

 
To assist MPOs in concentrating regional public outreach efforts to the largest EJ populations, it is helpful 
to consider total population as another dimension to the above map. Although it remains important for 
project-level analysis to consider EJ populations in sparsely populated areas, regional-level public 
outreach efforts can be more effective if directed towards large concentrations of EJ populations.   The 
circles for each TAZ, display where the size varies by total population and colors vary by EJ Level are 
shown in Figure 3.2.1.4-6. The map indicates that the largest EJ populations are concentrated in the core 
of the city, particularly south, west, and northeast of Downtown Albany. 
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Figure 3.2.1.4.-6 
Identification of Environmental Justice Populations 

 

 
 

3.2.2 Physical Characteristics 
 
This section briefly describes the existing natural and environmental factors in Dougherty County and 
south Lee County which may have an impact on development within the area and, therefore, impact 
transportation planning and development efforts.  The purpose of this section is to provide the basic 
information necessary to understand and evaluate the significant natural, and in some cases, man-made 
features of D ough erty an d south  L ee C oun tiesô en viron m en t in  term s of th e opportun ities an d con strain ts 
they may place on the development of transportation facilities. 
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3.2.2.1 Physical Setting 
 
Location 
 
Dougherty and south Lee County are located in southwest Georgia nearly 170 miles south of Atlanta, 90 
miles southwest of Macon, and 90 miles southeast of Columbus.  Dougherty County extends 
approximately 27 miles from east to west and 13 miles from north to south, covering roughly 330 square 
miles.    The  portion of Lee County that is in the study  area extends approximately 17 miles from east to 
west and 8 miles from north to south.  The area is served by several US and state highways.  The US 
routes include US 19, which runs north and south through the area , and US 82, which enters the area 
from the east in Worth County and leaves the western portion of the area heading toward Terrell County.  
Georgia State Routes 3, 32, 62, 91, 133, 234, 300, and 520 also traverse the area. 
 
Physical Geography 
 
Dougherty and south Lee Counties lie in the eastern portion of the Dougherty Plain, an area encompassing 
some 6,000 square miles and stretching from the Alabama-Florida-Georgia junction in a northeasterly 
direction to Dooly County, Georgia.  The Dougherty Plain is characterized by low, gently sloping hills, 
becoming more level as one moves eastward.  In this area the plains become virtually flat. As one moves 
to the east or the southeast of the area, the ground slopes at a rate of six feet per mile.  Slopes are slightly 
steeper toward the north and northwest on the east side of the Flint River.  The land in the northern 
portion of the DARTS study area is generally higher than the land in the southern portion. 
 
A prominent feature of the Dougherty Plain is the presence of closed depressions, or sinkholes, ranging in 
diameter from a few inches to several hundred feet.  Sinkholes are the surface expression of limesinks, 
created by groundwater dissolving subsurface limestone rock. 
 
Climate 
 
The DARTS study area has a mild climate and abundant rainfall.  The area's close proximity to the Gulf 
of Mexico results in mild winters and warm summers. 
 
 Temperature - The average annual temperature in the area is 68 degrees.  The average maximum 

temperature is 79.3 degrees and the average minimum temperature is 54.6 degrees.  Maximum 
temperature during the winter averages 65 degrees with a minimum average of 39 degrees.  The 
first killing frost usually occurs in mid-November with the last usually occurring in Mid-March, 
thus allowing an average growing season of 250 days. 

 
 Rainfall - According to the US Weather Bureau, rainfall in Dougherty and south Lee Counties 

averages 49.31 inches.  March, July, and August are typically the wettest months of the year. 
October and November are usually the driest.  Typically the area averages 108 days per year in 
which rain falls. 

  
 Winds - The prevailing winds in this area vary greatly depending on the time of year.  In the fall, 

the prevailing winds are from the northeast.  The winds are from the east in April and August, 
the south in January and March, the southwest in July and May, the west in June, and from the 
northwest in February and December. 
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Relief 
 
The area is fairly level to gently sloping.  Elevation ranges from 170 feet above sea level along and near 
the Flint River to 330 feet in the southeast.  There are no steep slopes (20%+ grades) located in the 
DARTS area.  West of the Flint River, the area slopes gently to the south.  The area east of the Flint River 
is characterized by slightly steeper slopes to the west and northwest.  The northern boundary of the area 
generally has higher elevations, although the highest point in the area is located in the southeastern 
portion of Dougherty County. 
 
There are three dominant types of landscape in this region:  (1) low flats; (2) broad ridges with scattered 
rounded depressions; and (3) low hills.  The flats, occurring along streams, maintain a high water table 
and usually flood every year.  Soils in the flats range from poorly to moderately-well drained with gray 
subsoil.  The broad ridges are characterized by a water table located several feet below the surface, except 
in the rounded depressions where the water table is high and the soils are moderately to poorly drained.  
Where the water table is low, the soils are well to moderately drained.  The eastern and southeastern part 
of the county is characterized by low hills.  The water table is several feet below the surface and the soils 
are moderately to well-drained. 
 
The relief of an area greatly influences natural drainage patterns, stormwater run-off velocity, and soil 
erosion conditions.  Development in the area is not affected by the problems (higher construction costs 
and erosion) normally related with steep slopes.  The lack of slope though creates stormwater drainage 
problems in developing land in the area. 
 
 

3.2.2.2 Water Resources 
 
There are an abundance of water resources in the study area.  These resources can be broken into two 
categories: surface water and groundwater.  Surface water is rainfall that finds its way to creeks, rivers, 
ponds, lakes, and wetlands.  Groundwater, on the other hand, is the rainfall that seeps into the ground and 
is not absorbed by the roots of plants and trees.  Water seeping into the ground takes the path of least 
resistance through soils and rocks that have large pore spaces (porous), such as sand, gravel, sandstone, or 
limestone.  However, soils and rocks having small pore spaces (non-porous), such as clay, shale, or 
granite, will slow or stop this downward water movement.  When water is stopped by this "confining 
layer" it forms underground "reservoirs" or aquifers. 
 
