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The City of Hapeville Comprehensive Plan/Livable 
Centers Initiative (LCI) Study Update is a planning 
study led by the city of Hapeville and sponsored 
by the Atlanta Regional Commission (ARC). The 
city of Hapeville was the recipient of a 2016 ARC 
Livable Centers Initiative study grant to complete 
this process.  Unique to this LCI process is the 
integration of the Comprehensive Plan Update into 
this report.  This study, in addition to being an update 
to the 2005 Hapeville Main Street Town Center LCI, 
is also an update to the 2005 Comprehensive Plan. 

Site Situation

Located in Fulton County, Georgia, the city of 
Hapeville, at 2.4 square miles, is situated between 
the city of Atlanta to the north, Hartsfield-Jackson 
Atlanta International Airport to the south, I-75 to 
the east, and I-85 to the west (Figure a). It is this 
proximity, next to the busiest airport in the world, 
downtown Atlanta, and two major interstates, that 
positions the city as a desirable place to visit, live, 
and work. 

Historically, the city of Hapeville was a thriving Tri-
City (Hapeville, East Point, College Park) community, 
with many residents working at the local Ford Atlanta 
Assembly Plant from it’s opening in 1947.  The city’s 
historic Main Street (North Central Avenue) provided 
restaurants, retail, and neighborhood services and 
many evening activities centered around the city’s 
high school sports.  Hapeville was recognized for 
it’s small-town charm and close-knit community. 
As plant production decreased in the 70s-90s, and 
eventually closed in 2006, the community saw an 
associated decline in jobs, residents and income-
levels.  Following the plant closure, the city was hit 
again, along with the rest of the country, with the 
2007-2009 Great Recession. This recession stifled 
much needed economic growth in Hapeville.    

In recent years, however, with the country 
recovering from the recession, the city of Hapeville 
is seeing new growth and development pressure.  
This is in large part due to the city’s great proximity 
to the airport, downtown Atlanta, and the interstate.       

Large corporate investment in the city, includes Delta 
Airline’s headquarters and the 2015 opening of the 
Porsche North America Headquarters and Porsche 
Experience Center.  Both of these headquarter offices 
sit just outside of the city of Hapeville boundaries, 
but bring nearly 20,000 employees to dine, shop and 
experience this small city, of approximately 6,600 
residents, on a daily basis.

The hotel market has also seen increased investment 
in recent years, with the currently under-
construction Solis Hotel and several inquiries to the 
city for new hotel development.  Hotel demand is 
high in the area, due to the city’s proximity to the 
airport’s international terminal and the corporate 
headquarters. 

The Aerotropolis Atlanta Community Improvement 
Districts (CIDs) are also having a positive impact 
on increased investment in the city of Hapeville. 
The CIDs which cover 15.46 square miles around 
the airport, include portions of Hapeville’s office 
core, south of South Central Avenue, termed the 
Corporate Crescent.  The CIDs are empowered to 
fund beautification, public safety and infrastructure 
projects focused on transportation and water within 
their district.  This increased investment in Hapeville 
includes future streetscape improvements and 
gateway signage - building identity and branding that 
will help attract employers and residents to the area.       

City of Hapeville
LCI Study Area 

Executive Summary

Hartsfield-Jackson 
International Airport

 Figure a:  Site Context Map

Another key factor in continued growth is transit.  
Currently the city is serviced by MARTA bus.  As 
MARTA looks to expand a commuter rail line to 
Clayton County, Hapeville is on the list of possible 
locations. The potential rail line would utilize 
existing Norfolk Southern railroad tracks, via a 
joint agreement with the rail company.  With major 
employers in the area looking for alternative ways 
to get employees to work, the increased interest 
in corporate business relocation to areas with 
transit access, and the momentum of employees, 
particularly millennials, to access work via alternative 
transportation options, Hapeville has a great 
opportunity to site a MARTA stop in the city and 
attract businesses and residents to the area.   
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Community Vision
To create vibrant, mixed-use 

Downtown and Gateway Nodes 
that serve the residents, visitors, 
businesses, and employees, while 
celebrating the city’s small-town 

charm and character.  

Community Vision
To create vibrant, mixed-use 

Downtown and Gateway Nodes 
that serve the residents, visitors, 
businesses, and employees, while 
celebrating the city’s small-town 

charm and character.  
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To address these growth pressures, while preserving 
the character of Hapeville’s small town charm, this 
study worked closely with the community and key 
stakeholders to develop a shared vision for the future 
of Hapeville. 

Process

This study seeks to create a framework in 
accordance with the LCI Grant Goals and the 
Georgia Department of Community Affairs (DCA) 
standards.  

Three factors were utilized in determining the goals 
for this process.  These include: 

•	 The LCI Program Goals

•	 The Market Study 

•	 The Community Vision 

Where the goals of the LCI Program, the Market 
Study, and the Community Vision overlap they 
provided a focus and direction for the master plan 
development.

The resulting community-supported vision and 
focus for this study is: To create vibrant, mixed-
use Downtown and Gateway Nodes that serve 
the residents, visitors, businesses, and employees, 
while showcasing the city’s small-town charm and 
character.   

Recommendations

Building from the community input, the LCI goals, 
and the reality of market demand, the following 
recommendations were developed. Master Plan 
recommendations include the creation of gateway 
nodes that provide a sense of arrival, with improved 
streetscapes, signage and design regulations that 
appropriately increase density and building heights. 
Downtown recommendations focus on sustaining 
and growing the local business community with 
improved streetscape design, increased housing 
densities and infill, and beautification through 
greenspace and the arts.  

The existing single-family neighborhoods are 
preserved within this plan, with strategies for housing 
rehabilitation, focused on attracting new home-
buyers to the area. 

Key (Re)development Nodes, as described above, 
include (refer to Figure b): 

•	 East Gateway Node

•	 West Gateway Node

•	 Downtown Node

•	 Virginia Avenue Gateway Node

•	 Airport Loop Gateway Node

These (re)development nodes create the framework 
for a Hapeville Gateway and Downtown Overlay 
District that is focused on key investment areas, 
where redevelopment is anticipated.  This Overlay 
District can provide regulations and design standards 
to meet the community vision, as described in this 
report.  The Overlay District is recommended to 
have four character areas, in-line with the nodes as 
listed above and further described below:

East and West Gateway Nodes:
The East and West Gateway Node includes 
land adjacent to the I-75 and I-85 interchanges 
fronting North and South Central Avenue.  These 
gateways provide visitors their first view of the city 
of Hapeville, characterized by suburban-sprawl 
development - fast food drive-throughs, strip-
malls, parking lots fronting the street, and individual 
driveways for every parcel.  This strongly contrasts 
with the urban, walkable character of downtown - 
an identity of which Hapeville is proud. 

The purpose of this node is to provide a gateway 
that speaks to the small-town charm that is present 
in downtown.  This can be achieved by developing 
regulations and design standards that provide a more 
walkable, urban environment, with buildings fronting 
the street, improved streetscapes, and a mix of uses, 
including higher density residential, office, hotel, 
and retail.  To fit into the character of downtown 
building heights and densities are increased closer to 
the interstate entrances, with decreasing intensities 
closer to downtown. 

Beautification and signage strategies are also 
recommended, which include artistic benches, 
street lights and signage. Signage should include 
large sculptural gateway signs, as well as directional, 
wayfinding signage. 

Downtown Node:
The Downtown Node includes historic downtown 
Hapeville along North and South Central Avenue 
between Virginia Avenue and Perkins Street, 
and Dogwood Drive from North Central to 
Oak Drive.   This area is defined by the historic 
downtown commercial area along the north side of 
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 Figure b:  Key (Re)development Nodes
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North Central Avenue with smaller, locally owned 
restaurants and retail.  Adjacent to the core historic 
downtown sit small industrial buildings mixed with 
low density commercial buildings.

The purpose of this node is to build on downtown’s 
success and create a self-sustaining, mixed-used 
core that preserves the small-town charm.  Key to 
the sustainability of this area is higher density infill 
housing - bringing more residents into downtown 
to support area businesses.  

Continued support of the arts in downtown is highly 
encouraged, as arts generate economic development 
through drawing people to the area, who will eat 
in local restaurants, shop in local stores, and stay 
in local hotels.  Additionally, the arts create a brand 
and sense of community that can attract potential 
investors and developers to invest in the area.

An extension of the “Art Alley” is recommended to 
connect current and future businesses along North 
Central to the vibrancy of the alley - a unique public 
space where murals enhance the backs of buildings  
and festivals create a sense of place and community.  

Greenspace enhancement on either end of the alley 
is encouraged to define the alley and provide more 
usable public space.
     
A new municipal sites for fire and police is 
recommended.  This relocation will provide the 
fire department with much needed space and 
will relocate the police station from Airport Loop 
Gateway Node, where the property has greater 
potential to redevelop as high density office, 
residential or mixed use. 

The quality of education and its impact on drawing 
families with children to the area was a commonly 
discussed topic with the community.  The community 
is encouraged to continue to pursue charter schools 
and to work closely with Hapeville Elementary to 
continue to improve the quality of education. 

Recommendations for new parks throughout the city 
are included in this report.  Park locations focused 
largely on the community south of South Central 
Avenue, where few parks exist.  Floodplain areas 
and existing informal greenspace is recommended to 
be redesigned to provide community assets. 

A Pedestrian/Bicycle Trail was developed, based on 
common walking/jogging/biking routes shared by the 
community.  The trail could be branded for Hapeville 
with color or icons painted on sidewalks, bike lanes, 
or multi-use paths.

Virginia Avenue Gateway Node:
The Virginia Avenue Gateway Node includes 
land adjacent to Virginia Avenue.  This corridor is 
characterized by large businesses, including Delta 
Airlines headquarters and the Hilton Hotel, with 
associated large surface parking lots west of Elkins 
Street.  As Virginia Avenue continues east of Elkins 
Street and turns north, becoming “Little Virginia”, 
smaller retail and office front the corridor.  The 
Virginia Park Neighborhood sits behind Little Virginia, 
influencing the smaller neighborhood commercial 
character along this portion of the node.              

The purpose of this node is to create a welcoming 
gateway into Hapeville that showcases the office, 
hotel and mixed use potential and provides a smooth 
transition and wayfinding into downtown Hapeville.   
Higher densities and building heights are encouraged 

closer to I-85, transitioning to less density along Little 
Virginia into downtown.  

A round-about is proposed at the Virginia, Little 
Virginia, Doug Davis, Clay intersection to improve 
functionality of this intersection and to provide 
gateway signage in the median.   

Beautification and signage strategies are also 
recommended, including streetscape improvements 
and gateway signage. Signage should include large 
sculptural gateway signs, as well as directional, 
wayfinding signage. 

Airport Loop Gateway Node:
The Airport Loop Gateway Node includes land 
adjacent to Airport Loop Road.  Airport Loop 
Road currently has the highest traffic counts in the 
city of Hapeville, allowing for great visibility and 
potential capture of visitors to shop, eat, and play in 
Hapeville.  The view from Loop Road into Hapeville 
mainly consists of the back of buildings and parking 
lots.  The vibrancy and charm of downtown is not 
recognized.   
      
The purpose of this node is to draw people into 
Hapeville by creating a vibrant, mixed-use, walkable 
district where tall gateway buildings face Airport 
Loop Road. In-line with the Corporate Crescent 
vision, the Overlay regulations for this area are 
encouraged to include  high densities and building 
heights.  

A multi-use path and greenway between Loop 
Road and Oak Street is also envisioned, providing 
alternative transportation accessibility and a 
greenspace for airplane viewing.  
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Beautification and signage strategies are also 
recommended, which include streetscape 
improvements and gateway signage. Signage should 
include large sculptural gateway signs, as well as 
directional, wayfinding signage. 

Transportation Recommendations
Key transportation recommendations are listed 
below. These concepts support the nodal 
recommendations listed previously: 

Relocate SR-19/US-41
Relocating SR-19/US-41 to Cleveland Avenue and 
I-75 will allow Hapeville to obtain local control of 
Dogwood Drive and North Central Avenue (from 
Dogwood Drive to the east) from the Georgia 
Department of Transportation (GDOT), allowing 
the city to design pedestrian oriented streetscapes, 
wayfinding, and control maintenance. 
  
