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Plan Hapeville 2025 Update
The purpose of this Update is to acknowledge dramatic changes in land use associated with closure of
the Hapeville Ford Plant and to respond to recommendations of the Hapeville Main Street Town Center
LCI Study. The Update focuses on revisions to the Future Land Use Map, now identified as the “Future
Development Map,” supported by Plan Hapeville 2025 Update text describing the basis of those
revisions. Key elements of the Update are re-designation of the former Hapeville Ford Plant property
from “Industrial” to “Mixed Use” and more finely defining Mixed Use. Each element is addressed below:

Future Development Map Update to Account for Ford Plant Closure
The Plan Hapeville 2025 description of existing land use as “Industrial uses are represented by auto
manufacturing and warehouses at Mount Zion Road and I-75. . . Ford’s sprawling operations are located
at the southeastern margin of the city” did not anticipate the plant closure and transition in land use
from heavy industrial to mixed use. That transition is not arbitrary and is substantiated by several
factors described below:

Factors Driving Transition from Industrial to Mixed Use
The former use of the majority of land now planned for high intensity mixed use was industrial. The
industrial land use designation was based on market demand, generated specifically by an auto
manufacturer operating over six decades. Presumably, with considerable value in manufacturing
infrastructure on the Ford property, the site was unsuccessfully marketed to other auto manufacturers.
This use is unique, limited to a relatively small number of firms. Accordingly, lack of market demand for
industrial use is one factor propelling the designation away from industrial. Once the plant infrastructure
was removed, any variety of non-residential uses became an option for redevelopment of the property.
A second factor behind a mixed use designation involves earnings associated with employment in
enterprises consistent with mixed use. These include the Information, Finance and Insurance,
Professional, Scientific/Technical Services and Management sectors. Historic wages in each of these
sectors exceeded those in Manufacturing, a use compatible with the former industrial land use
designation. Accordingly, the mixed use designation will provide an opportunity to redress the disparity
in per capita as well as household incomes historically characterizing Hapeville as compared to the
county and state.
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A third factor supporting designation of the property as mixed use is proximity to the airport. Noise
impacts preclude use of a major portion of the property as residential, the dominant land use in
Hapeville. Mixed use will accommodate many forms of commercial and residential uses as construction
technologies and noise levels at a specific location permit. Of course, given the proximity to Hartsfield
Jackson, true mixed use, including residential, cannot be achieved across the entire Ford Plant property.
The impact of airport noise on land use in Hapeville is more fully addressed in “Hartsfield’s Continuing
Impact on Hapeville,” below.
Finally, the flexibility in land use of the mixed use designation is a factor in the transition from industrial.
This designation substantiates a wide variety of commercial uses that can then be shaped by market
demand, public policy and infrastructure investment.
An important aside in re-designating the former Ford Plant property concerns airport operations.
Acquisition of a significant portion of the property by the City of Atlanta Department of Aviation for
“clear zone” considerations and potentially airport parking argues in favor of a future land use
designation of that portion as “Transportation/Communication/Utilities.”

Future Development Map Update to Codify LCI Study Recommendations
Land Use at the Former Ford Plant
As stated, Plan Hapeville 2025 and the Hapeville Main Street Town Center LCI Study did not anticipate
closure of the Ford Plant or re-designation of the land use for that property. The Future Land Use Map
adopted in the Plan and the “Framework Plan” found in the LCI Study indicate the former Ford property
as “Industrial.” Each map is found at the end of this document. In fact, the LCI Study cited “Preserve
Ford, Delta and Wachovia sites as major industrial and office land uses” as a land use policy.
Mixed Use Proposed for Other Locations
The LCI Study acknowledges that “The Future Land Use Plan of the City of Hapeville is generally
consistent with the recommendations of this study and does not need to be amended to support the
recommendations contained herein. The City may, however, want to consider establishing a “Mixed-Use”
classification for areas where such is desired and shown on the Framework Plan” under the heading
“Regulatory Changes. “The Future Land Use Map adopted in Plan Hapeville 2025 “supercedes the land
use designations of the Livable Centers Initiatives Virginia Park Master Plan” and indicates Mixed Use in
appropriate areas.
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Plan Hapeville 2025 focused attention on Mixed Use and implementation tools: “In tandem with the
Virginia Park LCI Study, the City introduced a “Village” zoning district that fosters mixed use
development in a single zoning district and within a single structure. The growing popularity of this
development type rendered obstacles inherent in the City’s Euclidean (based on a strict segregation of
uses) zoning ordinance all too obvious. The Village District is a flexible mechanism for facilitating market
driven designs and arrangement of uses. Plans are to apply this zoning designation to such redeveloping
areas as Dogwood Drive, Virginia Park, College Square, the downtown and Sylvan/Springdale Road. The
2025 Future Land Use Map will incorporate a “mixed use” designation to encourage and direct use of
the Village District.”
The LCI Study advances a land use recommendation that would “Establish a high density office, hotel,
and potential housing uses on Sylvan Road.” The Framework Plan designates the Sylvan/Springdale Road
area as mixed use to accommodate these uses at a very significant scale.