Groundwater 
 
Groundwater is an important natural resource in Georgia.  Over 40% of Georgia's population obtains its 
drinking water from groundwater sources.  In Dougherty and south Lee Counties, groundwater makes up 
100% of available drinking water.  Surface water is available for use but it is not used.  Other uses for 
groundwater in the area include domestic users, industrial purposes, and agricultural irrigation.  
 
Dougherty and south Lee County obtain its water supply from four aquifers.  The water quality is 
considered to be excellent, only needing chlorination and fluoridation treatment.  Below is a brief 
description of each aquifer.      
  
 Upper Ocala Formation 
 



   
 

   
 

 46               DARTS 2030 TRANSPORTATION PLAN 

 The Ocala (Floridian) is the shallowest aquifer.  Currently, one municipal well draws directly 
from the Ocala.  Another well draws from a combination of the Ocala and the Tallahatta.  The 
Ocala supplies approximately 4 percent of the municipal water supply and is the source of 
individual residential well water.   

 
 
  
 Middle Tallahatta Formation 
 
 A major aquifer, the Tallahatta supplies approximately 50 percent of the municipal water supply. 
 
 Clayton Formation 
 
 Also considered a major aquifer, the Clayton Formation supplies approximately 40 percent of the 

municipal water supply. 
 
 Upper Providence Sand 
 
 This is the deepest aquifer tapped locally.  The Providence currently supplies approximately 6 

percent of the municipal water supply. 
 
T h e D ough erty P lain  is on e of G eorgiaôs m ost sign ifican t groun dw ater rech arge areas.  W ith  th e exception  
of small areas running along the banks of the Flint River and a little portion of the upper Muckalee Creek, 
n early all of L ee C oun tyôs lan d resources h ave been  design ated as sign ifican t groun dw ater rech arge areas 
having a high pollution susceptibility.  Small portions of Lee County associated with the Flint River and 
the Muckafoonee Creek are considered medium susceptibility areas. 
 
Sinkholes are the result of sub-surface collapse caused by the dissolution of limestone which allows the 
erosion of soil into underground channels.  As water is drained from the aquifer, pressure within the 
aquifer is diminished.  Weakened spots on the limestone shield collapse under the weight of the overlying 
sediment.  This forms a depression in the earth that is often up to 25 feet deep and 500 feet wide.  
Recharge occurs through a sinkhole when the natural drainage basin fills with water during large rain 
storms and then drains into the aquifer through cracks and holes in the bottom of the sink.  In a limestone 
cropping, limestone bedrock is exposed directly to surface water runoff.  The water causes cracks to form 
and enlarge in the limestone, allowing water to flow directly into the aquifer.  Due to the quantity and 
frequency of rainstorms in the region, recharge is fairly regular. 
 
Wetlands 
 
Wetlands are areas that are flooded or saturated by surface or groundwater often and long enough to grow 
vegetation adapted for life in water saturated soil.  In order to develop the vegetation and soils 
characteristics to qualify as a wetland, an area might only be flooded for one week out of the year.  
Wetlands range from lakes, ponds, streams, rivers, creeks, swamps, marshes and other bodies of water 
that are flooded year round; to those flooded occasionally throughout a year, such as intermittent springs, 
bogs, bottomland forests, pine flatwoods, wet meadows and sinkholes.  The swamps that developers and 
farmers used to drain and fill are now recognized as a critical part of the hydrologic cycle and important 
in reducing non-point pollution, which is the major cause today of surface water quality degradation.  In 
Dougherty County the majority of the wetlands are concentrated in the western section of the county, 
especially the southwest quadrant.  In south Lee County the majority of wetlands are located along creek 
and river corridors.  The amount of land with standing water varies with the amount of local rainfall. 
According to the National Wetland Inventory Maps, there are roughly 23,579 acres in the DARTS area 
that are considered wetlands. 
 
Surface Drainage and Flood Plains 
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The Flint River is the principal stream in the DARTS area.  All streams that flow through the area 
even tually em pty in to th e F lin t R iver, alth ough  n ot alw ays w ith in  th e study areaôs borders.  M in or stream s 
in the area include the Kinchafoonee, Muckalee, Chickasawhatchee, Fowltown, and Coolewahee Creeks.  
Drainage of these streams is generally towards the south and the southeast. The Flint River flows 
southward through the eastern portion of the study area.  The Kinchafoonee and Muckalee Creeks flow 
from the south and merge about one mile west of the Flint River to form the Muckafoonee Creek.  The 
Chickasawhatchee Creek flows nearly due south dividing Dougherty County from Calhoun County to the 
west.  This creek is the main drainage channel in the western part of Dougherty County.  The 
Cooleewahee Creek flows southward through Dougherty County and joins the Flint River near Newton 
Road in Baker County. 
 
Approximately five percent of the land area in the DARTS study boundary lies in the floodway of the Flint 
River and Kinchafoonee Creek, both of which are sources of community flooding.   Development in the 
floodway is now prohibited.  Approximately 19 percent of the land in the area is located within the 
floodway fringe (between the floodway and the 100-year flood plain).  Development within the floodway 
fringe has occurred in Albany.  Major undeveloped flood plain areas are located in the western portion of 
the Dougherty County.  These include the basins of the Chickasawhatchee, Tallahassee, Kiokee, and 
Cooleewahee Creeks.  Other flood hazards exist primarily in the form of sinkholes and natural ravines 
which frequently experience ponding following prolonged periods of heavy rainfall.  
 
Protected River Corridors 
 
The most dominant topographic feature of Lee County is the Flint River which forms the eastern boundary 
betw een  L ee an d W orth  coun ties.  A ll of th e F lin tôs tributaries rise in  th e C oastal P lain .  T h e F lin t an d its 
tributaries drain all of Lee and Terrell counties and much of western Georgia.  They empty into the Gulf 
of Mexico via the Apalachicola River, which flows through the Florida Panhandle.  The Gulf of Mexico is 
located about 125 miles south of Lee County. 