MARTA 
The city of Hapeville is encouraged to work closely 
with MARTA as they continue to develop routes 
for the Clayton County MARTA line.  A rail stop in 
Hapeville could have a positive impact on drawing 
new employers to the area, who prioritize providing 
employees with alternative transportation options, 
and new residents, who prefer an alternative option.

Streetscape Improvements
The report provides prioritized streetscape 
improvements, focused on improved sidewalk 
access, street trees, lighting, and street furniture. 
Priorities include gateway streets, such as North 
and South Central Avenue, and streets connecting 
schools and parks, such as North Fulton Avenue.  

Further detail on recommendations, implementation 
and the study process can be found in the remainder 
of the report. 
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1.0 Introduction
The City of Hapeville Comprehensive Plan/Livable 
Centers Initiative (LCI) Study Update is a planning 
study led by the city of Hapeville and sponsored 
by the Atlanta Regional Commission (ARC). The 
city of Hapeville was the recipient of a 2016 ARC 
Livable Centers Initiative study grant to complete 
this process.  Unique to this LCI process, is the 
integration of the Comprehensive Plan Update into 
this report.  This study, in addition to being an update 
to the 2005 Hapeville Main Street Town Center LCI, 
is also an update to the 2005 Comprehensive Plan. 

1.1 Location and Context 

The city of Hapeville is bounded by Interstate-75 
and Interstate-85 to the east and west, respectively, 
and by Mount Zion Road to the north and Airport 
Loop Road to the south. The entirety of the city, 2.4 
square miles, is the Study Area for this report, as 
pictured in Figure 1.1b.   

The city is centered on downtown Hapeville, 
characterized by it’s historic railroad town roots 
- evident in the small block structure, historic 
buildings, and active railroad track. Downtown fronts 
North Central Avenue.  North Central and South 
Central Avenue flank the railroad track and act as the 
main east-west connection through the city.  North 
of North Central Avenue the community is largely 
characterized by single-family residential, while south 
of South Central Avenue is mainly large office and 
hotels, interspersed with vacant and under-utilized 
land.  

The former Ford Atlanta Plant sits on the south-east 
end of the city and has seen recent redevelopment 
with the 2015 opening of the Porsche North America 

Headquarters and Porsche Experience Center.  
The Solis Hotel is currently under-construction 
on this site and with a proposed large, mixed-use 
development west of the Solis Hotel in permitting, 
the former plant will soon be largely redeveloped.       

The south side of the community, south of South 
Central Avenue is poised to become a higher 
density mixed use business district, supported by 
the redevelopment of the Ford Atlanta Plant.  This 
concept is also supported by the Aerotropolis Atlanta 
Alliance, as they have coined this area the Corporate 
Crescent - a mixed use business district anchored 
by corporate headquarters, including Delta Airlines, 
Wells Fargo and Porsche.  Market demand reinforces 
this vision for growth with potential for office, hotels, 
and multi-family residential.

The north side of the community is focused on 
housing rehabilitation and preservation.  Dogwood 
Drive, runs north from downtown and connects 
Hapeville to the city of Atlanta.  Dogwood Drive 
is characterized by low density commercial uses, 
mixed with single-family housing.  Redevelopment 
potential exists on Dogwood, particularly for higher 
density housing infill near downtown.    

As growth pressure continues, this study seeks 
to create a framework for (re)development that 
enhances quality of life in the city of Hapeville while 
preserving it’s small town charm. 

1.2 The Process
Three factors were utilized in determining the goals 
for this process (Figure 1.2a).  These include: 

•	 The LCI Program Goals

•	 The Market Study 

•	 The Community Vision 

Where the goals of the LCI Program, the Market 
Study, and the Community Vision overlap they 
provide a focus and direction for the master plan 
development.  

LCI PROGRAM GOALS
The Livable Centers Initiative Program provides 
planning grants for local government and non-profits 
to achieve the following goals:
 

•	 To encourage mixed income live, work, play, 
and shop activity centers.

•	 To create connected communities with multi-
modal access for all users, including transit, 
roadways, walking, and biking.

GRANT MARKET

FOCUSCOMMUNITY

 Figure 1.2a:  The Process Illustrated



In
tr

od
uc

tio
n

17 Figure 1.1b: Study Area Map



CITY OF HAPEVILLE
Comprehensive Plan Update/LCI Study

1818

In
tr

od
uc

tio
n

•	 To include public outreach involving all 
stakeholders.

LCI recommendations are eligible for competitive 
transportation funding grants through the Atlanta 
Regional Commission (ARC), once an LCI plan has 
been adopted by the jurisdiction. Transportation 
recommendations made within this plan were done 
with a focus on improvements that would qualify for 
additional funding. 

MARKET STUDY

In order to develop a realistic vision, a predictive 
Market Analysis was conducted. A summary of those 
findings is listed below:

Regional and local serving offices
•	 The market study predicts a demand of 

about 140,000 square feet (SF) of regional-
serving offices and about 18,000 SF of local-
serving office in the next five years.  An 
additional 160,000 SF of office is predicted 
in the following 5 years.  Local-serving office 
is most likely to locate on Central Avenue 
and regional-serving office is most likely to 
locate in the Corporate Crescent.

Retail
•	 There is a potential for 47,000 SF of 

retail (more if non-conventional grocer is 
attracted), one-fourth of which is dining/
food related.  The Study Area lacks major 
intersections and traffic volumes to attract 
large retailers.

Lodging
•	 The market supports the planned inventory 

with demand potential for approximately 
an additional 500 rooms.  Location demand 
is based around the freeway interchanges. 
This prediction can variably change based 
upon forecasted, yet not specified, airport 
extension plans. 

For-Sale Single-Family & Townhome Residential
•	 Demand for for-sale residential will more 

or less remain the same, adding a need of 
about 5-10 single-family detached homes 
and 10 townhouses, annually.

Multi-Family Rental Apartments
•	 Demand is predicted to support one to two 

projects every two to three years, roughly 
80 multi-family housing units predicted 
annually. Rents will not likely support 
decked parking.

COMMUNITY VISION
An extensive public involvement process was 
undertaken to involve community stakeholders in the 
study process.  Through this effort, an articulated 
and community supported vision for the Study Area 
was identified, along with needs and aspirations to 
be addressed during the master planning process. 
The community engagement process involved 
5 community meetings, over 20 stakeholder 
interviews, a design workshop, a community survey, 
and project website. This collaborative effort was an 
integral part of gaining support of  various community 
stakeholders.   

1.3 Key (Re)development Nodes

This study identified key (re)development nodes 
based on the market findings, community input, and 
analysis.  Key (re)development nodes include (Refer 
Figure 1.3a):

•	 East Gateway 

•	 West Gateway

•	 Virginia Avenue Gateway

•	 Airport Loop Road Gateway

•	 Downtown Node

Out of the five nodes listed above, the report 
identifies the first four as Gateway Nodes. These 
areas are differentiated from the Downtown Node 
in that they act as main entrances into the city, and 
can be utilized to create a sense of arrival into the 
city of Hapeville. 

The study aims to develop realistic planning 
guidelines for these areas that will strengthen and 
preserve the image of the city.  Recommendations 
within the report focus on implementable actions 
to be achieved within 5-10 years, building towards 
a 25 year vision. 
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 Figure 1.3a: The Five Proposed (Re)development Nodes 
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2.0 Community Participation
2.1 Community Participation Process
Public involvement is a key component of the 
Comprehensive Plan/LCI Update. This step is critical 
for understanding the vision, goals, and needs of the 
Hapeville community. As such, all LCI studies must 
involve the public in a meaningful way, during study 
milestones. 

Maximizing opportunities for people to engage 
in the planning process helps ensure that local 
knowledge is accessed and utilized in developing 
Master Plan recommendations. The city of Hapeville 
Comprehensive Plan/LCI Update public participation 
process engaged stakeholders at four levels of the 
planning process: The Project Management Team, 
the Core Team, Key Stakeholders, and the General 
Public.

The Project Management Team

The Project Management Team includes 
representatives from the city, the project consultants, 
and the Atlanta Regional Commission (ARC). This 
team met monthly to discuss study progress and 
select materials and data to be presented during 
public outreach.

The Core Team

The Project Core Team included members of the 
consultant team along with key representatives 
from identified key stakeholder groups within the 
city. These stakeholders included representatives 
from the City Planning Department, City Council, 
the Development Authority, Main Street Board, 
St. Johns Evangelist, Code Enforcement, Planning 
Commission, Hapeville Elementary School, Design 
Review Committee, and Neighborhood Associations.  

The Core Team met prior to each of the general 
public meetings to review and comment on 
materials to be presented at public meetings, helped 
promote broad participation at public meetings, and 
distributed information to the community.

Key Stakeholders

Key Stakeholders included groups and individuals 
with major stake in this community. Interviews were 
conducted from January 2017 to March 2017 to help 
the Project Management Team best understand Study 
Area issues and needs. The list of Key Stakeholders 
approached for interviews is listed below:

•	 Aerotropolis Atlanta Alliance Representative(s)

•	 Community Improvement Districts 
Representative(s)

•	 Chamber of Commerce Representative(s)

•	 Major/Master Developer Representative(s)

•	 Community Civic & Arts Group(s) 
Representative(s)

•	 Hapeville Coalition Group Representative(s)

•	 Hotel Representative(s)

•	 Atlanta Regional Commission

•	 MARTA Transit

•	 Hartsfield Jackson International Airport 
Representative(s)

•	 Delta

•	 Porsche

•	 FAA

•	 Georgia Department of Transportation

•	 College Park, East Point, Fulton County, 
Clayton County

•	 City Departments

•	 Small Businesses

•	 Non-profits/Services

Community Engagement

The general public was engaged at five opportunities: 

•	 Meeting 1: Kick-off Meeting / Initial Visioning 
Session 

•	 Meeting 2: Hapeville Downtown Planners’ 
Crawl 

•	 Meeting 3: Design Workshop 

•	 Meeting 4: Draft Master Plan Review Session

•	 Meeting 5: Final Master Plan Review Session 

All outreach opportunities were designed to inform, 
invite, and communicate the design goals and intent 
to the community-at-large.

The public involvement process included a variety 
of outreach tools and locations including: Key 
Stakeholder interviews, a project website, an online 
community survey, community meetings, workshops, 
a planning crawl. The focus on multiple means of 
collection and distribution of information, along with 
careful timing of activities was tied to the anticipated 
completion of technical tasks and key milestones 
of the project. This allowed for public input to be 
incorporated directly into the technical process in a 
meaningful way (Figures 2.1a-c).
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2.1b: Design Workshop

2.1a: Design Workshop Community Input Session

2.1c: Design Workshop



CITY OF HAPEVILLE
Comprehensive Plan Update/LCI Study

2424

C
om

m
un

ity
 P

ar
tic

ip
at

io
n

Key Stakeholder Interviews

During the months of January to March, 2017, the 
consultant team conducted stakeholder interviews 
with key team members as listed above.  Key 
stakeholder interviews helped to promote a clear 
understanding of the goals, objectives, existing 
market opportunities, and the socioeconomic 
context in the Study Area.  They also provided 
insight into the a targeted vision for the Study 
Area.  Interviews were consistent in format utilizing 
a prepared questionnaire that included a range of 
discussion points. 

Each interview began with an introduction to the 
study followed by background information prior 
to beginning the interview. From the interviews, 
stakeholders provided insight into their overall 
vision for the Study Area. Main transportation and 
land use needs and concerns were also discussed. 
Suggestions for how best to involve and inform the 
public concluded the interviews; over 20 stakeholder 
interviews were conducted.

Project Core Team Meetings

The Project Core Team met four times during the 
planning process: 

1.	 Project Core Team Meeting #1 was held 
on November 14, 2016. The purpose of this 
meeting was to introduce the Project Core 
Team and discuss the process and time line of 
the project. The upcoming first public meeting 
was also discussed.

2.	 Project Core Team Meeting #2 was held on 
January 11, 2016. The purpose of this meeting 

was to discuss the upcoming planners’ crawl and 
survey results to date.

3.	 Project Core Team Meeting #3 was held on 
January 23, 2017. The purpose of meeting was 
to present the results of the community input to 
date. This included results of the first community 
meeting’s visioning and goal setting exercise and 
the community survey.  The areas of focus for 
the design workshop were also discussed.  

4.	 Project Core Team Meeting #4 was held on 
February 20, 2017.  The purpose of this meeting 
was to review Draft Master Plan concepts, 
and begin discussing recommendations and 
implementation strategies. 

