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2 Summary

SUMMARY
The Peachtree Corners 2033 Comprehensive Plan is the City’s first comprehensive 
planning effort since becoming incorporated on July 1, 2012. The Comprehensive Plan 
serves as a guide for making decisions and setting policies for City officials and staff 
concerning the future development of the City. It will also serve as a communication 
tool between the City and Gwinnett County. This effort will provide policies and an 
implementation program for the 2013-2033 planning period, and it is undertaken per 
the Rules of the Georgia Department of Community Affairs (DCA), O.C.G.A Chapter 
110-12-1, effective January 1, 2013. Like a business plan for a successful company, the 
Comprehensive Plan looks at real world constraints and provides a “road map” for 
officials and community members to manage incremental decisions and allocation of 
resources in the short term that ensure progress toward the City’s long-term vision 
and goals.

The Community Needs and Opportunities Report combines objective data with 
input from the community. It reports and analyzes existing conditions in Peachtree 
Corners, both quantifiable, objective measures and subjective feedback. The following 
topic areas are explored in detail: Land Use, People, Housing, Economic Development, 
Transportation, Community Facilities and Cultural Resources, Natural Resources, 
and Intergovernmental Coordination. Analysis results were summarized into a 
consolidated list of Needs and Opportunities in each topic area. After completion of 
the Community Needs and Opportunities Report, the citizens of Peachtree Corners 
will work with the project management team to create Community Goals and a 
Community Work Program. 

The Summary chapter includes an overview of the findings in each of the eight topic 
areas listed above.
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4 Summary

LAND USE
SUMMARY OF EXISTING CONDITIONS

Land Use Breakdown by Acres

43.57% 

12.71% 

11.68% 

8.55% 

6.41% 

4.82% 

7.84% 

1.91% 

1.25% 
0.24% 

Land use breakdown by acre 

Single Family Residential 

Office 

Industrial 

Multifamily Residential 

Institutional 

Commercial 

Vacant 

Parks/Rec./Open Space 

Transportation/Communication/Utilities 

Transitional Residential 

7.56% 

30.52% 

61.93% 

Commercial 

Office-Industrial 

Residential 

Residential uses, especially single family homes, are by far the primary land use in Peachtree Corners, 
occupying more than half the city’s developable land. Overall, the city’s development consists mostly of large 
neighborhoods of single family  homes, office and light industrial parks, shopping centers and single use 
commercial buildings, and apartment complexes. 

While residents treasure their suburban neighborhoods, the city lacks opportunities for mixed-use 
development, park space, public gathering places, and a strategy for managing industrial/residential 
adjacencies.
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6 Summary

PEOPLE
SUMMARY OF EXISTING CONDITIONS

Population Trends & Projections

Income Distribution

Growing Racial Diversity

Atlanta’s Aging Population

The poverty rate in Peachtree Corners is 13%.

One fourth of Peachtree Corners households earn less 
than $35,000 a year. Households at this level would 
find it challenging to own a home. The pie chart at 
right shows the distribution of households by income.

The Atlanta region’s population, like the rest 
of the nation, is aging, as the Baby Boomer 
generation reaches retirement age. By 2030, 
one in five Atlanta area residents will be over 
the age of 65. 

The Atlanta Regional Commission’s Lifelong 
Communities initiative promotes the 
development of places where people can live 
throughout their lifetimes. They provide a 
full range of options to residents, ensuring a 
high quality of life for all.

How will the needs of Peachtree Corners 
residents change over the next twenty years? 
How will your children’s needs change? 
How will your parents’ needs change? The 
Comprehensive Plan attempts to imagine 
what the population of Peachtree Corners will 
be like in 2033 and propose programs and 
policies that will address its specific needs.

A V E R A G E 
HOUSEHOLD 
I N C O M E :

$85,563

Whites will make up 
a smaller share of the 
population as all other 
racial groups grow.
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PEACHTREE CORNERS IS THE 

LARGEST CITY
IN GWINNETT COUNTY.
It shares borders with:
Norcross,  Berkeley Lake, 
Duluth, Johns Creek, 
Roswel l ,  Sandy Spr ings, 
Dunwoody, and Doravi l le.