Major creeks flowing north and south the entire length of Lee County include the Muckalee, 
Kinchafoonee, and Muckaloochee Creeks.  The Kinchafoonee Creek flows along the western border of 
Lee County, and through to the southwestern portion of the county.  It joins the second largest tributary of 
the Flint River, the Muckalee Creek, to form Muckafoonee Creek in Dougherty County.  Muckaloochee 
Creek flows through Smithville before joining the Muckalee Creek flowing to its confluence with 
Kinchafoonee Creek.  Fowltown is a lesser springs fed creek.  The general velocity of these streams is 
slow.  A few small rapids occur in some places, particularly in areas associated with the Ocala Limestone 
formation.  All of the streams overflow during periods of heavy rainfall. 

The Georgia River Corridor Protection Act of 1991 specifies three rivers and creeks for protection in Lee 
County.  These are portions of the Kinchafoonee Creek, Muckalee Creek, and the Flint River.   
 
Springs 
 
All of the important springs located in Lee County are artesian and have their source in the Ocala 
Limestone.  They mostly occur in low areas adjacent to streams.  Most of the springs occur along the 
Kinchafoonee and Muckalee Creeks and their tributaries starting from a point about two miles north of 
Leesburg and going south.  Some of the most notable springs include Graves Springs located near the 
Muckalee Creek, and Palmyra Springs located near the Kinchafoonee Creek.  In addition, there are 
several larger springs located in the scenic Mossy Dell area, two miles northeast of Leesburg.  

 

3.2.2.3 Soil Types 
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The surface soils of the Dougherty Plain are dominated by a tan to deep red residual clay characterized by 
impermeability and poor drainage.  In some areas this soil is overlaid by a layer of flood or river-carried 
sand.  According to the Soil Conservation Service, Dougherty and south Lee County contain fifteen major 
soils associations.  A soil association is an area with a distinctive pattern of soils consisting of one or more 
major soils and at least one minor soil.  The Soil Conservation Service describes the eight soil associations 
found   in the area as follows: 
 
 1. Dunbar-Izagora-Bladen Association - Moderately well-drained to poorly drained, 

frequently flooded soils along the Flint River.     
 
 2. Greenville-Grady Association - Deep, well-drained soils that possess a subsoil of dark-

red sandy clay and are on broad undulating uplands; and poorly drained, grayish soils in 
depressions. 

 
 3. Izagora-Dundar-Flint Association - Nearly level, moderately well drained or somewhat 

poorly drained soils that have a clayey or loamy subsoil and are on stream terraces. 
 
 4. Lakeland-Eustis Association - Deep, somewhat excessively drained or excessively 

drained sandy soils in broad undulating areas. 
 
 5. Lynchburg-Irvington-Goldsboro Association - Nearly level, somewhat poorly drained or 

moderately well-drained loamy soils on uplands. 
 
 6. Orangeburg-Red Bay-Grady Association - Deep well-drained soils possessing a sub-soil 

of yellowish-red to dark-red clay loam and are on broad undulating uplands; and poorly 
drained, grayish soils in depressions. 

 
 7. Swamp-Alluvial Land Association - Very poorly drained or poorly drained loamy and 

sandy alluvium covered with water or wet most of the year. 
 

8. Tifton-Carnegie Association - Well drained, pebbly soils that have a subsoil of 
yellowish-brown to red sandy clay loam or sandy clay and are on gently rolling uplands. 

 
9. Kinston-Bibb Association -  Poorly drained, level, acid loamy soils that are mainly gray 

below the surface layer; on flood plains.  Slopes range between 0 ï 2 percent.  This soil 
makes up about 5% of Lee County soils.  They are found mostly along the north and 
southwestern edge of the County. Soils in this association are severely limited for 
community development, including housing and development sites and recreation 
facilities, such as campsites and play areas due to flooding. 

 

10. Herod-Muckalee Association -  Poorly drained, level, nonacid, loamy soils that are 
mainly gray below the surface layer; on flood plains.  Slopes range from 0 ï 2 percent.  
This association makes up about 6% of the soils in Lee County.  The association is 
widespread throughout the County, except along the northwestern edge.  Use of these 
soils is also severely limited due to wetness and flooding. 

 

11. Tifton-Grady Association -  Well drained, level to gently sloping soils that have a loamy 
or sandy surface layer and a brownish loamy subsoil; on uplands; and very poorly 
drained level soils that have a loamy surface layer and a gray, clayey subsoil; in wet 
depressions.  Slopes are generally less than 5 percent, but can range to 8 percent, 
particularly along streams and drainageways. 
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12. Greenville-Faceville-Tifton Association -  Well drained, level to sloping soils that have a 
loamy or sandy surface layer and a reddish, clayey or brownish, loamy subsoil; on 
uplands. 

 

13. Orangeburg-Red Bay Association -  Well drained, level to gently sloping soils that have 
a sandy or loamy surface layer and a reddish, loamy subsoil; on uplands. 

 

14. Troup-Lucy Association -  Well-drained, level to sloping soils that have a thick, sandy 
layer over a brownish or reddish, loamy subsoil; on uplands. 

 

15. Fuquay-Troup-Goldsboro Association -  Well drained to moderately well drained, level 
to gently sloping soils that have a sandy surface layer and a brownish, loamy subsoil; on 
uplands. 

 
Soils can affect the construction of public utilities, highways, and building foundations.  Development 
without regard to soil properties can lead to cracked foundations, flooding, and damage to underground 
utilities, landslides, building settlement, and erosion problems. 
 

3.2.2.4 Major Park, Recreation and Conservation Areas 
 
A number of natural and conservation areas are located in the area.  These places serve not only 
Dougherty and Lee County, but also attract in-state and out-of-state visitors.  A variety of outdoor 
activities (hunting, fishing, recreation) add to the area's quality of life. 
 
Sand Dunes 
 
Located east of the Flint River within the Albany City limits south of Highway 82 are the sand dunes.  
These fossil dunes at one time extended 30 miles along the Flint River.  The original owners have 
gradually sold out to development interests and little of the original dunes remain today. 
 
 
Radium Springs 
 
Radium Springs is located just south of Albany on Radium Springs Road east of the Flint River.  A 
combination of a large spring and back pressure from the Flint River, Radium Springs discharges crystal 
clear water at 70,000 gallons per minute (gpm) at a constant temperature of 68 degrees.  Radium Springs 
has undergone renovation and offers swimming, picnicking, and other attractions. 
 