Refining the Mixed Use Designation
The LCI Study recommends that a hierarchy of mixed use be defined to account for variation in
development intensity and scale. Weaknesses in Future Land Use Classifications of Plan Hapeville 2025
indicated in the LCI Study included a lack of differentiation in the adopted mixed use designation:
• “Mixed-Use” classification’s failure to differentiate between the different types of
mixed-use land uses, which can vary in intensity and scale.

Plan Hapeville 2025 anticipated mixed use, but not at the same intensity as now envisioned.
Amendments to Zoning Ordinance and property rezonings reflect a desire for “live/work” and other
forms of mixed use. As the Plan notes, “A new land use category, “Mixed Use,” will support a diverse
range of residential and commercial uses, and responds to market demand for what is commonly known
as “live-work” space. However, the location of higher intensity mixed uses now anticipated was not
identified on the Plan Hapeville 2025 FLUM as Ford was still in play. The limitation to that section of
Hapeville planned for mixed use on Sylvan Road also acknowledged the presence of Ford as none of the
property on the former auto manufacturing site was designated as mixed use in the Framework Plan.
The further limits of Plan Hapeville 2025 as concerns the lack of expansiveness of “mixed use” are
documented in the adopted objectives:
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“Objective A: Facilitate achievement of mixed use development models in Virginia Park, College Square,
the downtown and along the Dogwood Drive corridor through land use map designations and proactive
property rezonings.”
The following range of intensities of “mixed use” encompassing low, medium and high intensity mixed
use is believed to be appropriate to the Hapeville context. The assignment of this range of intensities to
various sections of Hapeville that follows is intended to remedy the limited nature of mixed use
designations in the FLUM of Plan Hapeville 2025:
Low Intensity Mixed Use. The Dogwood corridor and Virginia Park may be characterized as stable, single
family neighborhoods proximate to commercial development. These locations should be limited to a
defined low intensity, mixed use pattern. This intensity anticipates two and three-story construction and
mixed use in the same structure. The Commercial-Residential and the Urban Village zoning
classifications are well suited to allowing such mixed use flanking, abutting or near traditional
neighborhoods.
Medium Intensity Mixed Use. The downtown is somewhat removed from traditional neighborhoods and
abuts a rail corridor. The downtown is also the historic center of local commerce. As such, the
downtown can support more intense mixed use development than would be appropriate adjacent to
Hapeville’s neighborhoods. Such intensity can be expected to be realized through a development
pattern seen in Decatur. Single and two-story commercial development exists near mid-rise
development. Four and five-story construction could be supported in the downtown, not necessarily
replacing existing historic structures, rather on undeveloped properties.
High Intensity Mixed Use. The Sylvan/Springdale Road area, which has largely converted to commercial
use and is expected to continue to move away from the traditional single family development pattern in
favor of higher development densities consistent with High Intensity Mixed Use, is appropriate for high
intensity mixed use. Residents in the Sylvan/Springdale Road area documented a desire to allow the
area to convert from detached dwellings in the public participation process associated with Plan
Hapeville 2025.
The LCI Study reinforces the assignment of high intensity mixed uses on Sylvan Road by establishing
“differing building heights in response to context.” The following building heights established in that
Study bolster the characterization advanced here:
“Building heights should be limited to:


Two to three stories in neighborhoods



Three stories along Dogwood Drive



Four stories along North Central Avenue
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Four stories in Downtown



Eight stories in College Square (now Asbury Park) near the airport



Twenty stories on Sylvan Road”

The Old First Ward, later called “College Square” and still later Asbury Park, was the subject of a federal
“buy out” program and properties were acquired to “abate” the noise impacts. Single family dwellings
may remain; however, these owners were “hold outs” who chose not to sell when that opportunity
arose. Noise contours in this area are not compatible with single family detached dwellings and are only
rendered compatible with attached structures when acoustical standards control new construction. For
these reasons, high intensity mixed use would render this development consistent with federal policy
and the noise contours.
The former Ford plant property is also noise impacted, limiting the majority of the site to non-residential
development. The transportation infrastructure, as the property is adjacent to an interstate highway,
and the separation from Hapeville’s traditional neighborhoods, render that site and Asbury Park
appropriate for the highest development intensity the height restrictions of the FAA will allow.