GOVERNMENT
SUMMARY OF EXISTING CONDITIONS

Atlanta

Sandy Springs

Roswell

Marietta

Smyrna

East Point

Duluth
Johns Creek

Dunwoody

Lilburn

Peachtree Corners

Forest Park

College Park

Norcross

Decatur

Chamblee
Doraville

Hapeville

Union City
Lake City

Lithonia

Clarkston

Suwanee

Stone Mountain

Berkeley Lake

Avondale Estates

Pine Lake

Alpharetta

DEKALB

FULTON

COBB
GWINNETT

CLAYTON
HENRY

ROCKDALE

285

85

20

75

400

Your Government

Opportunities for 
Coordination:

A vote to incorporate the City passed in 2011, and 
the City held its first election in March 2012. It 
was officially incorporated on July 1, 2012. 

Peachtree Corners is served by a mayor and six 
City Council members (one from each of three 
districts and three at-large members). 

• Gwinnett County Board of 
Education

• United Peachtree Corners Civic 
Association

• Peachtree Corners Business 
Association

• Gwinnett Village Community 
Improvement District

• Gwinnett County Chamber of 
Commerce

• Partnership Gwinnett
• Keep Gwinnett Beautiful
• Atlanta Regional Commission
• Georgia Department of 

Community Affairs
• Georgia Regional 

Transportation Authority
• Georgia Department of 

Transportation
• Georgia Department of Natural 

Resources
• Metropolitan North Georgia 

Water Planning District
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Home Ownership

The Cost of Housing

HOUSING COST BURDEN

Housing Types

Peachtree 
Corners

Gwinnett 
County

Georgia
Johns 
Creek

Duluth Dunwoody US

Owner-Occupied (2010) 58% 70% 66% 80% 57% 53% 65%

Renter-Occupied (2010) 42% 30% 34% 20% 42% 47% 35%

Nationally, rental rates have increased, while home ownership has declined. Home loans remain challenging to obtain, 
and unemployment rates create uncertainty. In addition, retiring Baby Boomers are opting to downsize, and Millennials 
are delaying marriage, children, and the purchase of a home into their 30s.

HUD considers any household that pays more than 
30% of its monthly income on housing costs to be 
“cost burdened.” That includes all insurance, HOA 
fees, and utilities. To meet this goal, a household 
that earns $35,000 per year should pay no more 
than $875 per month on their total housing costs.

WHAT DO THE BABY BOOMERS WANT? 

The National Association of Home Builders reports 
that these features are preferred by baby boomers:

Home Offices

Technology

Wider Doors/Hallways

Better Lighting

Bigger Windows

First-Floor Master Suite

Low-Maintenance 
Exteriors

Flex Space

M E D I A N
H O M E
V A L U E * :

M E D I A N
MONTHLY 
R E N T * :

*In 30092 zip code

*Includes utilities

$292,200

$907

HOUSING
SUMMARY OF EXISTING CONDITIONS
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10 Summary

ECONOMY
SUMMARY OF EXISTING CONDITIONS

Largest Industries in Peachtree Corners (by number of jobs)

Development Trends
Development has slowed over the last ten 
years, due to the economic downturn and the 
lack of substantial amounts of vacant land in 
the City. Since 2002, developers have built 278 
single family homes, 361 townhouses, and no 
new condos or apartments. 

However, the average value of new 
development remains high. New 
development values are approximately 10-
15% above the value of established housing 
units in Peachtree Corners, representing the 
appeal of the community to new residents 
and the ability for developers to focus on the 
higher-end residential market.

THERE ARE 35,344 PRIMARY JOBS 

IN PEACHTREE CORNERS 

& 17,241 EMPLOYED RESIDENTS.

HOWEVER, ONLY 10% OF THEM

HAVE A JOB THAT IS LOCATED IN THE CITY.*
*SOURCE: 2010 CENSUS

COMMUTE TRENDS: Peachtree Corners residents 
are traveling farther than ever before to get to 

work. More residents have commutes greater than 
25 miles, and fewer have commutes of 10 or less 
than in 2004. This trend is not surprising, as the 
economic downturn has reduced the number of 

jobs available, forcing people to look further away.
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12 Summary

Transportation by the Numbers Road Warriors

What’s in the Works?

Your Transportation Vision

TRANSPORTATION
SUMMARY OF EXISTING CONDITIONS

Description From To
Date 

Complete

US 23 / SR 13 (Buford Highway) Pedestrian Mobility Improvements Simpson Cir
North Berkeley 

Lake Rd
2020

SR 141 (Peachtree Parkway / Medlock Bridge Road) Widening
Peachtree 

Industrial Blvd
State Bridge Rd 2030

SR 140 (Jimmy Carter Boulevard) Widening Buford Hwy
Peachtree 

Industrial Blvd
2030

I-285 North Corridor High Capacity Rail Service Right-of-Way Acquisition
Perimeter 

Center
Norcross 2040

The following projects are in the Atlanta Regional Commission’s short- and long-term transportation plans.