Chickasawhatchee Wildlife Management Area 
 
Covering 22,000 acres, 10,000 of which are in southwest Dougherty County, the Chickasawhatchee 
Wildlife Management Area is primarily timbered uplands of mixed hardwoods and pines interspersed 
with low-lying swamp areas.  The habitat of the area is favorable for deer, gray squirrels and rabbits.  The 
Chickasawhatchee Wildlife Management Area is owned by the St. Joe Paper Company for timber 
production.  The area is leased to the state for wildlife management.  Organized hunts, primarily for deer, 
are held during the appropriate hunting season. 
 
Chehaw Park 
 
Chehaw Park, located in both Dougherty and Lee Counties near Lake Worth along Philema Road, is 
owned and operated by the Chehaw Park Authority.  It includes 779 acres including a Wild Animal Park, 
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natural outdor zoo, train rides, picnicking, boating, and camping facilities.  Chehaw should be noted 
because of the several bogs and swamps that have been set aside for nature trails and conservation areas. 
 
Turner Field 
 
Turner Field is a regional park located in the northern portion of East Albany.  Turner Field is comprised 
of an 18-hole public golf course, public swimming pool, gymnasium, boat landing, picnicking facilities, 
and softball fields. 
 
P irateôs C ove N ature P ark 
 
T h e P irateôs C ove N ature P ark is a 60 acre n ature park located in  L eesburg. 
 
Farmland 
 
O ver 50%  of L ee C oun tyôs total lan d resources are classified as prim e farm lan ds.  N early all of L ee 
C oun tyôs developable areas are considered prime farmland by the Natural Resources Conservation 
Service.  Much of the prime agricultural and forest land in Lee County is held in plantation holdings and 
is protected through private or corporate stewardships. 
 
Forestland 
 
Accordin g to th e G eorgia F orestry C om m ission , 41.8 percen t of L ee C oun tyôs total lan d is forest lan d an d 
91.7 percent of this land is held by private individuals.  The most common type of forest is hardwood, 
followed by pine and oak-pine. 
 

3.2.2.5 Scenic Views and Sites 
 
In the DARTS area, there are several areas which have scenic beauty.  In the City of Albany, the Georgia 
Power Dam Park, located on the west bank of the Flint River provides an excellent view of both Lake 
Chehaw (dam backwater) and the Flint River.  Veteran's Park, located on the river in downtown Albany is 
a scenic site.  The park includes a 1,500 seat grassed, terraced, open-air amphitheater which faces the 
river.  Lake Loretta, located in northwest Albany is another scenic site in the city limits.  Lake Loretta is 
enjoyed by residents as a place to walk, jog, run, fish, and sail.   
 
Lee County has an abundance of significant natural areas, many of which are preserved and managed by 
private plantation owners.  These scenic views and sights are associated with the rivers, creeks, wetlands 
and the beautiful violet-blue springs flowing throughout the County. The Eagle Pond Road cypress pond is 
an extraordinary scenic area, which is permanently protected as a wetland.  One other scenic area, the 
Mossy Dell Road on the Mossy Dell Plantation stands out as a beautiful canopy road with a scenic view.  
This view is adequately protected under private plantation management.  In Dougherty and Lee County 
many scenic sites are located on private land or plantations. 
 

3.2.3 Historical  and Archaeological Resources 
 
In Dougherty County, there is one district and 17 individual properties that are listed on the National 
Register of Historic Places.   
 
The Albany Railroad Depot Historic District is comprised of three buildings - the Union Depot 
(constructed in 1913), the Railway Express Agency (constructed in 1915), and the Tift Grocery Company 
(constructed in 1857) - and the bricked portion of Roosevelt Avenue that leads to the depot. 
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The seventeen individual properties listed on the National Register of Historic Places range in their 
original use from places of business to residential houses to churches.  These properties are listed below 
and their locations are illustrated in Figure 3.2.3-1. 
 

¶ Albany District Pecan Growers Exchange - constructed in 1925 
¶ Albany Housefurnishing Company - constructed in 1922 
¶ Bridge House 
¶ C olon el N elson  T iftôs B ridge H ouse - constructed in 1857 
¶ Carnegie Library of Albany - placed on the National Register of Historic Places in 1982 
¶ Davis-Exchange Bank Building - constructed between 1919 and 1921 
¶ John A. Davis House - placed on the National Register of Historic Places in 1980 
¶ Samual Farkas House - constructed in 1889 
¶ Mount Zion Baptist Church - constructed in 1906 
¶ Municipal Auditorium - constructed in 1915 
¶ Rosenberg Brothers Department Store - constructed between 1923 and 1924 
¶ W. E. Smith House - constructed in 1860 
¶ St. Nicholas Hotel - constructed in 1906 
¶ Tift Park - placed on the National Register of Historic Places in 1993 
¶ New Albany Hotel 
¶ O ld S ain t T eresaôs C ath olic C h urch  
¶ Union Depot 

 
A survey was conducted for the City of Leesburg by the Southwest Georgia Regional Development Center 
preservation planner which identifies 57 historic resources including residential, commercial, and church 
resources as well as the old town dept.  The Lee County Courthouse and the Historic Lee County High 
School are the only properties surveyed that are on the National Register.  The survey did not examine the 
possibility of the formation of any historical districts.  Table 3.2.3-1 lists the name and construction date 
for all properties.   
 

Table 3.2.3-1 
Historic Survey Listing; Leesburg, 1980 

 
NAME  YEAR OF CONSTRUCTION  

I. Residential Resources: 
Clark House 1900 
Stovall House 1915 
Turner House 1895 
Nance House 1900 
St. Johns House 1863 
Cromartie House 1905 
Forester House 1910 
Braswell House 1890 
Bass House 1910 
Hatcher House 1910 
Long House 1895 
Coxwell House 1920 
Bell House 1895 
McGee House 1915 
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Proctor House 1910 
Fleming Residences 1905 
Old Lee Home 1880 
Caldbeck House 1915 
Cox House/Moreland 1915 
Martin House 1915 
Cedar Street Residence 1910 
2nd Street Residence 1910 
3rd Street Residence 1905 
Grebel House 1915 
  
II. Commercial Resources: 
Calloway Building 1890 
Bruce Jones Company 1900 
Hair  1910 
Korner Kitchen 1900 
Forrester Furniture Company 1900 
  
III. Industrial Resources: 
Railroad Depot 1857 
  
IV. Institutional Resources: 
First Baptist Church 1922 
Leesburg Presbyterian Church 1906 
Leesburg Methodist Church 1894 
Lee County Elementary School 1920-1922 
  
V. Rural Resources: None listed in survey 
  
VI. Historic, Archeological and Cultural Sites: None listed in survey 
  

 

3.2.3.1 Archaeological Resources 
 
The Georgia Archaeological Site File at the University of Georgia recorded 7 archaeological sites in Lee 
County.  This is considered the official inventory of archaeological resources.  Specific locations and 
listing of these resources are not disclosed due to the likelihood of damage and destruction to those sites. 

