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Introduction  

The City of Dothan is the major regional center for the Wiregrass Area. It is 

known as the Peanut Capital of the World due to its historic and continued dominance 

of peanut production in the United States. As the census data showed, and also 

mentioned in the “City of Dothan Strategic affordable housing implementation plan”, 

the city has experienced a population increase especially in the 55 and over age group 

and a less growth in the younger age cohort.  

In order to improve population structure in Dothan and make economic, social 

progress in the long run, one of the goals in the “Dothan Strategic Plan” is provide 

affordable housing to narrow the gap between housing supply and demand.  

One side of the story shows that the residential demand is going to the west part 

outside the Ross Clark Circle, which makes the housing price in west part growing 

higher and higher compared with the east and southeast part. The other side is that 

holding the biggest medical industry cluster in south Alabama in the west part of 

Dothan, the local government need to push the city to the west to keep balance.  

The City of Dothan History  

Past Economic Trends and Land Use 

The area of southeast Alabama which would become known as Dothan was first 

inhabited by Anglo-Americans as a camping area for makeshift foresters, cattle herders, 

and cotton farmers moving into the new state of Alabama shortly after it was founded 

in 1819. Despite the development in the early 1800s the settlement was all but 

abandoned during the years of the American Civil War. In time, after the war, large 

quantities of land were purchase for farming which eventually led to the incorporation 

of the undesignated place as a township. On November 11, 1885 probate judge Dan 



Gordan for the State of Alabama would grant the settlement incorporation as a township 

under the name of Dothan.  

The first primary industries to be established in Dothan were timber and agriculture. 

With portions of Dothan heavily forested or easily clearable for agriculture, residents 

of the newfound town had their choice on which primary industry to use to earn their 

living. Initially, farming in Dothan was akin to the rest of the state, focusing on the 

production of cotton. Unfortunately, the bool weevil insect infested the cotton fields 

resulting in a change to Dothan’s agricultural economic reliance. It was at this time that 

Dothan began to focus their efforts on yielding sweet potatoes, peanuts, and soybeans 

since the bool weevil did not feed off any of these three crops. This change in 

agricultural production allowed Dothan to prosper while other regions of Alabama were 

devastated.  

Although the origins of Dothan’s economy were based primarily upon 

agriculture and timber, it was not until the arrival of railway lines in 1889 that the city 

began to experience its first period of rapid growth. Throughout the early 1900s, 

Dothan’s population soared from a few hundred to around ten thousand.1 The arrival of 

railroads eventually connected the city to the rest of the United States. This 

transportation network not only connected people to different regions of the United 

States, but also facilitated the mass transportation of material goods throughout the 

entire country. In particular, raw material goods such as lumber and pulpwood were 

                                                           
1 Dothan Landmarks Foundation, 7.  



transported to and from railway stations in the Dothan area. These connections would 

eventually result in Dothan serving as a transportation and distribution hub for the 

timber industry of the surrounding Wiregrass region of southeast Alabama, southwest 

Georgia, and northwestern Florida.  

The next major economic impact to Dothan did not occur again until the 

beginning of World War II. In the 1940s, following the Japanese attack on Pearl Harbor, 

marked the beginning of Dothan’s close association with the military. In joint effort 

with the government of Houston County, the city of Dothan sold land to the federal 

government for the installation of Napier Air Field and Fort Rucker Army Base. The 

base is still in operation and although no longer associated with the military, the air 

field continues to service Dothan and the greater area of the Wiregrass region.  

Today, the economy of Dothan continues to be impacted by the presence of Fort 

Rucker and the timber industry, however a review of the city’s history suggests that the 

scale of the timber industry has significantly decreased in scale and the positive 

economic impact of the army base on the local economy has stagnated. Dothan has 

experienced significant growth in its retail sector due to the construction of Alabama 

State Route 210 in 1958, also known as Ross Clark Circle (The Dothan Circle), 

however there has been little change to the city’s transportation network in the past 

several decades. Although Dothan is well connected to the railroad and is also 

connected to the major highways of U.S. 84, U.S. 231, and U.S. 431, there does not 

exist an interstate which runs through or relatively near Dothan. 



 Outside of retail, the health sector has grown with the presence of the two 

hospitals located in Dothan’s city limits, Flowers Hospital and Southeast Alabama 

Medical Center. According to hospital publishings, each Hospital continues to 

experience substantial growth in its number of employees, service offered, and area 

which it serves. The Southeast Alabama Medical Center employs a staff of more than 

2,700 and is recognized as one of the “largest employers in the region.”2 A history 

published by Flowers Hospital on its website states that from the modest beginnings of 

a “tiny, 12 bed hospital opened by Dr. Paul Flowers nearly a half century ago,” the 

hospital has grown to employ over 1,300 and serves as the “second largest employer in 

Houston County,” contributing substantial to Dothan’s tax base.3  This suggests that 

healthcare will become the dominant industry of Dothan in the near future, substantially 

impacting the urban economics of Dothan in the coming years.  

Background  

In the “City of Dothan Strategic affordable housing implementation plan”, we 

can see the residential land in west part was almost made full use of, while in the east 

and southeast, vacancy land was easy to find.  To find the reason behind this 

phenomenon, we analyzed some basic census data based on census tracts. There some 

information we have found. 