5.	 Project Core Team Meeting #5 was held on 
March 27, 2017. The purpose of this last meeting 
was to finalize the format for the final public 
meeting and provide final feedback on Master 
Plan recommendations and implementation 
strategies.

  
Community Meetings and Design 
Workshop

Below is a summary of Community Meetings:

1.	 Community Meeting 1: Project Kick-
Off Meeting / Initial Visioning Session 
was conducted on December 12, 2016. The 
purpose of this meeting was to introduce 
the project to the public and to explain the 
Comprehensive Plan/LCI Update study process 
and requirements. At this meeting, the public 
was engaged in an interactive workshop to 
gather feedback based on four topics, what 

they wanted to Preserve, Change, Create, and 
Connect. Refer to Figures 2.1f and g.

2.	 Community Meeting 2: Hapeville 
Downtown Planners’ Crawl was conducted 
on January 19, 2017. This interactive evening 
allowed for the community to rediscover local 
shops and restaurants along Main Street, while 
being introduced to the Comprehensive Plan/
LCI Update focus and process. The planning 
team members were stationed at four shops 
and restaurants in the downtown area to gather 
feedback on community Vision, Character, 
Transportation, and Land Use.  Refer to Figures 
2.1d and e.

3.	 Community Meeting 3: Design Workshop 
was held on February 1, 2017. This hands-on 
design workshop of planners, architects, and 
transportation engineers worked with the city 
and community to begin sketching concepts and 
ideas based on direct community input.

4.	 Community Meeting 4: Draft Master Plan 
Review Session was held on March 2, 2017. 
During this meeting at Hoyt-Smith Conference 
Center, the consultant team presented the 
Draft Master Plan to the community using 
visualizations and examples to gain feedback. 

 
5.	 Community Meeting 5: Final Master Plan 

Review Session was held on April 10, 2017. 
The final community meeting was held at Arches 
Brewery to display final recommendations 
created during the planning process for public 
feedback/comments. This meeting unveiled 
the Final Comprehensive Plan/LCI Update 
recommendations for this planning process.  

2.1d: One of the Vision boards filled by the community
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2.1e: Community Meeting 2: Planners’ Crawl2.1d: One of the Vision boards filled by the community

2.1b: Community Meeting Flyer
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What should be PRESERVED in the Study Area?

What should be CHANGED in the Study Area?

2.1f: Community Meeting 2: Planners’ Crawl
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What should be CREATED in the Study Area?

What should be CONNECTED in the Study Area?

2.1g: Community Meeting 2: Planners’ Crawl
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Project Website

A project website was established as the hub of 
information for the Comprehensive Plan/LCI Study 
Update. The site provided basic information about 
the LCI program and study purpose, a description 
of the Study Area, a “Frequently Asked Questions” 
page, and information on how the public could 
remain involved. 

All meetings and announcements were made 
available via the following website:

https://sitesgoogle.com/site/hapeville2016lci/

Online Community Survey

Surveys are an important method of information 
gathering, generating data that is essential for 
developing an understanding of the community 
and its needs. As such, a community survey was 
designed to gather input regarding the vision for this 
study. The survey was made available online from 
December 1, 2016 through January 31, 2017. The 
following methods were used to share the link for 
the online survey:

•	 Hapeville Newsletter
•	 Hapeville Facebook Page
•	 Email City Database
•	 Direct mailers to community and businesses
•	 A-Frame signs
•	 Flyers to businesses along Central Ave.
•	 Vision boards at businesses
•	 Computer at City Hall 
•	 Computer at Community Meeting 2
•	 Police Facebook and Twitter

Results of this survey were used to supplement 
statistical and market data and to represent the 
public’s voice regarding the future development 
of the Study Area.  A full summary of the online 
community survey can be found in the Appendix.

The following is a summary of the community survey 
results:

156 Responses
144 English
12 Spanish

Who Responded: 
77% Residents
5% Business Owners
5% Work in the Study Area
3% Shop/Dine/Run Errands in the Study Area
10% Other

The following pages provide some examples of the 
results of the Community Survey.
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Which SINGLE improvement would you make to attract people to the city of Hapeville?

What 3 words would you use to describe the city of Hapeville?
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Thinking of all the Housing resources available in the city of Hapeville today, what do you think is missing that you would like to see?
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Thinking of all the Retail resources available in the city of Hapeville today, what do you think is missing that you would like to see?
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Thinking of all the Entertainment resources available in the city of Hapeville today, what do you think is missing that you would like 
to see?
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Thinking of all the Dining resources available in the city of Hapeville today, what do you think is missing that you would like to see?

What Arts, Culture and Entertainment programs do you or your family engage in? (Please select all that apply)
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What types of parks, green space and/or recreational facilities are most needed in downtown Hapeville? (Please select all that apply)

Do you use existing public transit options?
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What most often stop you or your family from walking or biking? (Please select all that apply)
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Community Vision
To create vibrant, mixed-use 

Downtown and Gateway Nodes 
that serve the residents, visitors, 
businesses, and employees, while 
celebrating the city’s small-town 

charm and character.
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2.2 Community Goals
Based on an extensive community participation 
process, community goals were developed to guide 
the master plan process.  Following is a summary of 
community goals:

Transportation 

•	 Enhance walkability in the city with improved 
sidewalks and at-grade railroad crossings.  

•	 Beautify streetscapes to create a sense of 
arrival and branding for the city. 

•	 Infill and improve sidewalks in residential 
areas - connecting residents to destinations, 
such as parks, schools, and downtown. 

•	 Enhance bikeability with new bicycle paths, 
trails, and connections to existing networks, 
such as the Atlanta BeltLine.

•	 Improve transit options for residents and 
area employees, including MARTA bus and 
rail access.

•	 Improve transportation options for visitors 
to hotels, consider a circulator shuttle to 
downtown Hapeville and connections to 
the airport.  

Land Use

•	 Draw a local grocer to the area.  This desire 
was expressed by residents and employers 
in the Study Area.

•	 Support the growth and sustainability of 
small and local businesses in downtown.

•	 Provide a range of housing options - 
affordable, seniors and higher density 
housing in downtown. 

•	 Provide greenspace for community events 
and a community garden.  Incorporate 
pocket parks in neighborhoods lacking 
greenspace. 

•	 Support the growth of corporate offices 
in Hapeville, particularly in the Corporate 
Crescent.

Vision & Character

•	 Preserve Hapeville’s “Small Town” charm.

•	 Encourage and enhance the growing art 
scene in Hapeville. 

•	 Work to improve the school system in 
Hapeville to improve quality of life and 
attract young families with children to the 
area.

•	 Work with community assets, such as Delta, 
Porsche, and the airport, to create a sense of 
identity and character for Hapeville. 
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3.1 Previous Studies and Plans

The City of Hapeville Comprehensive Plan/ 
LCI Study Update builds on the momentum of 
previous plans and studies. Areas of concern and 
recommendations found during these studies were 
incorporated into the master plan recommendations, 
where appropriate. Following is a list of relevant 
previous studies:

Plan Hapeville 2025 Comprehensive Plan 
In 2005, Plan Hapeville 2025 Comprehensive 
Plan was developed as a framework for future 
development. Recommendations from this plan 
include mixed use development in downtown 
Hapeville, the growth of Virginia Park into an 
activity center, the promotion of infill development 
in existing neighborhoods, and the use of SPLOST 
funding for sidewalk infill and improvements.

2005 Hapeville Main Street Town Center LCI Study
This study provided direction for future growth and 
development along the downtown Hapeville Main 
Street District.  The Dearborn Plaza was proposed 
as a mixed-use development in the downtown area, 
anchored by city hall.

2010 Architectural Design Standards
This document followed the 2005 Hapeville Main 
Street Town Center LCI Study to provide a set of 
Architectural Design Standards for buildings and new 
development. The focus of these standards was to 
maintain the historical character found throughout 
Hapeville and enhance walkability in the area.

Plan Hapeville 2025 Comprehensive Plan Update
In 2013, the Plan Hapeville 2025 Comprehensive 
Plan was updated to accommodate major changes 
in land uses throughout the city. This comes as a 

3.0 Needs and Opportunities
response to the 2005 Main Street Town Center LCI 
study and the closure of the Ford Motor Company 
Plant. The  focus in this planning process was on 
future changes and the creation of mixed density 
areas.

2014 Aerotropolis Atlanta Alliance Blueprint 
2020 Master Plan
Guided by this 2014 visionary master plan - 
the Aerotropolis Atlanta Blueprint - and in 
partnership with the Aerotropolis Atlanta 
Community Improvement Districts, Aerotropolis 
Atlanta Alliance aims to become a national and 
international model for airport excellence. A key 
strategy of the Blueprint to implement its vision 
is the establishment of “Collectives” or action 
committees focused on organizing and aligning 
stakeholder interests. Three Collectives have 
been established thus far: Economic Development 
Collective, Workforce Development Collective, and 
Education Collective. All three Collectives are well 
on their way to establishing objectives and actively 
engaging participation in order to achieve the 
goals set out by the Alliance.  A substantial part of 
southern Hapeville has been identified in the Atlanta 
Aerotropolis Alliance Blueprint 2020 Master Plan as 
a part of the ‘Corporate Crescent;’ an area planned 
for corporate offices and supporting services.

2016 Aerotropolis Atlanta Community
Improvements District Master Plan
The Aerotropolis Atlanta Airport Community 
Improvement Districts (CIDs) are a combination of 
the two Airport Area CIDs; Airport West (Fulton 
County) and Airport South (Clayton County). This 
Master Plan defines opportunities and challenges that 
will shape the areas surrounding Hartsfield-Jackson 
Atlanta International Airport, including the city of 
Hapeville. 

3.2 Assets and Opportunities

Assets and Opportunities (illustrated in Figure 3.1a) 
are further described below:

The Main Street District
Hapeville was accepted into the Georgia Department 
of Community Affairs Main Street Program in 2003. 
This district constitutes most of the downtown core,  
including the Depot Museum and historic downtown 
buildings. As part of this program, Hapeville receives 
resources and technical assistance from the 
Department of Community Affairs for their efforts 
to preserve downtown and strengthen the local 
economy. The Advisory Board for the Main Street 
Program is comprised of local business owners 
and residents in the area. The board’s main focus 
is to regulate design standards, organize events, 
and take care of day-to-day economic functions for  
downtown.

The Arts District Overlay
In 2015, the city of Hapeville passed an ordinance 
defining the Arts District Overlay as shown in 
Figure 3.1a. The main objective behind this Overlay 
is to reinvent the city as a cultural destination. The 
Overlay encourages arts-based uses that are aimed 
at attracting visitors and residents to the area.  Uses 
include art galleries, shops, restaurants, event venues 
and other facilities that support the objective and 
seek to integrate the arts into the fabric of the city. 

Parks
There are five public parks in the city of Hapeville: 
Cofield Park, Hapeville Memorial Stadium, Jesse 
Lucas Y-Teen Park, the Tom E. Morris Sports 
Complex, and Master Park, as shown in Figure 3.1a. 
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 Figure 3.1a:  Assets and Opportunities Map
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COFIELD PARK
This 6-acre park is located in northwest Hapeville, 
and serves the Happy Homes Neighborhood. 
Amenities of this park include, a picnic area, 
playground, and the Neighborhood Scout Hut/
Community Center. 

HAPEVILLE MEMORIAL STADIUM
Located adjacent to the Tom E. Morris Sports 
Complex, this multi-use venue is used for sporting 
events such as youth football and entertainment 
events including movie screenings.  This stadium 
was the former Hapeville High School football 
stadium and is considered an important part of 
the community’s history.  Fulton County owns and 
operates this stadium.  

JESSE LUCAS Y-TEEN PARK
Located in downtown Hapeville, at the intersection 
of Atlanta Avenue and Central Avenue, this 5-acre 
park includes a gazebo, swings, and a children’s 
play area. The park’s location provides a view into 
Hapeville’s downtown, and is a popular lunch area 
for those working in the area.

TOM E. MORRIS SPORTS COMPLEX
The Tom E. Morris Sports Complex is a city-owned 
park located next to Hapeville Elementary. This 
park serves as the main sports facility for the city 
of Hapeville, with two tennis courts, a lighted, full 
sized baseball field, and two small practice fields. The 
rest of the area is open green space for recreational 
activities, and a concert venue space. The city is 
responsible for the maintenance of these facilities. 
This park serves nearby residential areas, and acts as 
a buffer into downtown Hapeville with easy access 
to King Arnold Street and Parkway Drive.