Archaeological resources in Lee County are primarily related to Indian settlement patterns.  Lee County 
was formed from land procured by treaty from the Creek Indians.  Prior to 1825, villages of Creek Indians 
were located throughout Lee County eight miles north of Albany.  The Chehaw village was considered 
one of the most important towns of the Confederacy of the Creeks.  Their chief city was located on the 
banks of the Muckalee, where the Daughters of the American Revolution have erected a monument to the 
memory of the Chehaw tribe.  Three other Indian villages, Tutalosi, Kennards and Amohkali were located 
in the County.  The County was also traversed by many pioneers and Indians on trials that most often 
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followed the river and stream banks.  There is still evidence of the paths used by Andrew Jackson to 
march into Florida for his forays against the Seminole Indians.  Although there is no physical evidence to 
document it, the Desoto Trail also ran through Lee County.  Lee County, Smithville and Leesburg need to 
further protect these sites, educate citizens on the history of the area, and raise awareness about the 
importance of L ee C oun tyôs history. 
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Figure 3.2.3-1 
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3.2.4 Land Use 

 3.2.4.1 Policies and Strategies 
 
LAND USE POLICY 

IT IS THE POLICY OF DARTS TO SEEK COMMERCIAL AND RESIDENTIAL  
DEVELOPMENT THAT IS COMPATIABLE WITH THE EXITING LAND 
USES AND THE TRANSPORTATION SYSTEM AND NATURAL 
ENVIRONMENT.  

 
Implementing Strategies: 
 
1 Discourage the encroachment of commercial development into residential areas. 
 
2 Promote the revitalization of inner-city neighborhoods that are near existing community 

facilities. 
 
3 C on tin ue to im plem en t th e subdivision  regulation  to create a balan ce betw een  a roadw ayôs 

function and access to abutting properties. 
 
4 Implement the improvement of roadway facilities that will promote commercial activity while 

preserving the nature of residential neighborhoods. 
 
 
 
 LAND USE AND ECONOMIC DEVELOPMENT POLICY  

IT IS THE POLICY OF DARTS TO PROMOTE AND SUPPO RT 
COMMERCIAL DEVELOPMENT THAT WILL ENCOURAGE THE 
ECONOMIC VITALITY OF THE REGION INCLUDING THE CENTRAL 
BUSINESS DISTRICT. 

 
Implementing Strategies: 
 
1 Continue to encourage economic development around the Central Square in the central business 

district area. 
 
2 Encourage a system of commercial activity centers around the region that capitalize on the 

existing infrastructure and do not harm the environment. 
 
 

3.2.4.2 Dougherty County Land Use  
 
Dougherty County is comprised of a total of 211,200 acres.  Residential structures located outside the city 
are predominantly single-family residential detached dwellings within standard subdivisions, scattered on 
large lots along major thoroughfares, or clustered in rural communities such as Putney and Radium 
Springs.  New housing constructed within the past 15 years is generally concentrated in large lot single-
family subdivisions adjacent to the city limits in the northwest.  Within the city, residential development is 
characterized by single-family detached dwellings on small to medium size lots, 6,000 square feet to 
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12,000 square feet.  The greatest residential densities occur in the vicinity of the downtown, where some 
of the more dilapidated housing stock is found. 
 
Commercial and office activity is found in the downtown area and at several major shopping centers such 
as the Albany Mall.  Associated retail development is found in northwest Albany and at Midtown Centre 
on Slappey Boulevard.  Strip commercial uses are located along most of the major thoroughfares, 
particularly along Slappey Boulevard, Dawson Road, Oglethorpe Boulevard, and Sylvester Highway.  
Commercial activity outside the city limits of Albany is found primarily along Liberty Expressway, south 
of the city.  This development serves the needs of the residents in the immediate area.  There is no pure 
office development outside the city limits. 
 
There has been considerable public/private planning partnership for the Downtown Albany area.  
Beginning as an idea voiced in a meeting of the Albany Dougherty Inner City Authority, the Albany 
Downtown Riverfront Master Plan was conceived as a solution to organize the multitude of projects 
scheduled for construction in Albany in the mid 1990's. Part of the recommended method of 
implementation from the Authority's Heritage on the Flint Master Plan Team included the formation of a 
new nonprofit organization, Albany Tomorrow, Inc., to oversee and guide the collective activities of the 
various initiatives. This organization continues today to function effectively and to safe guard the 
community vision, mission and objectives.  
 
There are a variety of projects planned for the Downtown area such as a hotel and conference center, 
Front Street Entertainment District and the East Bank Retail & Entertainment District. One of the major 
projects is the Albany Downtown Riverfront Master Plan.  The centerpiece of this plan is the Flint River 
Center, a one-of-a-kind education facility and tourist attraction.  While the Albany Downtown Riverfront 
Master Plan is the most encompassing and detailed plan for change in the Central Business District, there 
are other plans that affect this same geographic area. Examples include the Transit System Multi-Modal 
Facility Plan and the Oglethorpe Gateway Project.  
 
Public and institutional uses are scattered throughout the city and county.  The largest concentration of 
public and institutional use is the U. S. Marine Corps Logistics Base, located in unincorporated Dougherty 
County, with approximately 3,096 acres. 
 
The greatest concentration of transportation, communication and utilities land use is the Albany 
Dougherty County Airport located in southwest Albany.  The airport, railroad switching yards and other 
transportation, communication and utilities land uses account for nearly five percent of the city's land 
area.  Similar uses in this category in the unincorporated areas of the county account for less than one 
percent of the land area. 
 