 West Downtown East 

Items 402.01 402.02 404 405 406 410 412 414 

Total population 9825 8580 2473 3607 2184 5204 2236 3427 

Median age (years) 40.1 43 42.5 40.7 31.7 36.3 35.7 33.6 

Race Percent（%） 

White 85.3 86.4 81.7 80.6 13.1 29.4 37.5 20.7 

                                                           
2 Southeast Alabama Medical Center History,  https://www.samc.org/history/.  

3 Flowers Hospital History, https://www.flowershospital.com/our-history.  

https://www.samc.org/history/
https://www.flowershospital.com/our-history


Black or African American 9.6 9 16.3 17.5 84 66.5 59.9 75.6 

Marriage Percent（%） 

Married-couple family 52.7 61.5 46.6 41.2 9 29.6 17.5 26.5 

Female householder, no husband  11.2 8.3 10 11.9 34 27.6 30.6 30.7 

Female householder, no husband 
present, With own children of 
the householder under 18 years 

7.7 4.5 6.9 7.3 21.8 15.5 20.8 16.6 

Spouse in households 21.5 23.5 19.9 17.4 3.4 10.9 7.1 9.5 

Other relatives in households 3.5 4.9 3 6.5 15.1 11.6 12.6 12.2 

Average family size 3.03 3.15 3.31 3.08 3.89 3.45 3.45 3.71 

EDUCATIONAL ATTAINMENT Percent（%） 

Bachelor's degree 24.2 26.3 28.5 18.6 4.4 6.8 5.7 5.7 

Graduate or professional degree 13 16.7 17.3 13.9 0.6 2.3 1.6 4.4 

high school graduate or higher 95.5 96.1 94.6 90.8 67.7 75.7 74.9 74.7 

bachelor's degree or higher 37.2 43 45.8 32.5 5 9.1 7.3 10.1 

Housing Value (dollars) 

Total housing units 4277 3567 1193 1754 1118 2222 1191 1514 

Median VALUE 188100 210600 184400 155400 51000 75600 79700 79000 

VEHICLES AVAILABLE Percent（%） 

No vehicles available 1.6 1.5 7.5 3.0 35.4 11.4 30.0 19.0 

INCOME AND BENEFITS (IN 2017 INFLATION-ADJUSTED DOLLARS) 

Mean family income  108210 113228 121619 82171 23719 41385 29816 41027 

Median family income 75054 87558 84271 59211 15385 32115 22016 30429 

Mean household income 90933 96956 88593 66003 23092 36872 23493 34873 

Median household income  65298 74051 53500 45958 14349 27634 16234 24160 

Table1: Basic Information Comparison of Dothan, 2017 

From the basic census data in 2017, we can generally tell what kind of 

population living in the west part. They are mainly African American people, single-

mother family household with 2-3 children under 18 to rise. They live in low-value 

single family houses, with low education, low income and no vehicles, some of them 

should live with their relatives to share cost and expenses, and to support their 

families. 

When seeing this bigger picture, what we should keep in mind is not only find 

vacant land and build houses, but also solves the social problems by providing job 

opportunities, better education, safer environment, and other chances for this area to 

get involved in the trend of city growth and development. To make this area a better 

place to live, together with the demanding power of medical cluster, we can provide 

more reasonable purchasing and construction to narrow the housing gap.  



The main purpose of this analysis is to help Dothan City to define the direction of 

future urban development. Provides feasible and efficient development planning 

advice for Dothan City by investigating and analyzing urban land capacity at this 

stage, especially in housing and mixed use of land. 

⚫ Determine the housing situation in study area, in particular the 

availability of housing and the specific conditions of the housing to be repaired. 

⚫ Determine the remaining capacity currently developed by Dothan City. 

⚫ Determine the available open space in the eastern part of Dothan City. 

⚫ Identify potential mixed land areas in Dothan City including the 

downtown area as well as the eastern part of the city. 

⚫ Make recommendations for renovating and attracting residents to return 

to urban areas to live, especially downtown areas 

The City of Dothan – Existing Condition 

Demographic Condition 

To understand the general situation inside the Dothan Circle, we collected and 

analyzed the data set by census tracts from 2010 to 2017. As showing in the following 

figure, 10 census tracts in Dothan are related to the circle area. Based on the location 

and similar characteristics of different areas, we divided the 10 census tracts into 5 

catalogues, including downtown (406), west (404, 405), east (414, 410), north 

(403.01, 415), and south (407, 411, 412).   



 
Map 1 Census tracts attribution inside the Dothan Circle 

Sources: https://factfinder.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t 

Population 

 

Chart 1 Population in each census tract in 2010-2017 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF


According to table1, downtown area has the smallest population, and also shows 

the trend of declining from 2471 in the year 2010 to 2184 in the year 2017, decreasing 

rate is 11.6%. Another area with an obvious trend of population decline is in northern 

area, census tract 415. The highest population increase happens in the east area of the 

Dothan Circle, where the population rises from 2610 to 3427 in the past 8 years in 

census tract 414, with a rapid increasing rate of 31.3%. Census tract 410, which 

belongs to the east area, has the largest population among all the tracts, and it also 

shows an increasing trend. The population in west area, census tract 404 and 405, 

shows an increasing trend, but remains almost steady from 2010 to 2017. 

  2010 2011 2012 2013 2014 2015 2016 2017 

North 
CT403.01 4012 4044 3887 3722 3737 3848 3846 3869 

CT415 4442 4551 4534 4365 4221 4206 4077 4000 

West 
CT404 2530 2591 2526 2476 2578 2561 2587 2473 

CT405 3430 3371 3562 3547 3417 3427 3600 3607 

Downtown CT406 2471 2403 2391 2292 2301 2273 2228 2184 

South 

CT407 2588 2615 2607 2666 2826 2852 2807 2966 

CT411 3936 4054 4101 4059 3817 3712 3718 3672 

CT412 2447 2386 2315 2330 2517 2473 2321 2236 

East 
CT410 5030 5092 5262 5183 5351 5434 5154 5204 

CT414 2610 2823 2957 3120 3201 3198 3185 3427 

Table 2: Population change inside the Dothan Circle (2010-2017) 

Race 

 

Chart 2 Race in each census tract in 2010-2017 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 



According to table2, downtown area, census tract 406, is Black or African 

American domains, which has the highest Black or African American population 

ratio, and also shows the trend of increasing from 81.3% in the year 2010 to 84% in 

the year 2017. Another two areas having the much higher Black or African American 

population is in eastern area, census tract 414, and northern area, census tract 415. 

Census tracts 404 and 405 in western area are White population domain, where the 

Black or African American population ratio is steady under 19% in the past 8 years. 