MASTER PARK
Established in 1935, Master Park was purchased 
through an executive order of the Works Progress 
Administration (WPA), and, now, serves as a 
historical resource, in addition to a passive recreation 
area. With picnic areas, a covered shelter, trails, and 
a soccer field, Master Park is Hapeville’s nature park.

Landmarks

Landmarks, as pictured in Figure 3.1a, include the 
major job centers/attractors that draw people into 
the area, including: Delta Airlines and the Delta Flight 
Museum, Porsche North America Headquarters and 
Experience Center, and several major hotels.  These 
landmarks are highly visible from the interstates and 
major roadways through the community, due to 
building heights and influx of traffic.  These landmarks 
serve as the catalyst for the Corporate Crescent, 
as identified in the Aerotropolis Atlanta Alliance 
Blueprint 2020 Master Plan. 

Schools

The Study Area currently has three schools, Hapeville 
Elementary School, Hapeville Charter Career 
Academy, and St. John the Evangelist Catholic School. 
Data from previous school years and community 
input have indicated a need and desire for improved 
school performance. Though new elementary school 
leadership has made great strides in recent years, the  
sentiment for improvement in the quality of public 
education in the city of Hapeville is still widely held.  
City of Hapeville residents are served by the Fulton 
County School District.  Hapeville Elementary, which 
is located within the Study Area, is further described 
below.  The Fulton County serving Middle School, 
Paul D. West Middle School, and High School, Tri-
Cities High School, are both located outside of the 
city, and are rated a 2 out of 10 by GreatSchools. 

HAPEVILLE ELEMENTARY SCHOOL
Hapeville Elementary School is part of the Fulton 
County School District, offering Pre-K through  
5th grade education for about 700 students. The 
student to teacher ratio is 11:1 for this school which 
is smaller than district average. While an important 
community resource, this school was rated a 4 
out of 10 GreatSchools rating in 2014-2015 and 
a 61.7 ranking on the College and Career Ready 
Performance Index (CCRPI).  

HAPEVILLE CHARTER MIDDLE SCHOOL 
This charter middle school serves grades 6th through 
8th, serving close to 550 students and a 17:1 student 
to teacher ratio. This school is also facing poor 
performance scores with a 2 out 10 GreatSchools 
rating and 59.5 CCRPI ranking. 

ST. JOHN THE EVANGELIST CATHOLIC 
SCHOOL
This private school serves approximately 320 
students from Pre-K to 8th grade. School ratings/
rankings are not made publicly available, but the 
long wait list for this school alludes to a higher 
performance in comparison to the pubic schools in 
the city.

JOSEPHINE WELLS EDUCATION CENTER 
(VACANT)
This former private junior high school is located 
near the Tom E. Morris Sports Complex. This 
building now sits vacant.

It is important to note that there is no longer a local 
high school in Hapeville. During public meetings, 
residents who grew up in Hapeville communicated 
a loss of city identity when Hapeville High School 
closed. 
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3.3 S.W.O.T. Analysis & Needs

This section summarizes the Strengths, Weaknesses, 
Opportunities, and Threats (S.W.O.T.) for the city of 
Hapeville. This information is based on community 
input and preliminary site analysis, as further 
described in the following sections.

Strengths

•	 City location: Proximity to the airport, 
downtown Atlanta, and interstate highways.

•	 Downtown Hapeville: Historic significance, 
vibrant shops and restaurants and a budding art 
scene. 

•	 Walkability: Small historic blocks make 
downtown walkable - supporting community 
health and economic growth. 

•	 Corporate Crescent: The Aerotropolis 
Atlanta Alliance Blueprint 2020 Master Plan 
has identified a portion of Hapeville as the 
‘Corporate Crescent,’ ushering in additional 
development demand.

Weaknesses

•	 Incomplete pedestrian facilities and network 
limit mobility to autocentric transportation 
modes. 

•	 The active railroad along Central Avenue lacks 
efficient crossings for pedestrians.

•	 Lack of efficient bike trails and network.

•	 Lack of transit options, particularly access to 
MARTA rail and direct connectivity to the larger 
metro transit system.

•	 Lack of access to grocery stores and fresh foods.

•	 Poor performing public schools. Improvements 
are necessary to attract and retain residents. 

Opportunities

•	 Growth potential: Though the growth boundary 
is limited by the airport and interstate highways,  
growth potential lies in denser developments; 
the Corporate Crescent and vacant and under-
utilized areas near downtown, Dogwood 
Drive, and the North Central Avenue are ideal 
locations for denser infill development

•	 Alternative Transportation Opportunities:  
MARTA’s proposed rail extension through 
Hapeville to Clayton County provides an 
opportunity for the city to connect to the larger 
metro system.  Additionally, coordination with 
local hotels and the airport shuttle, may provide 
new opportunities for additional connectivity to 
downtown Hapeville.  

•	 Housing Density could be increased in 
downtown, with multi-family market demand, 
so long as it is done in a manner that preserves 
the historic character of the city. More residents 
in downtown would have a great impact on 
sustaining the existing and future businesses. 

Threats

•	 Haphazard densification and development 
could threaten the small town character of the 
community.
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3.4 Project Accomplishments

2005 LIVABLE CENTERS INITIATIVE 
PROJECT ACCOMPLISHMENTS
The 2005 LCI Study recommended a series of 
transportation projects, and those that have been 
accomplished are documented here. As with this 
study, the bulk of that study’s recommendations 
were pedestrian enhancements, sidewalk infill 
projects, and streetscape enhancements on key 
corridors. Some of the higher-profile projects from 
these recommendations have been implemented 
or are currently programmed  (with a GDOT 
Project Identification Number) or under construc-
tion.

Key points on accomplishment of recommendations 
are as follows.  Refer to the following table and 
Figure 3.4a for more information.

STREETSCAPE 
The city has completed streetscape projects on 
Virginia Avenue, Doug Davis Drive, North Fulton 
Avenue and North Central Avenue. This LCI update 
revisits these recommendations and calls for further 
enhancement, in some cases outside of the public 
right-of-way.

SIDEWALK INFILL
The current study focuses on strategic sidewalk 
projects on higher-volume streets or on key 
connections to open spaces, civic amenities, or 
potential future transit stations. Local street sidewalk 
infill projects from the 2005 study not accomplished 
should continue to be a focus for the city.

2005 Study Project 
Number

Description

T-2 North Central Av-
enue Streetscape

T-3 Dogwood Drive Pe-
destrian Upgrades

T-5 North Fulton Avenue 
Pedestrian Upgrades

T-6 Virginia Avenue Pe-
destrian Upgrades

T-8 Atlanta Avenue Pe-
destrian Upgrades

T-13 Doug Davis Drive 
Sidewalk Infill

T-25 College Square 
Neighborhood 
Sidewalk Infill (two 
projects identified 
as part of city’s Loop 
Road Access side-
walks project)

T-29 Bicycle lanes on 
Dogwood Drive 
(part of current 
streetscape from 
North Avenue)

RAIL CROSSINGS
The 2005 study called for removal of the existing 
pedestrian bridge over the Norfolk Southern 
corridor and replacement with two new bridges. 
This has not been implemented, and this study has 
not revisited that recommendation. The expense of 
implementing such a recommendation compared 
to the limited use that Hapeville has observed for 
the existing bridge suggests that enhancements to 
existing facilities are a more feasible path forward.
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Completed 
Project

Under Construction

Programmed

T-6

T-2 T-5

T-3 
T-29

T-13

T-
8

Signal mast arm 
installed at North 

Fulton Ave

South Fulton upgrades in-
stalled as part of Transporta-
tion Enhancements Project

 Figure 3.4a: Project Accomplishments Map
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2005 PLAN HAPEVILLE 2025 
COMPREHENSIVE PLAN 
PROJECT ACCOMPLISHMENTS
The 2005 Plan Hapeville 2025 Comprehensive 
Plan included a Short Term Work Program Project 
List.  Following is a project status update of the 
previous Comprehensive Plan’s work program.  

2012 2013 2014 2015 2016
Responsible 

Party
Cost Estimate Funding Source Status Comments

Economic 
Development 
Department

$100,000 
Fulton County 
CDBG & General 

Fund
Postponed

Funds will be rescheduled for use in 2012‐2016. 
Deteriorating economic conditions gave rise for the 
postponement and the need to amend the program. 
The amended program is subject to Fulton County 

approval and is in progress.

Economic 
Development 
Department

$75,000  General Fund Completed

Completed streetscape enhancements on North and 
South Central Avenues and gateways, added 
gateway and directional signs and banners and 

utilized façade grant program for rehabilitation of 
downtown storefronts. Public art installations, and 

downtown park renovations have begun with 
relocation of Historic Christ Church and creation of 
an ancillary Carriage House. A Main Street Program 
has been created. Neighborhood identification sign 
program in process. An Opportunity Zone, which 

includes downtown, has been established.

Economic 
Development 
Department

$50,000  General Fund Completed

The 33‐acre Asbury Park project has been modified 
in response to redevelopment of the nearby Jacoby 
property. This project features increased residential 
densities and includes 1,357 condominiums, 58 
townhomes, and 689 multifamily housing units. 

Phase 1A, encompassing a diverse range of housing: 
townhomes (12+ units), condominiums (5+ units) 
and an apartment complex (250+ units) has been 

completed.

Economic 
Development 
Department

$15,000  General Fund

Phase I Market Analysis has been completed for the 
former Ford plant site. Analysis focused on the 

feasibility of a tourism component. A Phase I Market 
Analysis for the Downtown District is scheduled to 

begin in the fiscal year 2011‐2012

Implement South Hapeville Redevelopment Plan

Phase I Market Analysis for Downtown Commercial District

Planning Element & Associated Tasks  (project and activity from 
previous STWP also listed)

Economic Development

Implement loan fund targeting loans to downtown businesses

Implement Downtown Hapeville Redevelopment Plan, including a 
façade grant program

City of Hapeville Comprehensive Plan: Project Accomplishments  Short Term Work Program 2012‐2016 ‐ Project Status Update
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Completed Completed in 2010

Not Yet Accomplished
Program has been abandoned as the State has de‐

funded the Greenspace Program

Completed Completed in 2010

Community 
Services 

Department
$150,000  General Fund In Progress This project in current in process

Community 
Services 

Department
$250,000  LMIG Funds Completed

Community 
Services 

Department
$30,000  Water/Sewer Fund Completed Completed in 2016

Community 
Services 

Department
$40,000  General Fund Completed

Completed Greenspace projects in the Municipal 
Annex, Railroad Cooridor near Jess Lucas Y Teen Park 

and Cofield Park

Community 
Services 

Department
$260,000  Water/Sewer Fund In Progress

Recreation 
Department

$30,000  Various Sources
Not Yet 

Accomplished

Recreation 
Department

$350,000  Grant
Not Yet 

Accomplished

Police 
Department

$1,500  General Fund Completed

Community Facilities and Services

Install new sidewalks throughout the city

Repave one street a year

Complete sanitary sewer survey of entire city within 5 years

Replace water meters on one street a year

Beautify two (2) Greenspace areas a year

Resurface track around football field

Resurface practice field behind Senior Center

Maintain Department's State Certification

Natural and Cultural Resources

Tree Preservation and Conservation: Adopt Tree Conservation 
Ordinance

Map areas for acquisition under the Community Greenspace Program; 
acquire sites utilizing earmarked State funds, developer dedications 
and conservation easements

Establish a National Historic District
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City of Hapeville Comprehensive Plan: Project Accomplishments  Short Term Work Program 2012‐2016 ‐ Project Status Update

Police 
Department

$15,000  General Fund Completed Completed in 2016

Police 
Department

$480,000  General Fund In Progress Five (5) vehichels have been replaced

Police 
Department

$30,000  General Fund
Not Yet 

Accomplished

Police 
Department

$50,000  General Fund Completed
This project is completed and an ongoing program 

within the Police Department

Police 
Department

$100,000  General Fund Postponed

Police 
Department

$150,000  General Fund Complete Completed in 2014

Completed Completed in 2009

Completed Completed in 2010

Completed Completed in 2010

Recreation 
Department

$80,000 
LCI Supplemental 
Grant and General 

Fund

Complete renovations to Master Park

Repave Public Safety Building Parking lot

Continue Citizen Police Academy and SafetyVille Programs

Establish Police Explorer Program

Add Administrative Assistant for Certification Management and 
Reception

Complete renovations to Cofield Park

Transportation

Design a linear park trail

Use public improvements as an incentive to encourage property 
owners to comply with local codes and ordinances. Public 
improvements to encourage compliance; S. Central Avenue Sidewalk, 
Curb and Gutter Project (Stimulus)

Achieve a National Law Enforcement Accreditation

Replace 12 police vehicles
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GDOT, N/S 
Railway and City 
of Hapeville

$5,000  GDOT and N/S
Not Yet 

Accomplished
Resolution is pending a decision on planned 

commuter rail line

Not Yet 
Accomplished

HATMA has been abandoned

Completed
City acquired property in the downtown and 

established public parking facilities

Completed Completed in 2011

Completed Completed in 2005

Completed Completed 2005, 2006, 2007, 2008, 2009 and 2010

Completed Completed 2002, 2004, 2005 and 2006

Completed Completed in 2008

Community 
Services 

Department
$10,000  General Fund

Not Yet 
Accomplished

The Hapeville Town Center LCI Study will be 
incorporated as a Plan amendment in 2012

Community 
Services 

Department
$7,500  General Fund

Not Yet 
Accomplished

The FLUM will be updated with incorporation of the 
LCI Virginia Park Master Plan

Completed

Numerous amendments have been made to the 
ordinance such as creation of a mixed use district 
and an "Urban Village" Zone. Architectural Design 
Standards have also been adopted and are strictly 

enforced.