The majority of industrial land is located within the city limits of Albany.  A significant percentage of the 
industrial land within the City of Albany is located primarily within two industrial parks:  the Southern 
Railroad Industrial Park and the Seaboard Coastline Industrial Park located off Liberty Expressway on 
Worth Street.  Additional industrial uses within the city are located along rail lines and major 
thoroughfares.  In the unincorporated areas of the county, industrial uses are located on the eastern side of 
the Flint River, again along rail lines and major thoroughfares.  Large industries (such as Miller Brewing, 
Merck Chemical, Proctor and Gamble, etc.) hold much of the vacant, industrially zoned land. 
 
Figure 3.2.4.2-1 illustrates the existing generalized land use patterns in Dougherty County. 



   
 

58            DARTS 2030 TRANSPORTATION PLAN 

This Page Was Left  Blank Intentionally  



   
 

 59  DARTS 2030 TRANSPORTATION PLAN 

Figure 3.2.4.2-1 
 Existing Land Use in Dougherty County 
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Land Use Issues in Dougherty County 
 
Since 1970, a major residential trend has occurred.  Residential growth in Dougherty County is occurring 
primarily in the Northwest, both within and adjacent to the Albany city limits and also into southern Lee 
County.    The majority of this growth occurred in the form of single-family detached housing 
subdivisions, although some scattered lot development along major transportation routes did occur.  In the 
unincorporated portion of the county, residential growth can be characterized by large lot residential 
subdivisions on septic systems, as city sewerage facilities are not available.  The development of small 
residential lots in areas surrounding Albany is limited as a result of the number of large land holdings in 
the county.  Little multi-family (apartments, townhouses) development is occurring.  That which has 
occurred is scattered within the city limits of Albany.  It is anticipated that the trend of residential 
development in the Northwest will continue.  This will be particularly reinforced by plans to extend city 
sanitary sewer service to this portion of the county.  
 
Commercial activity has primarily been occurring in the Northwest area as well. The Albany Mall is 
located here and related retail development is occurring in the area.  Other commercial activity has 
occurred in linear strip patterns along major thoroughfares within the Albany city limits.  Gillionville 
Road in west Albany has the potential to become the next thoroughfare to develop with strip commercial 
activities.  Westover Road is also beginning to experience strip commercial development.  Commercial 
expansion of this type outside the central business district (CBD) has eroded the economic position of the 
downtown as the retail center for Albany, Dougherty County and the region.  The completion of the 
Central square project in downtown Albany will stimulate the CBD as an office and governmental 
services center.  It is likely that these uses will support related retail development in future years.  Even 
with the development of Central Square, the trend of commercial development growth outside the CBD is 
projected to continue around the Albany Mall and along existing and developing thoroughfares. 
 
Industrial growth has been confined by the area's economy in general and limited to the expansion of 
existing industries.  Industrially zoned land with available infrastructure is an asset supportive of future 
growth desires.  The opportunity for Dougherty County to serve as a regional center for new development 
in agri-business is a factor considered in the plan for increased industrial development.   
 
The most significant land use issues in the City of Albany and Dougherty County are described below.  No 
priority is implied in the order of presentation. 
 
 Strip Commercial Development.  Commercial uses tend to locate along major thoroughfares, 

particularly within the city limits of Albany.  If this strip commercial development lacks adequate 
site design standards related to driveway access, it can contribute to traffic movement 
interference and subsequent reductions in public safety levels. 

 
 The conflict with an impact on adjacent residential uses is also an issue.  Encroachment into 

residential areas undermines neighborhood stability.  Inadequate buffering also contributes to 
land use conflicts by allowing noise, night lighting, odor, objectionable views and loss of privacy 
to adversely affect nearby houses.  The unsightly appearance of many commercial properties is a 
problem affecting other businesses and the overall image of the community.  The transition of 
land from residential uses to office/commercial uses along thoroughfares such as Dawson Road, 
Gillionville Road, and Westover Road is occurring as a result of roadway improvements and the 
increasing perception of these areas as being undesirable areas for residential use. 

 
 Railroad Tracks.  Due to at-grade crossings in the central area of the city, railroad tracks are a 

source of conflict for traffic and emergency vehicles.  Railroad tracks also occupy valuable 
property along the Flint River which could be better used to support downtown revitalization, i.e., 
housing, parks, etc. 
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 Older Residential Areas.  Many inner-city neighborhoods, particularly the community 

development program areas, possess deteriorated housing.  With the advantage of the area's 
proximity to community facilities, the objectives are to encourage reinvestment and to encourage 
the continuation of renovation efforts. 

 
 Residential Growth Areas.  Expansion of new large lot single-family subdivisions (on septic 

systems) raises several concerns.  While perhaps not an immediate local concern, the removal of 
prime agricultural land is a consideration, as this is a non-renewable resource.  Secondly, in 
certain specific areas of the county (i.e., the proposed well field recharge area), septic discharge 
from residences utilizing on-site sewage disposal systems is a potential contaminant of the 
underground aquifer, the source of the county's potable water supply.  Thirdly, the general low 
density distribution of population makes it more difficult, if not more costly, to provide 
emergency services and community (social, cultural, recreational) services for increasing 
numbers of residents.  In some cases, these are residents moving from older neighborhoods where 
such services have traditionally been provided. 

 
 Roadway Access.  Subdivision development permitting individual lot access to county and state 

roadways have been allowed to occur.  Frequent driveways, whether residential or commercial, 
which allow individual access to major thoroughfares generally increase traffic congestion and 
pose public safety concerns.  The county's subdivision regulations have been revised in an effort 
to create a balance between a roadway's function and access to abutting properties. 

 
 Downtown Albany.  Albany's downtown area, like many others nationwide, has experienced a 

decline.  Major downtown renovation efforts are presently being directed at revitalizing the 
downtown area.  The continuation of, and embellishment on, this solid base of redevelopment is 
critical to the re-establishment of a vibrant downtown area.  The downtown needs to successfully 
change its role from a commercial center to a government, service, residential and cultural center 
in order to provide a "sense of place" for the community. 