Census tract 410 in the eastern area shows an obvious increase from 55.1% in the year 

2010 to 66.5% in the year 2017. 

 

  2010 2011 2012 2013 2014 2015 2016 2017 

North 
CT403.01 29.6 32.1 32.3 34.7 37.5 39.3 40 39.6 

CT415 77.4 77.1 77.9 76.7 77.1 76 75.8 74.6 

West 
CT404 13.2 14.9 14.4 15.8 17.9 18.9 16.7 16.3 

CT405 10.1 11.6 15.3 16.8 16.8 14.6 17.4 17.5 

Downtown CT406 81.3 78.7 80.5 82.1 79.4 78 84.6 84 

South 

CT407 40.4 39.8 40.7 37.1 36.9 38.2 39.6 43.7 

CT411 29.9 30.7 29.9 29.8 28.5 27.5 29.3 28.8 

CT412 37.9 45.1 51.9 56.1 56.4 61.2 61.3 59.9 

East 
CT410 55.1 55.9 57.7 59.5 61.3 65.2 66.8 66.5 

CT414 75.5 75.3 71.4 76.7 75.4 76.4 75.9 75.6 

Table 3: Black or African American ratio change inside the Dothan Circle (2010-2017)(%) 

 

 

 

 

 

 



Household  

Household in each census tract 

 

Chart 3 family household percentage change inside the Dothan Circle (2010-2017)(%) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 
 

According to table3, census tracts 410, which are in the eastern area, have the 

largest number of total households. Downtown area, census tract 406, has the smallest 

total household number, follows the same declining trend with population, with a 

7.6% decreasing rate. Another area with an obvious trend of total households decline 

is in southern area, census tract 411. The highest population increase happens in the 

east area of the Dothan Circle, where the total household number rises from 1075 to 

1145 in the past 8 years in census tract 414, with an increasing rate of 6.5%. It follows 

the almost same trend with population change in the past 8 years, but with a much 

lower increasing rate, which means there are only 70 households increase to hold 817 

increasing population and the people per household in this additional part becomes 
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11.67. The population in census tract 405 in west area remains almost steady from 

2010 to 2017. 

 

  2010 2011 2012 2013 2014 2015 2016 2017 

North 
CT403.01 1669  1654  1595  1577  1562  1576  1602  1597  

CT415 1652  1691  1684  1702  1657  1635  1623  1607  

West 
CT404 1063  1059  1021  1019  1010  995  1028  994  

CT405 1513  1501  1517  1548  1523  1516  1537  1521  

Downtown CT406 851  863  850  801  835  797  784  786  

South 

CT407 1027  1025  996  1014  1020  1054  1003  1012  

CT411 1577  1604  1569  1553  1513  1507  1475  1447  

CT412 958  952  931  937  978  966  928  898  

East 
CT410 1842  1858  1873  1846  1861  1845  1829  1870  

CT414 1075  1108  1101  1144  1128  1074  1066  1145  

Table 4: total household change inside the Dothan Circle (2010-2017) 

 

Education 

High school graduate or higher in each census tract 

 

 
Chart 4 high school graduate or higher percentage change inside the Dothan Circle (2010-2017) (%) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

According to table5, Census tract 406 in Downtown area and Census tract 412 

near Downtown have the lowest high school graduate or higher percentage than other 

areas in the Dothan Circle. But this ratio increase rapidly in recent years, with the 



increase rate of 19.4% in Census tract 406 and 13.5% in Census tract 412. Census 

tract 404 and 405 in western part keep the highest high school graduate or higher 

percentage among all the areas from 2010 to 2017, which are all above 90%. 

Percentage of bachelor's degree or higher shares the same trend as the percentage of 

high school graduate or higher in almost every census tracts. 

 

  2010 2011 2012 2013 2014 2015 2016 2017 

North 
CT403.01 89.1 88.8 90.9 89.5 90.5 90.8 90.4 89.9 

CT415 71.7 75.4 74.4 75.9 78.2 78 77.1 76 

West 
CT404 96.9 94.3 94.4 92.9 92.9 93.1 95 94.6 

CT405 90.9 91.3 92.5 93.2 91.6 92.8 91.4 90.8 

Downtown CT406 56.7 57.7 58 59.5 61.2 61.6 63 67.7 

South 

CT407 83.5 82.1 82.3 83.6 82.5 81.2 80.7 78.9 

CT411 82.4 82.8 81 81.1 83.3 84 82.6 85.3 

CT412 66 66.6 68.2 66.6 68.6 69.1 72.6 74.9 

East 
CT410 77.4 77.6 77.8 78.8 76.5 77.1 75.5 75.7 

CT414 68.4 68.2 67.4 66.5 69.2 69 70.7 74.7 

Table 5: high school graduate or higher percentage change inside the Dothan Circle (2010-2017)(%) 

Employment 

Unemployment rate 

 
Chart 5 unemployment rate change inside the Dothan Circle (2010-2017) (%) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 
 



According to table6, census tract 406 in Downtown area has the highest 

unemployment rate than other areas in the Dothan Circle. This rate reaches its peak at 

30.7% in the year 2016, but starts to drop to 22.6% in the year 2017, which is still the 

highest inside the Dothan Circle. The unemployment rate in western area is around 

6%, which is lower than northern area and eastern area in a whole. 