Community 
Services 

Department
$25,000  General Fund Currently Underway

A Design Review Committee reviews all plans for 
compliance; Code Enforcement practices proactive 
enforcement of codes, as appropriate and Planner 

monitors loss of "grandfathered" status

Community 
Services 

Department
$125,000  General Fund Completed Completed in 2009

Community 
Services 

Department
$25,000  General Fund

Not Yet 
Accomplished

Budget constraints have delayed this project; may be 
re‐evaluated in 2012

Re‐adopt the Official Zoning Map

Revise the Subdivision Regulations

Land Use

Incorporate the Hapeville Town Center LCI Study into the 
Comprehensive Plan and text revisions, as appropriate.

Periodically update the digitized FLUM

Modernize the zoning ordinance to accommodate mixed use as well as 
other innovations such as performance based zoning

Pursue elimination of nonconforming uses, structures and facilities 
through enforcement during permitting and other mechanisms

Investigate and implement approaches for generating more downtown 
parking

Fund infrastructure improvements in College Square

Housing

Assemble and acquire land for resale to small residential builders

Implement streetscape identified in Virginia Park Master Plan; 
Completed Virginia Avenue LCI Streetscape

Traffic Calming Measures for Cofield Drive; added stop sign at 
intersection of Cofield and Gordon Circle

Resurface Selected City Street; Since 2005 (11) streets have been 
resurfaced with LARP funds.

Resolve the railroad crossing closing issue

Remain committed to HATMA, supporting such programs as van pools, 
shuttle service and employer discounts on MARTA cards
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4.1 Existing Land Use, Zoning, and Land 
Conditions
This section describes existing conditions and 
understandings of the city of Hapeville local 
neighborhoods, land use, zoning, and land conditions.
 
CITY GOVERNMENT 

The city of Hapeville is governed by a City Manager 
form with a Mayor and 4 City Council members. 
They are as follows:

4.0 Land Use Element

Mayor

Alan Hallman

Council

Michael Randman, Councilman at Large

Josh Powell, Councilman (1st Ward)

Diane Dimmick, Councilman (2nd Ward)

(Vacant/suspended), Alderman at Large

City Manager

William Whitson

LOCAL NEIGHBORHOODS

Figure 4.1a illustrates the six local neighborhoods: 
Azalea Park, Central Park, Cofield Park, Moreland 
Park, Northwoods, and Virginia Park, that comprise 
the city of Hapeville residential community.  
These neighborhoods are predominately single-
family residential.  While the housing character is 
overarchingly similar throughout the community, 
each neighborhood is unique in housing character, 
based on when it was developed, street network 
and greenspace. 
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Existing Land Use

The Study Area for this report is approximately 
1,500 acres. Current land uses within the Study 
Area remain fairly segregated, with commercial/retail 
areas along Central Avenue, moving south towards 
the airport, and residential areas in the north. Refer 
to Figure 4.1b. It is recommended that the city 
update this map based on changing land uses and 
new development. 

COMMERCIAL

Commercial land use is the prominent land use, 
second to residential, with a  majority of this land 
in small parcel developments along Central Avenue 
and Dogwood Drive. Commercial uses are largely 
in the form of gas stations, fast food, and sit down 
restaurants, towards the North Central Avenue/1-75 
junction, and  art galleries, bakeries, local restaurants, 
small strip centers, and other neighborhood service 
businesses, towards the South Central and Dogwood 
Drive intersection. Larger commercial parcels 
include larger businesses and chains including Wells 
Fargo, Courtyard by Marriott Atlanta Airport, and 
Hilton Atlanta Airport on Atlanta Avenue near the 
I-85/South Central Avenue junction.

INDUSTRIAL

A majority of the industrial land use is situated along 
the southeastern edge of the Study Area, the former 
site of the Ford Atlanta Plant.  This site has seen 
reinvestment and land use categories are changing 
with the under-construction Solis Hotel, the 2015 
opening of Porsche North America Headquarters 
and Experience Center. Industrial land use can also 
be seen in the north-eastern quadrant of the city, 
fronting I-75.

PUBLIC/INSTITUTIONAL

Public/Institutional land uses consist  of civic buildings 
such as fire/police departments, city hall,  schools, 
and churches.  Within the city of Hapeville, a small 
concentration of Public/Institutional use can be seen 
toward the central portion of Central Avenue (Figure 
4.1b), with a few parcels located within residential 
areas.
 
PARKS/RECREATION/CONSERVATION

Within the city of Hapeville, there five parks that 
provide recreational and passive opportunities (refer 
to Section 3.3 for more information). Large park 
space can be seen in Figure 4.1b, predominately in 
the northern portion of the city while few public 
parks existing south of South Central Avenue. 

RESIDENTIAL

Residential land use is the primary use within the LCI 
Study Area.  The majority of residential land use is 
seen in the northern portion of the city.  Because of 
the tight historic street network, neighborhoods are 
fortunate to have great connectivity and walkability 
to area amenities.  It should be noted, that many 
of these neighborhood streets lack sidewalks.  
Strategic sidewalk infrastructure is discussed in the 
Recommendation section of this report. 

TRANSPORTATION/COMMUNICATION/
UTILITIES

This land use consists of  major transportation routes, 
utilities such as sewage treatment plants and power 
lines, power substations, public R.O.W., railroad, and 
communication facilities. These areas generally have 
a high percentage of impervious surface coverage. 

UNDEVELOPED/VACANT

Undeveloped and vacant land is predominately 
located on the southern portion of the city, providing 
many opportunities for the development of the 
Corporate Crescent.  Vacancies can also be seen 
peppered throughout the existing neighborhoods.
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Future Land Use

The city of Hapeville’s Future Land Use Map was 
updated after the 2005 Comprehensive Plan Update 
to accommodate plans from the 2005 Hapeville Main 
Street Town Center LCI Study. The update added 
new density and height related guidelines for the land 
use categories illustrated in the Future Development 
Map (Figure 4.1c). These additions are summarized 
as follows:

LOW INTENSITY MIXED USE

2-3 storey construction, suitable for Commercial-
Residential and Urban Village zoning.

MEDIUM INTENSITY MIXED USE 

4-5 storey construction, single or two storey 
commercial developments near mid-rise buildings.

HIGH INTENSITY MIXED USE

Building heights should be limited to:

•	 Two to three stories in neighborhoods
•	 Three stories along Dogwood Drive
•	 Four stories along North Central Avenue
•	 Four stories in Downtown
•	 Eight stories in College Square (now Asbury 

Park) near the airport
•	 Twenty stories on Sylvan Road

Key future land use objectives can be seen in the 
southern portion of the Study Area, focused on 
redevelopment of the Ford Atlanta Plant and other 
under-utilized sites in the Corporate Crescent into 

high density mixed use development.  North and 
South Central Avenue are predominately medium-
intensity mixed-use to encourage infill.  The north-
west quadrant of the city, just west of I-85 is 
categorized high-intensity mixed use, to encourage 
redevelopment of this predominately industrial area.
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Existing Zoning

Figure 4.1d provides a map of the currently adopted 
zoning categories for the city of Hapeville. 

The City of Hapeville Zoning Code is used to 
provide a guide for current and long-range planning 
activities. City development is regulated through the 
city’s Zoning Ordinance. Specific zoning regulations 
establish minimum parcel sizes and setbacks together 
with building design, parking/landscape requirements 
and signage control.

Arts District Overlay
The city Zoning Ordinance also includes the Arts 
District Overlay that was established to help 
Hapeville reinvent itself as a cultural destination as 
it related to its downtown.  This District Overlay 
was seen as a necessary measure to help protect 
the city’s downtown character from development 
pressures. The Overlay specifies preferred land 
uses that support the growth of the arts. The hope 
is to provide an arts destination that residents and 
travelers alike can enjoy. 

Architectural Design Standards
This document provides a set of Architectural Design 
Standards for buildings and new development. The 
focus of these standards is to maintain the historical 
character found throughout Hapeville, and enhance 
walkability.
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Figure 4.1d: Zoning Map
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Figure 4.1f: Flint River inside the Airport Boundary

Streams and Floodplains

The city of Hapeville sits within the Flint River Basin. 
The Flint River, which runs through the south-
western corner of Hapeville, from College Park to 
the airport, is daylit for portions of it’s run through 
Hapeville (Figures 4.1e - 4.1g). 

The East South River Tributary also flows through 
Hapeville in the Northwoods Neighborhood. 

A portion of Mud Creek is also visible near the 
southern end of the LCI Study Area.

100-year floodplains are also depicted on Figure 
4.1g.  In some instances, floodplains are undeveloped 
and dedicated to park space.  Areas where this is 
not the case, recommendations address potential 
greenspace and infrastructure enhancements. 

Typically, Low Impact Developments (LIDs) such as
greenspace and walking/biking trails are acceptable 
developments within floodplains and stream 
buffers, providing a direct and safe link to nature 
for pedestrians and cyclists, while protecting 
environmental health.  This concepts are considered 
in the recommendation section. 

4.1e: View of Flint River, South of I-85
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FLINT RIVER

MUD CREEK

EAST-SOUTH RIVER TRIBUTARY



La
nd

 U
se

 E
le

m
en

t

62

CITY OF HAPEVILLE
Comprehensive Plan Update/LCI Study

Topography

The 2-foot contour map of the Study Area (Figure 
4.1h) illustrates the general site topography;  High 
and Low points are distinguished with the letters 
H and L, respectively. The map indicates Low 
Points largely coinciding with floodplains and near 
the airport. High Points indicate a visible ridge line 
running north to south, centrally through the Study 
Area. 
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4.2 Historic Resources

The city of Hapeville was established in 1875 after 
Dr. Samuel Hape persuaded the Central Railroad 
and Banking Company of Georgia to establish a 
flag stop in the area. Hapeville was incorporated 
by the Georgia Assembly on September 16, 1891 
with transportation as a major influence on the 
development of this town. Transportation remains a 
staple in the city with the active railroad and airport 
influencing growth and economic development. 

On October 14, 2009 the Hapeville Historic 
District was established (Figures 4.2a - 4.2c). With 
this designation the city is eligible for Historic 
Preservation Funds. The Hapeville Historic District 
includes historic commercial and residential areas 
composed of mostly one to two story brick buildings, 
which portray  a variety of historic architectural 
styles. Local contributing landmarks include the 
Depot Museum (1890) and the Masonic Lodge 
(1903) and the commercial district along North 
Central Avenue. 

Many homes in the residential neighborhoods are 
identified as historically significant. Areas west of I-85 
along Cofield drive display Folk Victorian, Queen 
Anne, Craftsman, Colonial Revival, English Vernacular 
Revival and Classical Revival historic architectural 
styles. There are about half a dozen mid-century 
apartment complexes containing two-story buildings 
with a courtyard. Figure 4.2c illustrates contributing 
and non-contributing parcels.