Survey respondents ranked these mobility issues as “of great concern:”

166 miles of roads
4 1/2 miles of multi-use trails
1 Gwinnett County Transit bus route 
6 regional truck routes
12 bridges
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14 Summary

COMMUNITY AND CULTURE
SUMMARY OF EXISTING CONDITIONS

Recreation and Open Space
Peachtree Corners only has 3.7 acres of park space per 
1,000 people, well under the ratio that the National 
Recreation and Park Association (NRPA) recommends 
of between 6.25 and 10.5 acres per 1000 people. There is 
a shortage of pocket or neighborhood parks, and much 
of the City is underserved by recreational facilities. 
The City has an opportunity to identify appropriate 
locations for additional park space that will provide 
accress to open space and natural resources as well as  
recreational opportunities to its entire population. 

What community facilities does Peachtree Corners need?
More parks

Public gathering spaces

Public recreational facilities

Access to the Chattachoochee

Historic preservation

City-wide sewers

Entertainment venues

Arts programs

Greenway along the river

A city center

Working with Gwinnett County
Many of the City’s facilities—parks, police, fire, 
and schools—are provided by Gwinnett County. 
This plan, a clear articulation of the City’s vision 
for itself, will help Peachtree Corners work with 
the County to achieve its goals.

Schools

*list gathered from compiled community survey responses

Name Cluster Type Grades Address Website

Berkeley Lake Elementary School Duluth Public K‐5 4300 S. Berkeley Lake Road http://www.gwinnett.k12.ga.us/BerkeleyLakeES/home.html
Cornerstone Christian Academy N/A Private K‐8 5295 Triangle Parkway http://www.cornerstonecougars.org/
Duluth High School Duluth Public 9‐12 3737 Brock Road http://www.duluthhigh.org/index.php
Duluth Middle School Duluth Public 6‐8 3200 Pleasant Hill Road http://www.gwinnett.k12.ga.us/DuluthMS/home.html
Ivy League Prep N/A Charter 6‐10 3705 Engineering Drive http://int.ivyprepacademy.org/gwinnett
Norcross Elementary School Norcross Public K‐5 150 Hunt Street http://www.norcrosselementaryschool.org/home.htm
Norcross High School Norcross Public 9‐12 5300 Spalding Drive http://www.norcrosshigh.org/home.aspx
Peachtree Elementary School Norcross Public K‐5 5995 Crooked Creek Road http://www.peachtreees.org/
Pinckneyville Middle School Norcross Public K‐5 5440 W. Jones Bridge Road http://pinckneyvillemiddle.org/home.html
Simpson Elementary School Norcross Public K‐5 4525 E. Jones Bridge Road http://www.simpsonsuperstars.org/home.html
Stripling Elementary School Norcross Public K‐5 6155 Atlantic Boulevard http://striplinges.weebly.com/
Summerour Middle School Norcross Public 6‐8 585 Mitchell Road http://www.gwinnett.k12.ga.us/SummerourMS/home.html
Wesleyan School N/A Private K‐12 5405 Spalding Drive http://www.wesleyanschool.org/
*schools within Peachtree Corners in gray
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16 Summary

NATURAL RESOURCES
SUMMARY OF EXISTING CONDITIONS

Chattahoochee River
The Chattahoochee River is one of Peachtree Corners’ 
biggest natural and recreational resources. The City has 
the opportunity to plan now for its future accessibility 
as a community asset and its quality as an important 
part of the City’s ecological systems.

Peachtree Corners sits on the Chattahoochee River and has an extensive network of streams. The City is in a 
water supply watershed and a groundwater recharge area. There are currently protections in place to make 
sure that as future development occurs, the quality of the water supply is maintained, and  the City must 
ensure that these protections are enforced, continued, and expanded is future development so requires.

Water Supply Protection

Your Vision

More park space

River access

Water supply protection

Low impact development

Wetland protection

Alternative Energy

Tree Canopy
Currently, Peachtree Corners’ land is over one third 
covered in vegetation. The City’s tree canopy is crucial 
for stormwater management, reducing heat island 
effect caused by development and paved surfaces, and 
the City’s beautiful landscape.
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18 Summary

DEVELOPMENT OPPORTUNITIES

DEVELOPMENT AND LAND USE

REDEVELOPMENT AREAS

The areas of Peachtree Corners along Buford Highway offer opportunities for redevelopment. These sites receive high 
visibility, and they are along a busy commercial corridor.