  2010 2011 2012 2013 2014 2015 2016 2017 

North 
CT403.01 8 8.5 10.1 11.3 11.5 11.6 10.9 9.8 

CT415 11.2 12.3 15.2 13.6 15.3 17.2 17.8 14 

West 
CT404 4.8 4.8 5 6.7 7.6 6.8 6.1 6.5 

CT405 8 9.8 9.6 6.9 5.8 5.8 5.5 5.5 

Downtown CT406 16.2 15.9 20.9 26.1 25.2 26.4 30.7 22.6 

South 

CT407 9.9 10.3 12.2 10.9 11 7.7 9.3 12.5 

CT411 12 12.4 12.9 9.3 8.6 7.3 6.2 5.3 

CT412 14.1 15.2 16.1 17.2 15.1 15.3 15 16.4 

East 
CT410 7.2 8.8 9 9.6 9.2 11 9.7 9.5 

CT414 13.6 12.3 13.8 14.5 14.1 14.1 16.4 17.6 

Table 6: unemployment rate change inside the Dothan Circle (2010-2017) (%) 

Income and Poverty 

Median household income in each census tract 

 

Chart 6 median household income change inside the Dothan Circle (2010-2017) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

 

 



 

Poverty rate (family) in each census tract 

 
Chart 7 people poverty rate change inside the Dothan Circle (2010-2017) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

 

Compared with median household income change from 2010 to 2017, census 

tract 406 in Downtown area and Census tract 412 near Downtown have the lowest 

median household income than other areas in the Dothan Circle, which are under 

$18000 per household per year. Census tract 404 and 405 in western part keep the 

highest median household at around $50000. Census tract 410 and 414 in eastern part 

keep are among the lower level of median household income, which are around 

$25000. 

Poverty rate share the same trend as median household income in general, where 

census tract 406 in Downtown area and Census tract 412 near Downtown have the 

highest poverty rate both in family and in person, and also keep increasing. While 

census tract 404 and 405 in western part keep the lowest family and people poverty 

rate among others. 

  



  2010 2011 2012 2013 2014 2015 2016 2017 

North 
CT403.01 37207 35949 36789 33750 35672 36389 36713 37571 

CT415 27192 27952 27683 28145 27697 27892 27478 29523 

West 
CT404 55913 56219 56888 56914 56548 56920 58333 53500 

CT405 41984 42319 43909 43538 42972 45461 46424 45958 

Downtown CT406 13750 14673 12930 13429 14054 15159 13576 14349 

South 

CT407 34432 35063 33947 33476 34459 34063 35552 38333 

CT411 32832 34667 36332 37214 36707 35683 36941 37475 

CT412 18116 17361 16641 17134 17424 15822 16279 16234 

East 
CT410 30482 29844 28313 27500 28519 27889 27526 27634 

CT414 21027 19594 22179 22021 23362 24432 24228 24160 

Table 7 median household income change inside the Dothan Circle (2010-2017) 

(IN 2010 INFLATION-ADJUSTED DOLLARS) 

Housing 

The total housing units change in the past 8 years follows the trend of the 

population. Downtown area has the smallest number of total housing units, and also 

shows the trend of declining at the same pace of population change. Census tract 410, 

which belongs to the east area, has the largest total housing unit number among all the 

tracts, and it also shows an increasing trend. The total housing units in west area, 

census tract 404 and 405, remain steady from 2010 to 2017 in general. 

  2010 2011 2012 2013 2014 2015 2016 2017 

North 
CT403.01 2015 1977 1915 1907 1926 1931 1951 1967 

CT415 2001 2019 1993 1956 1938 1908 1934 1949 

West 
CT404 1183 1173 1172 1174 1159 1179 1235 1193 

CT405 1743 1720 1691 1698 1667 1694 1754 1754 

Downtown CT406 1184 1188 1171 1116 1154 1136 1128 1118 

South 

CT407 1146 1140 1116 1145 1154 1189 1153 1162 

CT411 1786 1807 1780 1807 1803 1825 1810 1799 

CT412 1168 1133 1137 1174 1189 1201 1192 1191 

East 
CT410 2114 2118 2117 2139 2188 2202 2217 2222 

CT414 1392 1424 1414 1446 1448 1430 1395 1514 

Table 8 Total housing units change inside the Dothan Circle (2010-2017) 



 

Chart 8 Total housing units change inside the Dothan Circle (2010-2017) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

In the total housing units, census tract 406 in downtown area and Census tract 

412 near downtown have the highest renter occupy rate more than 70%, and also keep 

increasing, while census tract 404 in western part keeps the lowest renter occupy rate 

among others. The renter occupy rate in the eastern part, where census tract 410 and 

414 located show an obvious increasing trend. 

 

Chart 9 Renter-occupied housing rate change inside the Dothan Circle (2010-2017) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

When we look into the median house value, census tract 406 in downtown area 

has the lowest median house value, which is about $50000, while census tract 404 and 



405 in western part share the highest median house value renter at about $170000, 

which is a big gap in between. The median house value in eastern part is about 

$77000, and the only area show an value decreasing trend is in census tract 410. 

 

Chart 10 median house value change inside the Dothan Circle (2010-2017) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

 

Among all the housing units, the vacancy rate is increasing in all the 10 census 

tract area inside the Dothan Circle. Census tract 406 in Downtown area has the 

highest vacancy rate of around 30%, compared with 13% in the eastern area and 20% 

in the eastern area. 



 

Chart 11 Vacancy rate change inside the Dothan Circle (2010-2017) 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

 

Facts: 

Higher educated labor force, higher household income, higher house value, 

lower vacancy rate, lower unemployment rate in western part, compared with low 

education, low household income, low house value, high vacancy rate, high 

unemployment rate and black and African American population clustered downtown 

and eastern part. 

 

 

 

 

 

 

 

 

 

 

 
Employment by Industries - Dothan, Alabama 

DATA USA - https://datausa.io/profile/geo/dothan-al/ 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF


Dothan Current Land Condition 

 

Map 2 Dothan Circle Land Use 

 

Figure 1 Dothan land use Condition 



 

Map 3 Dothan Circle Vacant Land 

Dothan is a unique city, it is not trying to obtain the same objective of most 

growing cities. The citizens of Dothan are older than the general population and they 

are not trying to attract young professionals. Despite not having a strong young 

presence, their downtown seems to thrive in certain areas. This presence can be 

throughout the entire downtown district not just in certain areas of interest. Dothan 

has the resources and infrastructure to make itself one of the most beautiful cities in 

Alabama.  