Figure 4.2a: Historic Depot Museum

Figure 4.2b: Historic Downtown
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Figure 4.2c: Map of Historic Places
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5.1 Existing Road Network Analysis
The city of Hapeville’s identity throughout its his-
tory has had close links to transportation infrastruc-
ture serving the Atlanta region. From its beginnings 
as a rail-stop community on the Macon and Western 
Central Georgia Railroad, Hapeville has been shaped 
by the introduction of new roads, railroad and other 
transportation facilities, but most dramatically by 
the construction of the Atlanta Municipal Airport 
and its transformation into today’s Hartsfield-Jack-
son Atlanta International Airport (HJAIA). Today the 
city lies at a key confluence of major transportation 
facilities serving both passenger and freight move-
ment, yet still maintains a small-town character that 
reflects the community’s history.

This section of the study report discusses current 
conditions of the transportation system in Hape-
ville. It is important to understand these in two 
different contexts: local transportation that primar-
ily serves Hapeville’s residents and businesses, and 
regional transportation that connects with the city 
and has impact on its neighborhoods and commu-
nity center. Most transportation infrastructure and 
services lie somewhere at the intersection of these 
two contexts.

EXISTING ROADWAY NETWORK
Hapeville’s roadway network consists of a grid of 
surface streets that make up its traditional neigh-
borhoods and commercial district, bounded on the 
east and west by Interstates 75 and 85, respectively, 
and by the Airport Loop Road on the south, which 
circles the HJAIA runway and terminal complex. 
Both interstates feature interchange access with 
Hapeville surface streets as well as non-interchange 

5.0 Transportation Element
surface street crossings, meaning that in spite of 
the effective boundary the roads create for the city, 
they are not heavy barriers to the city’s connection 
to the surrounding street network.

Most surface streets in Hapeville are classified as 
local streets, although the network also includes a 
small but significant portion of arterial and collector 
streets as well as three miles of Interstate highway 
and ramps within or adjacent to the city limits.  Fig-
ures 5.1a and b summarizes how these streets are 
distributed by functional classification.

Existing Conditions 
Highlights
•	 Hapeville’s traffic volumes are 

well within the capacity of its 
roads. This does not mean there 
is not traffic delay on some 
streets at certain times of the 
day, but traffic problems are not 
related to inadequate roadway 
capacity.

•	 Interstates 75 and 85 frame the 
city on its east and west sides, 
respectively.

•	 The city is bisected by the 
Norfolk Southern rail corridor, 
serving around eight trains per 
day.

•	 The city enjoys transit service at 
the terminus of one of MARTA’s 
busiest bus routes.

•	 The proximity of Hartsfield-
Jackson Atlanta International 
Airport gives the city access 
to major freight and passenger 
movements.
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Classification Major Streets Included Centerline 
Mileage

Controlled by 
GDOT

Controlled by the 
city of Hapeville

Interstate/Ramps I-75, I-85 3.0 3.0 None

Minor Arterial Sylvan Road, North Central Avenue, Dogwood Drive, King Arnold Drive 3.7 1.8 1.9

Major Collector South Central-Porsche Avenue, Airport Loop Road, Virginia Avenue 4.4 None 4.4

Local North Avenue, Mount Zion Road 27.8 None 27.8

Figure 5.1b: Hapeville Roadway Functional Classification

Figure 5.1a: Distribution of Streets by Functional Classification and Agency Ownership

Interstate

Minor Arterial

Major Collector

Local
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RAIL AND FREIGHT-BASED
INFRASTRUCTURE

The city is bisected by the historic Macon and West-
ern Central Georgia Railroad, today owned and 
operated by Norfolk Southern (NS) as their S Line. 
This is a spur line that connects to the shared-track-
age trunk line between Norfolk Southern and CSX 
Transportation that extends to downtown Atlanta.
According to GDOT’s freight rail system maps, this 
corridor carries between 15 and 34 trains per day 
from Hapeville inbound toward downtown Atlanta 
and between 5 and 14 trains per day outbound to-
ward Macon. Within Hapeville, six surface street 
crossings provide connection across the railroad, as 
well as one surface pedestrian crossing (at North 
Fulton Avenue) and a grade-separated pedestrian 
bridge just east of North Fulton Avenue. Refer to 
Figure 5.1c.

Hapeville is served by an extensive roadway freight 
network as well, especially Interstates 75 and 85. By 
default, any GDOT route is an official truck route, 
meaning that both the Interstates and a series of 
surface streets allow through-movement by trucks.
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Hapeville Railroad Crossings
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Sylvan Road

Although it is not one of Hapeville’s core thorough-
fares, Sylvan Road has the highest north-south traf-
fic volume in the city, approximately 7,000 vehicles 
per day near the intersection of the I-85 inter-
change. This is due in part to a greater concentra-
tion of commercial land uses on this corridor than 
on Dogwood Drive, which is primarily a residen-
tial street for most of its extent in Hapeville: Sylvan 
Road serves an airport parking business on the east 
side of the street and a manufacturing facility on the 
west side of the street in the Atlanta city limits.

North Central Avenue and South Central Av-
enue

As Hapeville’s primary east-west connections, traf-
fic volumes are higher on the eastern half of North 
Central Avenue from Dogwood Drive (State Route 
19) to Interstate 75; they continue to increase as 
North Central Avenue crosses I-75, turning into 
Crown Road, then Old Dixie Highway. The traf-
fic volumes at this segment, approximately 12,000 
vehicles per day, are higher than on South Central/
Porsche Avenue. Traffic volumes along S Central Av-
enue are lower than along N Central Avenue.
 
Virginia Avenue and Airport Loop Road

Vehicle traffic generated by the airport is highest 
along the roadways feeding into the access points for 
passenger traffic south of the city. The Airport Loop 
Road is within the Hapeville city limit and has vehicle 
traffic volumes between approximately 16,000 and 
17,000 vehicles. Virginia Avenue supports some of 
the traffic volumes to the northern access points of 
the airport as well, specifically to the Delta Head-

quarters. Virginia Avenue traffic is higher between 
the I-85 intersection and Delta Boulevard decreas-
ing to the east, indicating that vehicle traffic diverts 
from Virginia Avenue toward Delta and the airport 
before the roadway connects to the streets leading 
into central Hapeville. 

Overall, these patterns suggest that traffic is not a 
problem for the city, although some corridors, es-
pecially North Central Avenue, do experience oc-
casional delay due to traffic control. This is due in 
part to the highly specialized forms of traffic con-
trol at intersections with railroad crossings. When 
streets cross the Norfolk Southern tracks, traffic 
flow leaving the crossing is usually not stopped ap-
proaching intersections to reduce the risk of traffic 
queues forming on the crossing and in the path of 
trains. However, this requires all-way stop control 
on other legs of these intersections, which introduc-
es regular disruptions to traffic flow on the streets 
that must stop. 

VEHICLE TRAFFIC AND TRAFFIC CONTROL

Hapeville’s streets carry moderate amounts of traffic 
when compared to other communities in Atlanta’s 
urbanized area, especially when considering prox-
imity to HJAIA and its major passenger and freight 
facilities. Although the two Interstates each carry 
between 140,000 and 160,000 vehicles per day as 
they pass Hapeville, surface street volumes do not 
exceed the approximately 18,000 per day on Air-
port Loop Road. North Central Avenue and Virginia 
Avenue have maximum volumes around 12,000 ve-
hicles per day, and Sylvan Road and Dogwood Drive 
each carry below 10,000 vehicles per day.

These traffic volumes are well within the capacity of 
their streets, with a typical two-lane road generally 
able to carry up to 15,000 to 18,000 vehicles per 
day depending on its surrounding context. Virginia 
Avenue and Airport Loop Road have four-lane typi-
cal street sections, allowing these streets to carry 
up to 25,000 vehicles per day and continue to allow 
efficient traffic operations overall. Refer to Figure 
5.1d.

Dogwood Drive

North of the Hapeville city limit, in Atlanta, Dog-
wood Drive turns into Metropolitan Parkway. The 
traffic volume north of this corridor in Atlanta is 
much higher than it is in Hapeville - over 12,000 ve-
hicles per day, decreasing to approximately 5,500 
on Dogwood Drive in Hapeville. Traffic volumes 
are approximately 20,000 along Cleveland Avenue, 
suggesting vehicles traveling south on Metropolitan 
Parkway from central Atlanta utilize Cleveland Av-
enue to access I-85 and I-75 and do not continue 
into Hapeville for the same function.
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Select Daily Traffic Volumes
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5.2 Existing Alternative Modes 
Analysis

TRANSIT SERVICE AND INFRASTRUCTURE
As a municipality in Fulton County, the Metropolitan 
Atlanta Rapid Transit Authority (MARTA) is Hape-
ville’s primary transit service provider. MARTA op-
erates three routes through the center of Hapeville, 
and these connect to Clayton County (via Route 
193) and to three different stations on MARTA’s 
Gold and Red rail line corridor. 

Route 95, which serves the Metropolitan Parkway 
corridor in Atlanta and continues into Hapeville on 
Dogwood Drive, is one of the busiest routes in the 
MARTA system. This route terminates in Hapeville 
with a turnaround loop at King Arnold Street and 
Sunset Avenue.

Figure 5.2a illustrates the MARTA transit routes 
serving the city and depicts MARTA bus stops by av-
erage weekday ridership activity, with larger circles 
representing higher ridership. Ridership is highest 
along Route 95, although two stops along the North 
Central corridor near the Delta headquarters dis-
trict also have relatively high numbers of riders. 
Detailed information is not available on the specific 
destinations of riders at these stops, but stops near 
major centers of employment generally appear to 
be busier that stops only in neighborhoods. This 
suggests that transit is serving an important role 
in connecting workers to Hapeville jobs, perhaps 
more so than it serves the mobility needs of Hape-
ville residents.

AIRPORT TRANSIT

In addition to MARTA services designed for passen-
gers and connecting to a larger system, Hapeville in-
cludes airport- and employer-related shuttle transit 
service that is not designed for general public use. 
This includes shuttles operated by Delta Air Lines 
to connect its administrative headquarter facilities, 
by hotels in Hapeville and College Park to carry pas-
sengers to and from the airport terminals, and by 
HJAIA itself to connect its international and domes-
tic terminals. None of these services have available 
information on ridership, service frequency, or op-
erating cost, but it is clear they provide important 
services in Hapeville connecting between employ-
ment and visitor destinations.
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Transit Routes and Ridership



Tr
an

sp
or

ta
tio

n 
El

em
en

t

76

CITY OF HAPEVILLE
Comprehensive Plan Update/LCI Study

BICYCLE AND PEDESTRIAN SYSTEMS

Hapeville has approximately 26 miles of sidewalk, 
equating to approximately 67 percent of sidewalk 
coverage for streets and roads throughout the city, 
though many (especially in residential neighbor-
hoods) have sidewalks only on a single side or none 
at all. In almost all cases, Hapeville’s sidewalks are 
narrow and have minimal separation from curbs. 
This is not necessarily a challenge on residential 
neighborhood streets that have lower-speed traf-
fic and sometimes on-street parking. However, on 
larger thoroughfare streets, narrow sidewalks may 
expose pedestrians to safety risks, especially on 
streets with significant truck traffic.

Figure 5.2d illustrates Hapeville’s sidewalk network 
and is color-coded by sidewalk condition based on 
a recent city assessment. Around three-quarters of 
the city’s sidewalks are classified as being in good 
or fair condition, and approximately with in more 
immediate need of repair.

These conditions vary across the city, indicating gaps 
in connectivity in the network. However, the north-
east corner of the city has a strong network of fair 
condition sidewalks with generally good connectiv-
ity within the area. Other sections of the city are 
largely without sidewalks, including the residential 
areas in the northwest corner of the city and road-
ways along the eastern edge of the city, adjacent to 
the Interstate 75. 

Currently, Hapeville has no dedicated bicycle facili-
ties, either on-street or off-street. A forthcoming 
streetscape enhancement project on Dogwood 
Drive between North Avenue and North Central 
Avenue will bring the city’s first bicycle lanes, al-

though these do not have any immediate or planned 
connection to other parts of the city, and current 
bicycle plans for the city of Atlanta do not propose 
any immediate connections into Hapeville.