The multifamily developments on Peachtree Corners Circle and Holcomb Bridge Road are also potential redevelopment 
sites; the buildings are aging, and the City and community might be well served by discussing potential upgrades. In 
addition, the City should consider upgrades to Holcomb Bridge Road itself to make it safer and more walkable.

DEVELOPMENT SITES

There are several tracts of vacant land in Peachtree Corners that should be considered for development. The vacant 
parcels along the Chattahoochee offer opportunities for recreation and river access. The vacant parcels along Peachtree 
Parkway are ideal for commercial infill development. The vacant land on the west of Peachtree Corners should be 
considered as part of the overall office or industrial plan for the City. And the site across the street from the Forum 
is ideal for mixed use development, high quality commercial, and development that helps meet the City’s need for a 
downtown and more public gathering places. 

INCOMPATIBLE LAND USES

In several places, residential uses are adjacent to industrial ones. Many properties are zoned for manufacturing even 
though they are developed for office or retail uses. The City should develop a strategy for resolving these conflicts in the 
future and updating the zoning and future development maps to prevent similar adjacencies.

CULTURAL RESOURCES AND COMMUNITY FACILITIES

PLANNED GREENWAY

Gwinnett County has plans for a network of greenways that includes one along the length of the Chattahoochee River. 
The City of Peachtree Corners should work with the County to implement this plan and provide greater access to the 
river to all members of the community.

HISTORICAL AND ARCHAEOLOGICAL SITES

While Peachtree Corners has several historic sites, only one of them is on the national register. The City should work 
to designate the others as historic and publicize them as cultural resources. A number of them are on the banks of the 
Chattahoochee, and these will provide an opportunity to increase use of the river while building awareness of the city’s 
history. 

SUMMARY OF NEEDS AND OPPORTUNITIES
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INTRODUCTION
The Peachtree Corners 2033 Comprehensive Plan is the City’s first comprehensive 
planning effort since becoming incorporated on July 1, 2012. The Comprehensive Plan 
serves as a guide for making decisions and setting policies for City officials and staff 
concerning the future development of the City. It will also serve as a communication 
tool between the City and Gwinnett County. This effort will provide policies and an 
implementation program for the 2013-2033 planning period, and it is undertaken per 
the Rules of the Georgia Department of Community Affairs (DCA), O.C.G.A Chapter 
110-12-1, effective January 1, 2013. Like a business plan for a successful company, the 
Comprehensive Plan looks at real world constraints and provides a “road map” for 
officials and community members to manage incremental decisions and allocation of 
resources in the short term that ensure progress toward the City’s long-term vision 
and goals.

PRIOR AND RECENT PLANNING

As Peachtree Corners is a new city, this 2033 Comprehensive Plan represents its first 
long-range planning effort. This comprehensive plan aims to create a vision for the 
City and draft its first short-term work program. The process also evaluates previous 
planning efforts by Gwinnett County and the Atlanta Regional Commission, verifies 
policies associated with them, and builds on their efforts. Recent planning efforts that 
the Comprehensive Plan incorporates include: the Gwinnett County Unified Plan 
(2009), the Gwinnett Chamber of Commerce’s Partnership Gwinnett 2.0 economic 
development strategy (2011), and the Atlanta Regional Commission’s PLAN 2040 
(2011). 

STRUCTURE

DCA rules structure the format of the Comprehensive Planning process such that three 
related components comprise the final plan. Details of these three sections is provided 
in the Community Goals report, Chapter 1: Introduction.

•	 Community Needs & Opportunities

•	 Community Goals

•	 Community Work Program
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PUBLIC PARTICIPATION

Throughout the first phase of the Comprehensive Plan process—creating the Needs 
& Opportunities Report—public involvement played an important role in setting the 
direction for the plan. Monthly project management and Citizen Advisory Committee 
meetings, a community meeting, a City Council meeting, and a Planning Commission 
meeting occurred at various stages. Additionally, an online survey, social media, and 
print materials were employed to reach out to citizens and seek their feedback. Details 
about the public participation process can be found in the Public Participation Plan 
that accompanies this report.

Public participation continued as the Comprehensive Plan process progressed through 
2013. Several additional stakeholder and community meetings helped shape the next 
two pieces of the plan, the Community Goals and the Community Work Program.

Figure 1.   Comprehensive Plan Process