 Parcels and their availability in a downtown area can be hard to locate because 

of the usually high demand. Demand for vacant parcels downtown is always growing 

for small businesses, in Dothan most of the new businesses being opened downtown 



are by young entrepreneurs. Dothan has 2,348 vacant parcels located within the circle, 

which means opportunity right? One must ask himself/herself, “If the land is vacant 

why isn’t anybody trying to purchase it and develop the land”. From my experience in 

Dothan, the evidence does not support the claim. Is the chart truly representative of 

the actual conditions in Dothan? From my experience in Dothan the growth is present 

by limited by conditions and circumstances. Are there really 2,348 vacant parcels 

waiting to be developed or are their other stipulations preventing growth? These are 

all questions that must be asked before purchasing and development stages.  

 
Figure 2 Dothan Parcel Condition  

 

 The majority of the parcels located within the city’s circle are in good 

condition but that is in the eye of the beholder. Good condition; per Dothan 

Affordable Housing plan is a Building/structure in sound condition, just because the 

surveyor determines it is in good condition does not insinuate the purchasing public 

will determine the same thing. The majority of those structures/parcels are located on 

the edge of the circle and the poor, deteriorated/dilapidated. From my experience 
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personally, I seen a substantial amount of fair/ok infrastructure. If the purchaser 

believes the land is not in the condition it is being marketed as they will not buy land.   

 What not represented on the map speaks loudly as well. Dothan has known 

great parcels located on the chart. This would be an accurate analysis for what I 

determined. Most of the infrastructure is dated, as if the city did not want to risk 

development in certain areas e.g. North St. Andrews street. 

Land that can be redeveloped  

Dothan land that can be redeveloped is massive. Dothan has a substantial 

amount of old infrastructure within its downtown and surrounding areas. The majority 

of the infrastructure inventory parcels are categorized as good condition. Although the 

parcel may be in good condition the building usually is not, and instead of 

demolishing them, they can be repurposed and retrofitted for future entrepreneurial 

ventures. There was great potential for redevelopment on North St. Andrews Street 

and parts of Foster Street. Dothan is presently in communications with a developer, 

who would like to repurpose N. St. Andrews Street (Image 1). 



 

Figure 3 N. St. Andrews Street Building to be redeveloped into conference center 

 

Located across the street from the downtown Dothan motel the developer would like 

to redevelop an old poor condition building and redevelop it into a conference center 

for the professionals that work downtown (Dothan is a big hub where lawyers from all 

around the U.S. come and conjugate). This would be a great opportunity for Dothan to 

redevelop the old motel and create an upscale hotel to intrigue the high professionals 

that encompass Dothan on a daily basis.  N. St. Andrew Street is the best location to 

implement mixed use housing. The housing can be accomplished by utilizing and 

redeveloping old deteriorated infrastructure. At this present moment Dothan is in talks 

to developers about redeveloping the old building located in the same proximity as the 

conference center and hotel. Adding a mixed-use apartment housing makes that area 

more appeasing to investors outside of Dothan (see image 2) 



     

Figure 4 (on the left is the redevelopable mixed use & on the right is the old motel) 

 A substantial amount of commercial inventory is located on the outskirts of 

the circle and the inner core of the circle is comprised of mostly parking lots and 

neighborhood single family homes. This is surprising due to the fact that residing in a 

downtown area had died until just recently. The homes that are present now in 

downtown are from the original downtown influx that occurred doing the 50’s and 

60’s, thus a majority of the homes are in poor condition.  

Infill is another way to redevelop 

Infill land refers to the development of vacant parcels within previously built 

areas. Infill also applies within an urban polity to construction on any undeveloped 

land that is not on the urban margin. In addition, infill land is considered a way to 

maximize the economic value of existing infrastructure and a remedy for the 

expansion of modern cities. Infill land focuses on the reuse and repositioning of 

abandoned or fully utilized buildings or sites. 



Although infill land is an effective way to redevelop, it also be limited by 

some existing elements. For example, those marked as vacant land cannot be included 

in the infill land. Most of industrial land cannot be classified as infill land. Because 

the density of industrial land is usually lower than that of ordinary land. In addition, 

low- to medium-density residential land, as well as parks and open spaces, cannot be 

included in infill land. Therefore, there are not too many lands can actually be 

classified as infill land. In fact, large commercial development projects such as 

regional commercial center can serve as potential infill land candidates. We could get 

information from the land use map of Dothan (map 3) that only one piece of land in 

inside of Dothan city circle is listed as infill land. Therefore, infill land is not critical 

choice to Dothan's land and urban development. However, with the development of 

Dothan, infill land can serve as a backup methodology to support the demand for land 

reuse. 

Are we asking the right questions? 

Our conversations with the City of Dothan has provided us with an 

understanding that the city wishes more development would occur on the east side of 

the city.  Our Existing Land Use Analysis evaluates this desire and its validity.  Our 

studies have inspected housing conditions, employment rates, housing costs, resident 

incomes, population/racial/gender statistics, Dothan Land Use plans in comparison 

with existing zoning laws, land available vs land occupied, etc.  

One realization during our study is that the vast majority of the cities higher income 

residents live in higher cost homes on the west side of Dothan. On the contrary, we’ve 



learned that the majority of jobs and higher paying salaries are located on the central 

and eastern regions of Dothan.  

This leads us to our first question, why are people not living closer to the 

majority of the jobs? We believe the answer to this question lies within the fact that the 

majority of the retail amenities are located on the west side of Ross Circle adjacent to 

the majority of the high to moderate income residents living in the city. Another 

realization is that there is very little low density or high density residential zoning found 

on the east side of the city. The vast majority the zoning in the area is highway 

commercial and agricultural. Although agricultural zoning does allow residential units, 

the zoning ordinance is vague in its definition of the type of housing allowed.  

The analysis also uncovers that the current downtown zoning, central business, 

is pretty flexible and allows just about any retail or mixed-use development one can 

imagine. Our team found it interesting that one of the most flexible zoning ordinances 

has the least development. Additional conversations with the city has led us to believe 

that development to the central business district is coming, but no concrete evidence 

has been found to date. This discussion brought the team to present a few new questions. 