Despite the lack of bike facilities, several corridors 
through Hapeville do have bicycle activity, suggest-
ing potential to expand a bicycle network in the city. 
Figures 5.2b and c illustrate walking and bicycling 
activity in the city as collected by the Strava mo-
bile application. The North and South Central Av-
enue corridors are currently used as bicycle routes, 
presumably due to their adjacency to the Norfolk 
Southern railroad and relatively flat elevation. How-
ever, Airport Loop Road has even higher levels of 
use.

AEROATL GREENWAY PLAN 

In spring of 2017, the Aerotropolis Atlanta Commu-
nity Improvement Districts (AACIDs) was awarded 
a Livable Centers Initiative (LCI) grant to complete 
the AeroAtl Greenway Plan. This is a comprehen-
sive trail master plan for the Aerotropolis area, con-
necting the communities around Hartsfield-Jackson 
Atlanta International Airport. Partners include:

•	 Aerotropolis Atlanta Alliance
•	 Aerotropolis Atlanta CIDs
•	 City of College Park
•	 Clayton County
•	 City of East Point
•	 City of Forrest Park
•	 Fulton County
•	 City of Hapeville
•	 Hartsfield-Jackson Atlanta International Airport

Figure 5.2b: Sample Pedestrian Activity 
from STRAVA Mobile Application

Figure 5.2c: Sample Bicycle Activity 
from STRAVA Mobile Application
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Existing Sidewalks and Current Conditions
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HAPEVILLE GOLF CART POLICY

In 2017, the city of Hapeville instituted a golf cart 
policy making use acceptable along residential roads 
and restricted along the following roads:

•	 I-85
•	 I-75
•	 Loop Road
•	 North Central Avenue
•	 Porsche Avenue
•	 Dogwood Drive
•	 Sylvan Road
•	 Mount Zion Drive 

Roadway Segment Crash 
Rate 

Dogwood Drive Cleveland Ave 
(ATL) to S Central 
Ave

840

N. Central 
Avenue 

Dogwood Dr to 
I-75

534

N. Central 
Avenue 

Dogwood Dr to 
Sylvan Rd 

474

N Outer Loop 
Road 

Toffie Terrace to 
east city limit 

69

Sylvan Road Mt. Zion to Inter-
national 

1019

King Arnold 
Street 

Dogwood Drive 
to Sunset Drive 

832

•	 Willingham Drive
•	 Atlanta Avenue (South of Doug Davis)
•	 Virginia Avenue (West of Doug Davis)

5.3 Transportation Safety
From 2010 through 2014, there were 1,117 crashes 
within the city of Hapeville. Of these total crashes 
ten involved pedestrians and two involved bicyclists. 
222 of the crashes involved injuries, nine of which 
involved pedestrians and one involved a bicyclist. 
None of the crashes resulted in fatalities. 

A common means of communicating crash safety 

risk is through a crash rate that normalizes the num-
ber of crashes by traffic volume, as it is intuitive that 
more crashes tend to occur on streets and roads 
where there is more traffic. Crash rates are derived 
by calculating a number of crashes per 100-million 
vehicle mile traveled (100 MVM) over the course of 
a year so that all roadways have a common baseline 
for comparison. Figure 5.3a provides the crash rates 
for major corridors in Hapeville. Figure 5.3b identi-
fies locations of crashes. 

Perhaps a more telling indicator of safety is the 
severity of crashes and the involvement of more 
vulnerable transportation users (bicycles and 

Figure 5.3a: Selected Roadway Crash Rates Figure 5.3b: Crash Locations
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Injury Crashes
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pedestrians). Figure 5.3c illustrates crashes with 
injuries, with larger squares indicating a higher 
number of persons injured in a single crash. As 
multiple crashes occur in a single location, they 
appear clustered together and higher in the diagram.

As crash rates provide a basic indication of a level of 
safety concern and can be benchmarked against re-
gional or statewide averages, they help to point out 
where high crash rates in lower-volume or more 
locally-serving streets are a safety challenge. Crash 
severity can be used in a similar manner, identify-
ing areas of concern and specific locations that may 
warrant additional design treatments or policy ap-
proaches to improve safety. Locations such as the 
intersections of Virginia Avenue with North and 
South Central Avenues feature higher numbers 
of injuries, even if the number of injury crashes is 
generally consistent with the higher traffic volumes 
of these streets. However, intersections where in-
jury crashes are concentrated along lower-volume 
streets—such as the intersection of Northside 
Drive and Old Jonesboro Road, the intersection of 
North Avenue and Northside Drive, and the inter-
section of Dogwood Drive and Mount Zion Road—
point to opportunities for enhancements and design 
interventions to improve safety, such as traffic calm-
ing techniques and more advanced traffic control.

Figure 5.3d illustrates bicycle and pedestrian crash-
es, with some of these occurring at the same loca-
tions as pointed out previously. The frequency of 
crashes along North Fulton Avenue near Hapeville 
Elementary School suggests a need for safer side-
walks and crossings, with even more focused treat-
ments like traffic control and traffic calming.

5.4 Existing Parking Analysis

As downtown Hapeville sees additional devel-
opment from the guiding frameworks of the 
Comprehensive Plan and LCI Master Plan, it must 
consider how parking requirements are to be rec-
onciled with the physical reality of redevelop-
ment in an established, traditional town center. 
Downtown sites are constrained due to traditional 
land parcel patterns, and redevelopment of these 
sites should not have to mean a reduction in lot 
coverage, density or other development potential 
just to meet parking requirements on site.

Today, downtown Hapeville has approximately 
2,100 off-street parking spaces and 130 on-street 
spaces. Most of these off-street spaces support 
existing private development, and many of these 
see highly-focused patterns of utilization through-
out the day (in other words, few parking facilities 
are in heavy use for prolonged periods of time). In 
recognition of limited space for adding parking, the 
city’s zoning requirements for parking already em-
phasize sharing parking between land uses (in the 
U-V zoning district) and, in the absence of a stron-
ger transit service network in the city, identify park-
ing requirements that are generally consistent with 
similar town centers around the Atlanta region. The 
requirement for a shared parking analysis is a pro-
gressive direction that recognizes current potential 
limitations.

However, in considering future development, the 
city should engage more extensive approaches to 
understand how parking can be used as a develop-
ment management tool, and potentially one in which 
the city is taking a guiding role. The city should con-
sider more detailed parking studies to explore how 
the city can embrace new development and accom-

modate parking demand by leveraging other trans-
portation options as recommended in the LCI study. 
These include:

•	 Exploring reductions in base parking require-
ment ratios when additional transit options 
become available;

•	 Offering reductions in parking requirements 
when residential and commercial leases do 
not include parking as part of lease terms (but 
rather require tenants to rent or purchase it 
separately from their usable space leases);

•	 Instituting pricing or in-lieu payments for pri-
vate long-term use of city-owned parking facil-
ities.

5.5 Transportation Needs
Based on the assessment of existing conditions and 
community input, following is a summarized list of 
transportation needs for the Study Area.

•	 The city lacks a good network of pedestrian 
facilities (sidewalks, crossings, street furniture) 
which hampers the movement of public and 
limits it to the use of cars.

•	 The railroad along Central Avenue is still active 
and lacks efficient crossings for pedestrians. 
The railroad also limits the allowable width for 
the ROW on Central Avenue.

•	 The city lacks an efficient network of bike con-
nections and trails.

•	 Even though there is proximity to the two 
MARTA stations at College Park and East 
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Bicycle and Pedestrian Crashes
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Point, Hapeville itself does not have a transit 
station of it’s own and, therefore, lacks a bet-
ter connectivity to the transit system.

•	 A shuttle system for hotel users to people 
working in hotels and offices could be benefi-
cial as a alternate mode of commute.

•	 The Airport Loop Road has the potential to be 
planned efficiently for multiple modes of com-
mute and can act as additional key east west 
connection for the city. Even though there 
is proximity to the two MARTA stations at 
College Park and East Point, Hapeville itself 
does not have a transit station of it’s own and 
therefore lacks better connectivity to the tran-
sit system.

•	 A shuttle system for hotel users to people 
working in hotels and offices could be benefi-
cial as a alternate mode of commute.

•	 The Airport Loop Road has the potential to be 
planned efficiently for multiple modes of com-
mute and can act as additional key east west 
connection for the city.
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6.1 Economic Development Tools 
Analysis

Figure 6.1a identifies economic development tools 
and resources found in or adjacent to the Study Area. 

OPPORTUNITY ZONE

An Opportunity Zone is a tool that can draw jobs 
and redevelopment to an area. The Hapeville 
Opportunity Zone, demarcated in magenta in Figure 
6.1a, was designated in May, 2011. Opportunity 
Zone designation provides a tax incentive for new 
job creation, $3,500 per employee to be used against 
100 percent of income tax liability and state payroll 
withholding. This economic development tool 
provides the city with an incentive to attract new 
employers and jobs. 

The following corridors are covered under the 
Opportunity Zone designation:

•	 Sylvan Springdale (north and west of I-85, south 
of Atlanta and east of East Point)

•	 North Dogwood (state route 19/41)

•	 Central West (North and South Central Avenues, 
and Willingham Dr., west of downtown)

•	 Downtown

•	 Central East (inclusive of properties on North 
Central Ave., east of Dearborn Plaza)

•	 Virginia International

•	 Aerotropolis - Atlanta

Opportunity Zones are important to areas struggling 
with redevelopment and revitalization efforts. To 
receive designation, the Georgia Department of 
Community Affairs (DCA) considers  areas that 
are within or adjacent to a census block group with 
15% or greater poverty, where there is evidence 
of under-used or vacant properties, and where an 
Urban Redevelopment Zone or Enterprise Zone 
exist.

COMMUNITY IMPROVEMENT DISTRICT

The Aerotropolis Atlanta Community Improvement 
Districts (CIDs), which covers 15.46 square miles 
around the airport, includes portions of Hapeville’s  
office core, south of South Central Avenue, termed 
the Corporate Crescent.  The CIDs are empowered 
to fund beautification, public safety and infrastructure 
projects focused on transportation and water within 
the district. This increased investment in Hapeville 
includes future streetscape improvements and 
gateway signage - creating identity and branding that 
will help attract employers and residents to the area.       

AEROTROPOLIS ALLIANCE

The Aerotropolis Alliance is a non-profit membership 
organization and a coalition of leading business and 
community leaders - united in a commitment to 
making Aerotropolis Atlanta a world-class destination 
for business, connectivity, and living. The Alliance is 
governed by a 26-member board of the district’s 
top private sector leaders, local Mayors, County 
Commissioners, and Chambers of Commerce, 
including representatives from the city of Hapeville. 
The mission is to improve and sustain the quality of 
life for those who live, work, and play in this area. 

GEORGIA DEPARTMENT OF COMMUNITY 
AFFAIRS (DCA) GEORGIA MAIN STREET 
PROGRAM

The Georgia Main Street Program focuses on 
comprehensive, community-based revitalization of 
historic main streets. In 2003, the city of Hapeville 
received Main Street designation. As a designated 
city, Hapeville receives technical assistance and 
resources from the DCA, which assist the city 
in their efforts to build a stronger local economy 
through revitalization of the downtown area.

ADDITIONAL ECONOMIC DEVELOPMENT 
TOOLS

Following are potential economic development tools 
that can be used by the city of Hapeville, within the 
constraints of Georgia law:

•	 Facade Grant Program
Through the Development Authority, the city of 
Hapeville offers grants for facade improvements 
to commercial tenants or property owners 
located within the city limits. Eligible projects 
must visibly improve the unique historic and 
architectural character of the storefront. 

•	 Tax Allocation District (TAD)

Georgia law provides specific powers to enable 
local governments to embark on projects that 
will foster public/private partnerships and spur 
economic growth. Tax Allocation Districts 
(TADs) are one of the legislative tools available 
to support economic development ventures. 
In December of 2008 the city of Hapeville 
established a Tax Allocation District at the 
former Ford Assembly Plant Site, designated to 
facilitate private interest and investment in the 
site.

6.0 Economic Development Element
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•	 Payment in Lieu of Taxes (PILOT) Program
The Payment in Lieu of Taxes Program provides 
payments to local governments with substantial 
acreage of federal land within their jurisdiction. 
The payments offset losses in tax revenue as 
federal land is not taxable by local governments.

AGENCIES

Following are agencies and programs that can 
provide resources and assistance to continued 
economic development efforts:

•	 Hapeville Development Authority (HDA): 
Formed in 1982, the HDA has been active 
in acquiring properties for private market 
development, offering bond financing and land 
assembly.