 
 Industrial Growth.  Industrial growth in the county is hampered due to the lack of available 

industrial sites having sufficient options regarding configurations, locations, etc. 
 
 Environmental.  In general, due to recent market demand, development is taking place in the 

northern Cooleewahee and Kiokee Creek basins where lower land, wetlands and poor drainage 
pose serious environmental issues and increased development costs.  Development in east Albany 
should be encouraged to take advantage of the area's developable soils which serve to lower the 
cost of development.  East Albany development would also have the added benefits of promoting 
balanced growth and strengthening downtown Albany as an important center of the community. 

 
 
Growth and Development Determinants in Dougherty County 
 
Characteristics of the natural and manmade environment affect growth opportunities.  While some natural 
and manmade features enhance and encourage development, others limit the use of land and the extent of 
development for certain purposes.  The City of Albany's and Dougherty County's future growth pattern 
will be influenced by these features in combination with other forces such as socio-economic factors and 
local, as well as regional, market conditions. 
 
Natural Growth Determinants 
 
Environmental factors that may place significant constraints on development include:  (1) soil restrictions; 
(2) water-table levels; (3) flooding; (4) wetlands; and (5) sinkhole areas.  While one or more of these 
conditions does not necessarily preclude development, their existence will generally add to the cost of 
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development.  The cost of development is initially borne by the developer.  Where sensitive environmental 
conditions are ignored, however, the public may also pay for long-term costs such as expensive 
infrastructure extensions, damage to ground-water resources, or flooding and drainage problems. 
 
Manmade Growth Determinants 
 
Manmade features and infrastructure affect growth in a manner similar to that of natural features.  
Manmade features encourage and enhance certain land uses and discourage or limit others.  Predominant 
manmade determinants of growth include public utilities, community facilities, railroads, existing 
development and the thoroughfare system.  Other manmade features include political boundaries, school 
district boundaries and private market forces. 
 
The existing infrastructure has played an important role in the development of the land use pattern of 
Albany and Dougherty County.  Sewer system availability, for example, has encouraged intense 
development primarily within the Albany city limits.  State highways and major thoroughfares have 
generated the commercial patterns as well as having influenced the location of employment centers.  
Planned future extension of water and sewer systems, plans for upgrading local and state roads and 
commitments to new community facilities, commercial centers and industrial areas are forces considered 
in the planned land use pattern. 
 
Planned sewer service expansion, as well as the private market and various socio-economic forces 
(desirable place to live, good schools, etc.) indicate a continued emphasis of development in the Northwest 
area.  Contemplated water service expansion is another influence focusing on the Northwest and North 
Central planning areas.  The proposals under review for establishing a well field area in the southwest 
portion of the county suggest the advisability of limiting this area (and appropriate vicinity) to uses that 
would not pollute the aquifer.  The existing road network and planned improvements will tend to 
emphasize land use patterns as follows: 
 
 
Land Use Plan Assumptions 
 
The following provides a brief summary of the major assumptions utilized during the preparation of the 
adopted Land Use Plan.  These assumptions are based on information derived from the various 
background reports prepared for that plan and are carried forward to the 2030 Transportation Plan. 
 
Lee County 
 
 Land use patterns in southern Lee County will remain predominantly low density residential with 

a small amount of convenience retail and multi-family housing occurring along the major routes 
leading to and from Dougherty County.  Residents of southern Lee County will continue to 
regularly commute to Dougherty County to work, shop, and recreate. 

 
Residential Growth 
 
 The average household size will continue to decrease from 2.97 in 1980, following state and 

national trends. 
 
 Medium and high density residential growth outside the city limits of Albany will be restricted to 

areas within the limits of the sewer service area boundary. 
 
 The majority of future housing growth in the City of Albany is anticipated to occur at densities 

between 3.0 and 5.0 units per acre.  Albany can be expected to receive the majority of new, high 
density (8.0 units or more per acre) multi-family development. 
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 Future housing development in the unincorporated portion of the county will occur at densities of 
2.0 units per acre or less. 

 
 
 
Commercial and Office Growth 
 
 
 The central business district (CBD) will become a center for government, professional services, 

culture, entertainment and recreation, requiring office space and related general commercial 
uses. 

 
 Commercial growth will principally occur in the northwest area of Albany. 
 
 Corridor Z completion and road improvements near the Five-Points area will enhance the 

opportunity for commercial prospects in that area. 
 
 Suburban office spaces and warehouse/office use developments are likely to follow national 

trends and locate in newly developing areas.  Such developments presently are not found in 
Dougherty County, however, they are anticipated to develop in future years. 

 
 
Community Facilities and Public Utilities 
 
 Sewer service areas will be extended to Eight Mile Road and Byron Plantation to the west, and to 

Piney Woods Creek to the east. 
 
 Sewer treatment capacity will be adequate as projected by the city's 2001 Wastewater Facilities 

Plan. 
 
The Plan Concept 
 
The Land Use Plan Map presents a land distribution pattern that is basically reflective of the most 
influential forces at work, including current land development trends and the future availability of public 
sewer service.  The plan map provides areas for various categories of use in excess of the forecasted 
acreage required for each use by the year 2010.  This is done for the following reasons: 
 

¶ The plan permits developers, who must react to market conditions, some flexibility in choice 
of sites; 

 
¶ It designates land, which might otherwise develop in a less desirable manner, for future uses 

that are in the best interest of the community; and 
 

¶ The plan allots ample land for certain uses, since some of the land may prove unsuitable 
after detailed site engineering studies are completed. 

 
The following are key elements of the plan concept: 
 
Growth Sectors 
 
The current trend of growth toward the Northwest Planning Area is recognized and is anticipated to 
continue due to the availability of sewer service and various socio-economic factors (desirable place to 
live, good schools, etc.) which influence the real estate markets. 
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The community desire to encourage east and southeast side residential/commercial/industrial growth is 
addressed through the provision of additional lands for expansion. 
 
 
 
 
 
Rural/Environmental Protection 
 
Development policies and proposed land use patterns intend to limit the growth in outlying areas, 
particularly  
to the west and southwest.  Environmentally sensitive lands, plantations, and prime agricultural lands are 
deserving of protection and preservation from the effects of increased population density. 
 