Why is the zoning not encouraging development? Is the zoning being enforced? Does 

Euclidean zoning encourage of discourage development? Should another methodology 

that encourages development and supports the city’s ambitions for a more pedestrian 

friendly city be considered? 

Perhaps the problem is not what is wrong with our zoning/land-use program 

currently being implemented. Instead, Should the question be “Does zoning/land-use 



programs have the ability promote development where a market is somewhat 

stationary?”?  If so, then why hasn’t it been doing so? If not, what can be utilized to 

redirect or attract any redevelopment to central business district or east side of the city?  

Dothan City Planner, Anthony Vallone, made a statement to our team, “The 

market is going to do what it wants to do.” This is what the real issue appears to be. 

How can zoning or land-use planning help guide the market in the direction that the 

city officials feel is best for the city?  

Maybe the statement Anthony made is the answer to the problem. Simply allow 

the market do grow where it wants to grow an enforce regulations that requires those 

developments to reinforce the image/character or “branding” of Dothan.  Is it possible 

for the city to reevaluate their downtown location? Is it possible for the city’s to have 

two or three central business districts? 

These are the questions that will be further evaluated and refined as the land use 

analysis is finalized. The next step is defined goals, visions, and concepts that should 

be considered as city officials move forward with planning their city’s future.  

Land analysis 

Land analysis is based on an understanding of the state of existing land and the 

need for land for future development. Then provide reasonable advice for future land 

use. Rezoning recommendations will be provided when necessary. Its purpose is to 

better promote economic development and population growth, and to inspire the 

development of Dothan. 



Why this target area? 

We tried to find a pilot area to analysis from Dothan City. Through the study of 

population distribution and the understanding of Dothan's future development, we 

identified a part of the eastern part of the city as a pilot area, including Downtown 

Dothan, corridor 84 and medical center. And the topic of our research is focused on 

mixed use and residential. This area has the potential to become a mixed-use business 

district and also includes some residential areas. 

 

Map 4 Target area 



In the land capacity analysis, we divide the land into two types, one is the land 

that has not been developed yet, and the other is the land that already has 

constructions or other uses, such as parking lots. 

 

Figure 5 Land Condition 

Part I: Land with existing constructions 

In order to identify potential land for redevelopment, it has compiled and 

analyzed existing land use. According to data provided by Dothan, the land use in the 

target area is of the following type: Demolition, Deteriorated, Dilapidated, Poor, Fair, 

Good, Parking Lot, Public Space, Rehabilitation, Under Construction, Vacant Lot and 

No assessment. 

Constructions are in Good, Fair and Poor condition that we will not classify as 

potential redevelopment land. Demolition, Deteriorated, Dilapidated, Parking lots and 

vacant land were classified as potential developable land. 

Target area Land Condition

Demolition

Deteriorated

Dilapidated

Fair

Good

Parking Lot

Public Space

Rehabilitation

Under Construction

Poor

vacant lot



 

Figure 6 Target area Tenure Condition 

 

Condition Acres 

Demolition  0.2 

Deteriorated 18.6 

Dilapidated 1.6 

Parking lot 41.2 

Table 9 Bad condition land acre 

As the chart shows, the status of many constructions in these plots has reached 

the conditions of demolition. The situation of other construction is in a deteriorating 

stage, so we have listed the land of construction that can no longer be used normally 

as land with development potential. 

Target area Tenure Condition

Occupied

Vacant

no describe



 

Map 5 Target area Land Condition 

According to this map, most of the buildings or plots with potential for 

development in the target area are close to the Downtown Dothan or Medical Center. 

One of our goals is to plan and develop mixed-use lands which close to downtown 

Dothan. Therefore, the reuse of these marked areas is also a very important part of the 

land capacity. 

The green part are parking lots. Based on our study and research, we believe that 

these parking lots are not efficient and disperse a large area of land. Integrating 

parking lots, optimizing the parking environment, and rational use of land parcels are 

necessary for regional redevelopment.  



Reduce the ground parking lot and build a parking lot in the area near Downtown 

Dothan, centralize the parking management, commercialize the original parking lot, 

and optimize resources. 

Part 2: Rational development of vacant land.  

 

Figure 7 Undeveloped Land 

 

Table 10 Undeveloped Land capacity in Target area 

Undeveloped Land
B-1: Central Business

B-2: Highway Commercial

B-3: Local Shopping

L-I: Light Industry

R-1: Residential Single-
Family, Low Density

R-2: Residential Single-
Family, Medium Density

R-3: Residential Single-
Family, High Density

R-4: Residential, Attached,
High, High Density (2-7 units)

Zone Describe Acres Percent 

B-1: Central Business 8.88 5.94% 

B-2: Highway Commercial 14.75 9.87% 

B-3: Local Shopping 2.06 1.38% 

L-I: Light Industry 78.24 52.38% 

R-1: Residential Single-Family, Low Density 8.99 6.02% 

R-2: Residential Single-Family, Medium Density 4.32 2.89% 

R-3: Residential Single-Family, High Density 0.78 0.52% 

R-4: Residential, Attached, High, High Density (2-7 units) 31.35 20.99% 

Total Acres 149.21 100.00% 



 

Map 6 Target area undeveloped land 

As you can be seen from map2, there are a large number of vacant lands in the 

target area, and the land area reaches 149 acres. More than one acre of land has 28, 

and the largest single vacant land has reached 12.47 acres. 

Many of small and scattered vacant lands are concentrated in the area near 

Downtown Dothan, while larger vacant lands are located in the middle of the entire 

target area and adjacent to existing residential areas. We believe that vacant land that 

close to downtown and medical center can be used for commercial or mixed use. 

Vacant land in the middle of the target area continues to be developed for the main 

purpose which is residential.  



 

Map 7 Target area Land use 

Build Out Analysis 

Identify Non-developable lands 

As can be seen from the above map, there is no public land in the target area, and 

the water area is extremely small. Also, there are no land conditions under extreme 

conditions such as wetlands. Therefore, the target area has buildable land of 841 

acres. 