Impact on the Future Development Map
The FLUM adopted in Plan Hapeville 2025 and dated July 2005 remains the official Future Land Use Map
of the City. “Mixed Use” is recorded on that Map for Dogwood Drive, the North Central Avenue and
South Central Avenue corridors, College Square and the periphery of Virginia Square. As the LCI Study
points out, the Plan fails “to differentiate between the different types of mixed-use land uses, which can
vary in intensity and scale.” The text included in this Plan Update accomplishes such differentiation and
the proposed Future Development Map assigns the respective intensities and scale appropriate to the
context. These assignments are described below:

Dogwood Drive and Virginia Park
The areas designated on the July 2005 FLUM as “mixed use” are proposed as Low Intensity Mixed Use.
These commercial properties abut low density single family neighborhoods and future development
must be limited in scale. Transitional buffers adopted in the Village Zone, for example, can ensure
compatibility with these neighborhoods while addressing retail, service and entertainment needs in a
walkable setting.
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A Plan Hapeville 2025 Objective is reported as “Foster mixed use development at the periphery of
Hapeville’s neighborhoods and along pedestrian scale commercial corridors.” This would apply to
Dogwood Drive and Virginia Park and support a “low intensity mixed use” designation. A Plan Strategy
that states “Adopt a ‘Village’ zoning district to ensure that mixed use is permitted within individual
zoning districts as well as within individual structures; rezone appropriate locations to the Village
district” is further evidence of an intent to designate those properties that flank or are near single family
dwellings as mixed use. Much of the periphery of the Virginia Park neighborhood and the Dogwood
Drive commercial corridor is zoned Village, further supporting a Future Development Map designation
of “low intensity mixed use.”

Downtown Hapeville
The area along North Central and South Central Avenues designated on the July 2005 FLUM as “mixed
use” is proposed as Medium Intensity Mixed Use. The downtown is the traditional town center. Such a
designation would accommodate more intense development, particularly on undeveloped properties,
while preserving the scale and character of the downtown. Senoia has demonstrated that such intensity
can be introduced without destroying the fabric of an historic town center.
The eastern extreme, at I-75, of the downtown corridor and the western extreme, at I-85, of that
corridor are proposed as High Intensity Mixed Use. This designation will allow the City and owners to
capitalize on these high value, interstate access locations consistent with market demand. The
Framework Plan proposed “Multifamily” as the land use for a number of these properties.

Sylvan/Springdale Road
Now designated as “Commercial,” both the text of Plan Hapeville 2025 and the LCI Study recommend
Mixed Use for this area of Hapeville. The specific identification as high intensity mixed use is based on
the following factors: (1) proximity to I-85, (2) isolation from Hapeville neighborhoods and (3) distance
from Hartsfield Jackson. The latter allows for residential development as part of the mix of uses and for
greater building heights than is possible on other mixed use properties in Hapeville. While market
realities may preclude development at the scale anticipated in the LCI Study, that is, 20-story
development, an appropriate transition from high intensity mixed use in Hapeville to residential uses in
adjoining East Point must be achieved in approval of redevelopment projects in this section of Hapeville.
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College Square
The properties now designated as unspecified mixed use are proposed on the Future Development Map
Update as High Intensity Mixed Use. Bell Hartsfield Apartments are consistent with this designation.
Future mid rise development in Asbury Park could deliver airport views for office tenants and hotel
guests. The location is within easy walking distance to downtown and could both supplement consumer
offerings there and provide a resident market for downtown shops and eateries.

“Ford Plant” Property
The former Hapeville Ford Plant property and all properties in this quadrant of Hapeville now identified
as “Aerotropolis” and designated as “Industrial” are being re-designated as High Intensity Mixed Use.
The properties enjoy superior access to and visibility from I-75. Proximity to the International Terminal
may drive demand for office and hotel development at a scale that can easily be accommodated given
the separation from single family neighborhoods achieved by distance and the Norfolk Southern Railway
corridor.
That portion of the property acquired by the Atlanta Department of Aviation in 2012 is proposed as
“TCU” on the Future Development Map. The tract encompasses some 47.26 acres and will be reserved
as a “clear zone” off Runway 8L/26R. Limited airport parking may also be established on this tract.