Inner City Residential 
 
The older residential neighborhoods closer to the downtown area are deserving of special attention.  Stable 
areas need protection from detrimental land use changes such as incompatible uses which are competing 
for land location.  The need to accommodate the expansion of the medically oriented uses and professional 
uses is considered. 
 
In the neighborhoods where blighting influences have already impacted the quality of the setting (vacant 
structures, deteriorated housing, low maintenance standards), the plan recognizes the need to reinforce 
current efforts to improve conditions, encourage private reinvestment, and encourage a high priority for 
public support for services and facilities.  The plan is also supportive of the city's Community 
Development Program Areas and efforts currently being undertaken in those areas. 
 
Downtown Development 
 
The plan sees that the public image and personal pride in the community can be greatly affected in the 
near future with continued successes in the development of the center city as a government, cultural and 
service center.  Efforts to reinforce this opportunity include the concepts for improved access to 
downtown, development of the river as an amenity, new housing, and the stabilization of close-in 
neighborhoods.  Revitalization efforts would be greatly enhanced by the relocation of the existing rail yard 
and the reuse of that land for multi-family housing with associated recreation and open space.  Such 
development would also strengthen the Flint River Corridor park and open space concept of the plan. 
 
Medical Services Area 
 
Recognizing the opportunity for Albany and Dougherty County to continue to grow in influence and serve 
the region with a variety of medical services, areas in which growth can occur near the community's 
hospitals are provided in a manner compatible with surrounding residences. 
 
The locational attributes, (proximity to downtown and major transportation systems), combined with 
potentially developable land areas for the expansion of allied uses are extremely positive factors for the 
medical services area. 
 
Industrial Opportunity 
 
The plan encourages the use and reuse of existing available industrial sites, with an eye on providing 
opportunities to capture new businesses that may consider locating in Dougherty County.  Trends in 
warehousing, trucking, combined office and warehouse structures, and the desire for visible, high profile, 
aesthetically attractive buildings and settings are represented in the plan. 
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Transportation 
 
Location and transportation are key factors in the economic development potential of the community.  
Dougherty County's centralized position in the southwestern region of the state, airport, and the Corridor 
Z project offer the assets of strategic location.  The plan, in coordination with the Major Thoroughfare and 
Highway Plan, recognizes these factors and anticipates that expansion of industrial and commercial land 
areas in close proximity to these improvements will be required.  The plan also encourages relocating the 
existing rail yard from the downtown area to a better suited area within Dougherty County in order to 
facilitate the Flint River Corridor concept. 
 
Community Image 
 
A  com m un ityôs self-awareness and pride is recognizable in the physical setting.  The choices a community 
makes with public expenditures and policies is interpreted as an expression of the community's values and 
aspirations.  The plan attempts to identify some assets to encourage the community to seize the 
opportunity to raise the level of awareness and pride in the community by emphasizing and improving 
upon these assets.  Unique and visually prominent attributes include Chehaw Park, the Flint River, 
downtown Albany, and principal entrances to the city along major thoroughfare routes. 
 
 
Parks, Recreation and Open Space 
 
The plan depicts the Flint River Corridor which is intended to preserve a unique natural asset of 
Dougherty County as well as to provide a community focal point and/or opportunity to provide a water-
oriented recreational area and pedestrian circulation link among such major community features as 
downtown Albany and Central Square, the civic center, Albany State College, and the Thronateeska 
Heritage Foundation.  The corridor, extending northward to the Georgia Power Company reservoir and 
southward to the Radium Springs area, encourages the development of "close-in" multi-family housing 
and associated park and open space land. 
 
Commercial Growth 
 
The plan reflects the fact that the main commercial center (Albany Mall) serves a growing region, 
expanding primarily to the north.  The desire for an expanded number of community level shopping areas 
east of the Flint River is also expressed in the plan with recommended expansion areas. 
 
The plan supports development regulations which, if adopted, will help improve the generally poor 
appearance of typical strip commercial developments (uncoordinated signs, large poorly landscaped 
parking areas, dumpsters, etc.) which, at present, are the major contributing factors in the overall 
reduction of the quality of community appearance. 
 
The negative influences that random, strip commercial expansion can have, from the impact on adjacent 
residences to pervasive visual clutter and a reduction in street traffic carrying capacity, are considered in 
the plan. 
 
The Land Use Plan depicts a system of commercial activity "nodes" (or centers) which are located at 
specific intersections in the city and county. 
 
Land use recommendations for each of the six planning areas, used in preparation of the previous Land 
Use Plan are discussed in the following paragraphs.  The recommendations are based on land use 
requirements as well as environmental constraints, recent trends and the desires of the community as 
expressed in the previously adopted goals and objectives.  Figure 3.2.4-2 illustrates the generalized future 
land use for Albany and Dougherty County. 
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Northeast 
 
This planning area is anticipated to experience primarily industrial and office, distribution and warehouse 
development over the next twenty-five years.  The completion of the Clark Avenue Extension and the 
realignment of the Five Points road network will encourage a smooth and efficient traffic flow.  The ready 
access of major thoroughfares in the area, as well as existing and planned infrastructure, lends this area to 
increased industrial and office, distribution and warehouse activity. 
 
The area north of Liberty Expressway and east of Miller Brewing Company is designated as low and 
medium density residential.  Residential activity within the city limits will be primarily infill development 
of medium to high density, given the infrastructure already in place.  Piney Woods Creek, in the 
unincorporated area, is the anticipated sewer extension limit, providing for residential and higher 
intensity uses out to that point.  This also allows for the development of additional industrial uses adjacent 
to the Firestone plant. 
  
Existing commercial activity extends a considerable distance along Sylvester Highway.  In addition to 
existing commercial development, community commercial nodes are located at the intersections of Liberty 
Expressway and Blaylock Street, at Five Points, and at Clark Avenue and Cordele Road.  Multi-family 
development is designated in the area of Dougherty High School.  Arterial transition zones (ATZ) are 
located along Clark  Avenue between North Carroll Street and Maple Street and along the south side of 
Sylvester Highway at Ramsey Road 
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Figure 3.2.4-2 
Future Land Use in Dougherty County 

 