 



 

Map 8 Target area Expected Density 

Find Maximum dwelling unit potential based on allowed densities.  

The existing density distribution within the target area is confusing, and we believe 

that the new density should be centrally planned. In the residential area, most of 

household are single family, the existing density is 4 to 5 units per acre. It is reasonable 

density, so this will not change. We recommend a higher density in the commercial area 

of downtown and encourage the construction of higher floors to increase the density to 

15-18 units per acre for mixed use. In the area of corridor 84 we think it is also suitable 

for mixed use, but the density will be reduced, and the height of the building will not 

be as high as downtown. Its density is 8-10units per acre. 



 

Table 11 Vacant land in different Density 

Estimating available residential area： 

Maximum Number of Dwelling Units 

Minus 25% Allowance for Infrastructure： 

149.21*0.75*43560=4874690.7 Square. Ft. 

Low-Medium density areas will be dominated by single families, while medium and 

high density areas will be dominated by multiple families. 

Single family household lots:  

0.067*4874690.7=326,604.28 Square. Ft 

326,604.28/4000=81.65 

Multiple family household lots: 

0.933*4874690.7=4548086.42 Square. Ft 

4548086.42/4800=947.52 

Acre

Vacant land in High

density area
9.96

Vacant land in Medium

Density area
64.65

Vacant land in Low-

Medium density area
74.60

Total 149.21



With an average of 3.01 people per household, the maximum of population increase 

in target area is: 

(81.65*3.01)+(947.52*3.01)≈3098 

Build-out population : 

3098(Max supported future population)+2511(current population)=5609 

According to the current Dothan City development plan for the east, the population 

will certainly grow gradually. These potential population growths satisfy future needs. 

 

Map 9 Target area Parcel Value 

The price of land in the target area is generally not high, and the price of land 

close to the medical center and downtown is relatively high, so there is a great 

opportunity for development here. At the same time, this is very good information for 

the land market and those who are willing to invest. 



Recommendation  

The eastern part of Dothan has a small population and most of its residents live 

in the western part of the city. One of the reasons is that the living environment is not 

clean enough and lacks maintenance. Therefore, it is also necessary to properly 

transform small vacant land into parks or green spaces. Improving the living 

environment is also a very important means of attracting residents. The type of 

housing here is still dominated by the single family. At the same time, we recommend 

that all the light and heavy industries in the target area be converted into residential. 

Scenarios 

Based on observation and the current situation a scenario has been proposed to 

implement mixed-used projects to aid in the effort to generate revenue for the city. 

The downtown corridor has an abundance of potential on how and where mixed-used 

development can be utilized. 



 

Map 10 Three scenarios (Mixed use, Corridor 84 and Residential)  

Mixed Use Scenario 

 The current situation involves a lack of mixed-use in downtown Dothan. There 

is only one coffee shop located on the corner of South Foster Street that is mixed-use. 

The first floor is a coffee shop and the 2nd floor is residential. It has become a hub for 

young professionals and individuals on their lunch break who want a quick pick me 

up. A substantial amount of infrastructure located in downtown can be redeveloped to 

encompass the environment and its surroundings. On St. Andrews Street the city is in 

negotiations with developers to redevelop an old abandoned structure that will serve 

as a conference center for the many lawyers and professionals that Dothan hosts.  



 

Figure 8 Location for potential conference center 

 From the GIS map, it can be observed that there is a substantial amount of 

undeveloped land located in the downtown area. For new projects to be implemented 

successfully we do not have to disturb the undeveloped land instead, utilize existing 

infrastructure.   

Advantages of using redeveloped structures are: 

• Breathing new life into an old structure that is in poor condition, thus 

lightening the load that plagues a lot of downtown cities, which have high levels of 

abandoned buildings in the downtown area.  

• The market is high for redeveloped structures, so it will be relatively easy to 

sell the property.  

 

Corridor 84 Scenario 

 Dothan should consider having a set number of units per acre to promote the 

growth of mixed-use downtown. Units per acre already insinuate what type of 

structure is going to be built and the majority of the time it is high density mixed use. 



Having for example 18 units per acre slowly increases mixed-use downtown and 

increases the number of residents downtown, thus promoting commercial use within 

the downtown area. 

 

Figure 9  18 units per acre 

Commercial use will be slowly implemented to lighten the pressure due to the influx 

of new residents downtown.  At this moment there are no restrictions on units per acre 

which is limiting Dothan financially. North St. Andrews Street, for example, has the 

potential to be rezoned and reclassified to help mitigate the dilapidated condition it is 

presently in. To help promote the city, Dothan should renovate the hotel located on N. 

St. Andrews Street to attract the professionals that come to Dothan on a daily basis. 



 

Figure 10  Hotel located in downtown Dothan 

A substantial amount of professionals would be interested in staying there 

because of its proximity to the new conference center also that would be a great place 

to implement a mixed-use structure. The mixed-use structure could potentially be 

residential and retail. This single scenario could increase the influx of people in 

downtown dramatically, thus generating more revenue which is the ultimate goal.  

 

Residential Scenario 

From the overlook perspective, the general situation is that lots of the household 

isn’t in good condition, but most of them occupy a large piece of land. The land 

capacity digging is needed to increase the efficiency of land use. From the 

demographic perspective, this area has the largest number of population and total 

household inside the Dothan circle, but the average household size is 2.78 in the year 

2017, higher than that in Dothan city, which is 2.55 in the year 2017. To achieve the 

average line in Dothan, there still a gap of 170 households need to be constructed 

based on 2017, not consider the future population increase brought by the 



development of medical node nearby. From the housing perspective, vacancy housing 

units in this area is about 15.8% in 2017, middle level compared with other areas 

inside the Dothan Circle. 84.9% of the houses are detached 1-unit structure, and 

70.4% of them were built before 1970s.  

After diving into the GIS map and checking out the undeveloped and 

underdeveloped land resources in this area, and also taking into account the distance 

advantage to the medical node, scenarios No.1 and No.2 locations were selected as the 

targeted locations to take the burden of households providing (showing on map ). 