Hartsfield’s Continuing Impact on Hapeville
Hapeville adjoins Hartsfield Jackson Atlanta International Airport at the city’s southern border. In fact,
Hapeville’s city limits encompass a substantial portion of the northernmost runway and Fed Ex air cargo
facilities. This proximity to a major noise generator dictates land use within the 65 DNL (day-night
average sound level) noise contour. Past airport expansions have cost Hapeville usable territory and
people. The official “2012 Noise Contours” map is presented below as a guide to development decisions.
One response to the impact of airport noise on land use has been adoption of a “Noise Ordinance,”
Chapter 85 - Acoustical Standards on July 11, 2006 as a guide to both land use and construction methods
and materials. No single family development is to occur within a "noise attenuation district" defined in
the Ordinance. Excerpts from the Ordinance are reprinted below:
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Sec. 85-1-1. - Acoustical standards adopted.
These regulations shall apply to all new residential and commercial construction in areas east of Atlanta
Avenue, south of South Central Avenue, and northeast of Airport Loop Road, hereby referred as the
"noise attenuation district" within the city limits of the City of Hapeville, Georgia, in existence upon
adoption of this chapter. Additionally, minimum acoustical standards must be met in areas which lie at
or above the Federal Aviation Administration ("FAA") approved 65 day-night average sound level (DNL)
contour line as such areas are designated on the date of adoption of this chapter.
The "noise attenuation district" is more extensive than the area defined by that 65 DNL contour. The
following standards apply to development within this district.

Sec. 85-1-4. - Acoustical standards.
(a) It shall be unlawful for any person or entity to construct in the "noise attenuation district," any new
building for "R3" occupancy as that term is defined in the International Building Code 2003, section 310,
residential group R, subsection 310.1.
(b) It shall be unlawful for any person to construct in areas that exceed FAA-approved 65 DNL contour
levels, any new building for residential occupancy unless a minimum 20 Db noise level reduction (NLR),
outdoor to indoor is achieved. Conformance with this subsection shall be obtained either through
adherence to the standards detailed in sections 85-1-5 through and including 85-1-12 or through a
certification by an acoustical engineer that a minimum 20 Db NLR, outdoor to indoor will be achieved
through the proper application of materials and methods.
“R3” occupancy is single family occupancy. As written, no single family dwellings may be built or
renovated at a cost in excess of 75 percent or more of the improved value of the property within that
area delineated by Atlanta Avenue, South Central Avenue and Airport Loop Road. Multifamily and
commercial uses may be developed subject to the standards of the “Noise Ordinance.”
A final, but critical aspect of the acoustical standards is a requirement that a noise disclosure statement
be recorded in the Fulton County records as a rider to the deed by the owner of the property at the time
of construction. This is documented in Sec: 85-1-14, below:
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Sec. 85-1-14. - Noise disclosure statement.
Prior to the issuance of a building permit for new residential construction or reconstruction where the
total cost of improvements is 75 percent or more of the total assessed improvement value of the site, the
owner must sign the city's noise disclosure statement. The noise disclosure statement acknowledges that
the property is located at or above the FAA-approved 65 DNL contour level and signifies the owner's
awareness of the associated Noise levels and that he/she understands that the property is not eligible to
participate in any airport noise mitigation program now or in the future. The noise disclosure statement
must be recorded in the Fulton County records as a rider to the deed by the owner of the property at the
time of construction. The statement is available at the community services department.

As adopted, the Noise Ordinance precludes only single family detached dwellings in the noise
attenuation district defined by Atlanta Avenue on the west, South Central Avenue on the north and
Airport Loop Road on the south. Accordingly, single family attached dwellings, in the form of
townhouses or condominiums, and multifamily dwellings, that is, apartments may be established in the
noise attenuation district subject to compliance with the construction standards of the Noise Ordinance.
The noise attenuation district includes properties within the 65 DNL noise contour. A portion of Ashbury
Park and virtually all of Aerotropolis lies within the 65 DNL noise contour. The proposed “High Intensity
Mixed Use” designation of Asbury Park and Aerotropolis properties would include the above attached
residential and multifamily residential land uses.
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