Although they are two different sites, they have similar characters, such as locate in 

the backyard of the Medical Node, share the convenient traffic beside 431 Dothan 

Circle highway, have higher ratio of undeveloped and underdeveloped land, and get 

easy access to the forest area in between, which we can see it as a green open space 

opportunity in the future for eastern Dothan area. 

Housing Scenario. Based on the case study of Reflections Apartment, located in 

Fort Collins, Colorado, we find our future scenario for residential in this area, 

multifamily housing. Reflections Apartment was opened in 2000 offering affordable 

apartment living for seniors in the Fort Collins area. The 72-unit property was financed 

utilizing 9% Low Income Housing Tax Credits and a loan from the City of Fort Collins. 

On-site amenities include a pool, spa, ample parking, laundry facilities and clubhouse 

for residents to enjoy community events. Lush landscaping and scenic mountain views 

create a park like setting for the seniors to enjoy.  



 

Figure 11  Image 1 of Reflections Apartment, Collins, Colorado 

 

Figure 12.  Image 2 of Reflections Apartment, Collins, Colorado 
Sources: https://www.reflectionsseniorliving.com/photogallery.aspx 

In the back yard of Medical Node in Dothan, this kind of property would be 

fresh, popular and affordable to young professionals, who start their career in the 

location, or still pursue their higher education. The advantages of this kind of housing 

type include increasing land capacity and land use efficiency, providing more 

involved and vibrant housing community and lifestyle for young professionals 

working in Medical Node in Dothan, giving attractive and fresh appearance housing 

image in Dothan, with multiple facilities, providing more affordable rental and 

purchasing choices. But there are some barriers we should consider before implement, 

such as funding issue and the increasing possibility to push low income residents 

outside the circle and move further away. 



Recreation scenario. Based on the case study of Hickory Dickory Park in 

Auburn, AL, we find our future recreation scenario for this area. Hickory Dickory 

Park, located in Auburn, Alabama. Hickory Dickory Park is a unique and popular 

playground for children in Auburn, and it is also a park hidden in a forest beside the 

highway. It is located at 1399 Hickory Ln. Hickory Dickory Park was renamed from 

Hickory Lane Park in 1999 when the City and community volunteers constructed the 

current playground.  

 

Figure 13 Location map of Hickory Dickory Park 

 

Figure 14 view of Hickory Dickory Park 

Sources: https://www.auburnalabama.org/parks/facilities/hickory-dickory-park/ 



This kind of idea could help the target area to become more attractive young 

couple and families with kids, and it can also help to improve the recreation and 

environmental justice in east area of Dothan. The advantages of this scenario include 

providing multi-function for the land use to increase land use efficiency, adding more 

attractive place to the area, increasing the residential viscosity of local residents. The 

barriers we are facing also related to funding issue, and traffic connection and 

transportation design with the highway 431. 

 

Residential Scenario Implementations 

Goals. Make efficient use of vacant land, undeveloped land and underdeveloped 

land, providing more affordable housing and recreation for future population increase 

in the medical node area in Dothan by improving residential land use capacity. 

Short term: 1-3 year  

Medium term: 3-5 year 

Long term: 5-10 year  

Objective 1:  

Integrate existing land resources for future residential land use. 

Strategies:  



1. Make land use and zoning adjustment, add diversity of residential housing 

type, especially multi-family housing and apartment in this area. 

2. Encourage higher density of residential land use by using FAR bonus. 

3. Put the potential land into market and find the matching developer. 

4. Make forward commitment for current land owners and tenants. Protect their 

benefit, put current location-oriented settlement into priority. 

5. Find multiple funding resources, such as collaborate with medical center to 

provide targeted housing, get some affordable housing funding from outside. 

Objective 2:  

Add recreation land use to attract more young professionals, and also improve 

the environmental justice in east area of Dothan. 

Strategies:  

1. Make land use and zoning adjustment, add recreation land use in this area. 

2. Collaborate with Municipal and transportation departments to make a 

feasible plan of connection and transportation. 

3. Collaborate with local NGOs to find multiple funding resources; collaborate 

with local volunteers to get the work done. 

 



Table: Residential Implementations 

 How Who When Resources 

Integrate 

existing 

land 

resources 

for future 

residentia

l land use 

Make land use and zoning 

adjustment, add diversity of 

residential housing type, especially 

multi-family housing and apartment 

in this area 

Government;  

Planning 

department; 

Short term 

Land use 

adjustment; 

Multi-family 

program; 

Encourage higher density of 

residential land use by using FAR 

bonus 

Government;  

Planning 

department; 

Short term 

Land use 

adjustment; 

FAR bonus; 

Put the potential land into market 

and find the matching developer 

Government;  

Developer; 

Local community 

Medium 

term 

Integrated land; 

Real estate 

association; Policy 

Make forward commitment for 

current land owners and tenants. 

Protect their benefit, put current 

location-oriented settlement into 

priority 

Government;  

Local community 

Medium 

term 
Policy 

Find multiple funding resources, 

such as collaborate with medical 

center to provide targeted housing, 

get some affordable housing 

funding from outside 

Local Government; 

State government;  

Hospital; 

Medical school 

Medium 

term 

Integrated land; 

Policy 

Add 

recreatio

n land 

use, 

improve 

the 

environm

ental 

justice 

Make land use and zoning 

adjustment, add recreation land use 

in this area 

Government;  

Planning department

  

Short term 

rezoning; 

Land use 

adjustment 

Collaborate with Municipal and 

transportation departments to make 

a feasible plan of connection and 

transportation 

Government;  

Planning; 

Municipal; 

Transportation 

departments 

Short term 

Land use 

adjustment; 

Transportation and 

trails plan 

Collaborate with local NGOs to find 

multiple funding resources; 

collaborate with local volunteers to 

get the work done 

Government; 

local NGOs; 

Volunteers 

Medium 

term 

Integrated land; 

Policy 
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