•	 Airport Area Chamber of Commerce: The 
principal business promotion agency for the city 
of Hapeville.

•	 Fulton County Department of Environment 
and Community Development: Provides 
technical assistance, allocates federal funds, 
evaluates ‘Enterprise Zone’ designations, and 
reviews individual businesses.

•	 Development Authority (DA) of Fulton 
County: Charged with acquiring and selling 
property and buildings for long term lease or 
sale. The DA also has the ability to issue tax 
exempt or taxable bonds to businesses that wish 
to relocate or expand in the county.

•	 South Fulton Chamber of Commerce: 
Works with the Airport Area Chamber of 
Commerce to make decisions regarding 
redevelopment opportunities generated by the 
airport.

•	 Atlanta Chamber of Commerce: A regional 
umbrella agency that helps in the coordination 
and supervision of commerce.

•	 Georgia Power Company

•	 Georgia Department of Economic 
Development

PROGRAMS

•	 The Greater Atlanta Small Business 
Project: Funded by Fulton County and the city 
of Atlanta, provides assistance in establishing 
local business incubators besides providing 
technical assistance to individual business 
owners and merchant associations.

•	 The Georgia State University Small 
Business Development Center: Makes use 
of University resources to help overcome local 
economic development challenges.

•	 U.S. Small Business Association (SBA)

•	 The Service Corps of Retired Executives: 
works as a resource partner with SBA to 
educate entrepreneurs and business owners.

•	 U.S. Department of Labor

•	 Workforce Investment Act One-Step 
Workforce System
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7.0 Market Analysis

This section includes key points from the full market 
study available in the Appendix.

7.1 Hapeville Context

INTRODUCTION
The Study Area is in Hapeville, GA, which is part 
of the Atlanta Metropolitan Statistical Area (“MSA”). 
The Atlanta MSA includes 29 counties, yet just 10 are 
considered core counties. These 10 core counties 
(Cherokee, Clayton, Cobb, DeKalb, Douglas, 
Fayette, Fulton, Gwinnett, Henry, and Rockdale 
Counties) are home to almost 80% of the population 
in the Atlanta MSA. They are also the core county 
members of the Atlanta Regional Commission 
(“ARC”). Refer to Figure 7.1a.

Atlanta’s core counties have seen stronger growth in 
the last five years than they did in the decade prior, 
capturing 81% of all MSA population growth since 
2010 (compared to just 66% from 2000-2010). 

Hapeville, a small city just south of the city of Atlanta, 
is home to just .1% of the Atlanta MSA’s population. 
This said, the city has added more than 500 new 
residents over that time, or a 1.2% annual growth 
rate, which is very much in line with other intown 
and south of I-20 counties.

URBAN DEVELOPMENT CYCLES
Figure 7.1b shows the urbanized areas of the Atlanta 
metropolitan area since 1950, based on housing 
density. As can be seen, areas south and east of 
downtown performed quite well in the 2000s, fueled 
in part by accessibility to intown cores, housing 
affordability and some exuberance related to the 
housing bubble in the mid 2000s. More challenging 
to see is the renaissance of more urban areas, which 

have captured a greater share of growth than has 
been seen in four decades.

The map also shows a clear pattern of metro Atlanta 
development in two ways- the northern side of the 
metro typically develops sooner, and development 
follows the interstate system. Downtown Hapeville 
sits on the south side of the metro at the confluence 
of I-85 and I-75, and adjacent to Hartsfield Jackson 
Atlanta International Airport, the busiest airport 
in the world. The city first developed as a railroad 
town, prior to Hartsfield Jackson’s takeoff as a major 
transportation hub. As a result, downtown Hapeville 
is oriented toward, and bisected by, the railroad it 
was intended to serve. However, Hapeville has seen 
a seismic shift toward airport focused employment, 
with the world renowned success expansion of 
Hartsfield Jackson, mostly occurring since the 1980s.

Figure 7.1a: Atlanta MSA  population trend overview

Figure 7.1b: Urban Development Cycles
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DEMOGRAPHICS
Following are charts and summaries of city of 
Hapeville demographics, including population, 
households, age, income, racial composition, 
education, and employment/jobs. 

POPULATION

Figure 7.1c gives the population demographics of 
Hapeville compared to other counties.  The 2015 
population projections show 6,611 residents.  
Population growth has increased since the 2000-
2010 rates, at .1% annual growth, to 1.2% annual 
growth during the years 2010-2015.
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HOUSEHOLD DATA

Owner Households

Homeowners in the Hapeville Primary Market Area 
(PMA) are a mix of singles and married couples, 
largely under 45 (57%), and having solid incomes 
(62% over $100,000). Refer to Figure 7.1e. It should 
be noted this latter group, those earning more than 
$100,000, is more heavily clustered both to the 
north closer to downtown Atlanta, as well as in the 
Cascade Road areas, with Hapeville homeowners 
having much more moderate incomes overall. New 
homeowners to the area, however, are purchasing 
homes in the $200s to $300s, indicating incomes 
above $75,000 and many over $100,000 annually. 
Refer to Figure 7.1d.

Renter Households

Approximately 56% of renters in Hapeville’s PMA 
earn more than $50,000 annually, enough to afford 
new rental product in the area. The majority of 
these renters are younger (more than one-half 
under 35) and approximately half are singles, with 
the majority of the balance being married couples 
(16%), unmarried couples (11.2%) and single parent 
(other family) households (13.4%). (Figure 7.1f)

Figure 7.1d: Summary of Owner Households in Hapeville PMA, 2017

Figure 7.1f: Summary of Renter Households in Hapeville PMA, 2017Figure 7.1e: Hapeville Primary Market Area
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AGE DISTRIBUTION

City of Hapeville has a high number of young 
professionals (25 to 34 years) compared to other 
age groups. This group has been high in number for 
a long time (verified until 2010) and the main reason 
for this is the high amount of jobs in the area and 
proximity of the location to the airport. Other age 
groups with high number of people are 35 to 44 and 
45 to 54 years. Compared to these three groups, the 
number of teenagers and children is very less owing 
to the fact that the community needs family based 
amenities and good schools.

As far as the male and female categorization is 
considered, Hapeville has about 50.1% of it’s 
population as males and remaining (more or less 
equal) as females.

Figure 7.1g shows the number of people in each age 
group and the percentage distribution of the data. 
The data is collected from American Community 
Survey.

Age and Income Analysis

Hapeville has seen solid -- but unspectacular -- 
growth since 2000, adding about 12 households 
per year in the target age and income ranges. The 
“growth” in Hapeville is likely a combination of a very 
small amount of immigration from younger workers 
seeking to be close to the airport employment core, 
and the gradual aging of Baby Boomers. There has 
been some small growth in the 44-and-under age 
bands, while the largest “growth” has come from 
the 55-64 age group. These numbers point to hints 
at the former 45-54 age group gradually aging into 
the 55-64 age group, as the bulk of the population 
“loss” has come from the 45-54 age group.

Hapeville’s growth is consistent with the broader 
South Atlanta (the Primary Market Area) -- which 

Figure 7.1g: Age Distribution

Figure 7.1h:  PMA Total Household Growth
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Figure 7.1i:  Racial Composition

is encouraging as areas like College Park, East Point, 
and Ft. McPherson have mounted considerable 
revitalization efforts.

Hapeville’s largest competitive advantage, it’s 
excellent proximity to airport employment seems 
to be drawing in residents aged 15-24 -- and drawing 
them away from larger south Atlanta. Hapeville is 
adding well-paid residents ($50,000+ annually) about 
5% faster than south Atlanta, which is encouraging 
given the minimal growth.

RACIAL COMPOSITION

Figure 7.1i shows the racial composition in the 
Study Area based on the 2015 data from American 
Community Survey. Following are the values:

White - 2,766, 42%

Black or African American - 2,830, 42%

Asian - 64, 1%

Some other race - 781, 12%

Two or more races - 208, 3%
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EDUCATIONAL ATTAINMENT

The maps below show the percentage with 
bachelor’s degrees per census tract around the Study 
Area in 2000 and 2014. While some of these areas 
have seen slight declines in percentage of bachelor’s 
degrees, percentage of bachelor’s degrees increased 
considerably in most areas, especially near the subject 
site. Because moving closer to downtowns and work 
is more desirable, downtowns along the MARTA 
line and areas adjacent to several headquarters 

have seen larger increases in the higher educated. 
By comparison, around 35% of all adults over the 
age of 25 in metro Atlanta have bachelors degrees, 
moderately higher than the Study Area overall.

Figure 7.1j: Percentage with Bachelor’s Degree
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MEDIAN INCOME TRENDS

Median incomes in the area are generally low, but 
improving. As shown in the map below, areas to the 
west and north of Hapeville have seen considerable 
increases in their median incomes between 2000 and 
2014. The tract incorporating Hapeville itself, has 
seen moderate gains during this time period, with 
areas to the east and south largely showing decreases 
in median housing incomes. Refer to Figure 7.1k.

Figure 7.1k: Median Income Trends

EMPLOYMENT/JOBS

There are just over 71,200 jobs paying more than 
$40,000 per year within a 5 mile radius of the Study 
Area, not including the 400 or so jobs being created 
at the Porsche HQ in Hapeville (after 2014). The 
large majority of these jobs are in the Transportation 
and Warehousing sector, mostly coming from the 
airport just south of the subject site. Other sectors 
with large concentrations of jobs nearby, such as 
the Wholesale Trade and Manufacturing sectors 
(concentrated on the fringes of the 285 Perimeter) 

and the Educational Services jobs at nearby public 
schools and academies. Notably, the top 3 sectors 
for employment all provide primarily middle income 
positions, with a lower ceiling on compensation 
than sectors like professional services and finance/
insurance. This income distribution will naturally 
influence the type of housing and commercial 
product that will be demanded in the local market 
(Refer to Figure 7.1l).

Employment over $40,000 w/in 5 Miles - Top 10 Industry Sectors
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Employment over $40,000 w/in 5 Miles - Top 10 Industry Sectors

Figure 7.1l: Employment over $40,000 w/in 5 miles - Top 10 Industry Sectors
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Figure 7.1m: Employment over $40,000 w/in 10 miles - Top 10 Industry Sectors

Employment over $40,000 w/in 10 Miles - Top 10 Industry Sectors
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Looking slightly further out - a 10 mile radius around 
the Study Area - the jobs picture brightens further, 
with more than 240,000 higher paying ($40,000+) 
jobs being proximate to Hapeville. Refer to Figure 
7.1m. This includes jobs not only around the 
airport, but also in Downtown and Midtown as 
well. Incorporating these large employment cores 
also broadens the array of jobs in the area. As noted, 
Porsche has brought more than 400 new jobs to 
its facility in Hapeville and Midtown Atlanta has 
seen an explosion of technology related jobs (NCR, 
Honeywell, Georgia Tech’s Coda project), creating 
further opportunities for intown houses.

Commuting patterns of residents near the Study 
Area can help identify target audiences for residential 
development. While residents within a three mile 
radius work all over the metro Atlanta area, 26% 
of residents work south of Downtown, with nearly 
half of them working at the airport. Just 14% 
of residents work in traditional central business 
districts (Downtown, Midtown, Buckhead), with 

most of those workers commuting to Downtown 
or Midtown. However, the number of residents 
working close by should increase substantially with 
the advent of the Aerotropolis and the continued 
growth of Porsche in the area.

7.2 Office Market Analysis and 
Demand
This section of the market study looks at office 
properties and demand in the Airport Area which is 
a primary driver for Hapeville.

Relative to most of its intown peers, the Airport 
Area office market has under-performed in terms 
of absorption, showing negative net absorption since 
2013 (Refer Figure 7.2a). Only the downtown area, 
which lost many private sector tenants to adjacent 
Midtown, performed worse. The other four cores 
shown above have all performed much better, with 
Midtown being the strongest overall performer. Of 
note is the Porsche North American Headquarters 

in the Airport Area, which does not show up in the 
data as it is a build-to-suit project. That relocation, 
combined with new office space being proposed 
at the airport itself, and other significant hotel 
development, may bolster the Airport Area’s office 
market and create greater potential upside. 

OFFICE LEASE RATE GROWTH BY CORE-(2003-
2016)

More urban cores of Atlanta, including those around 
and inside of the Perimeter, have seen solid rental 
rate growth in the last four years, averaging between 
2.3% and 7.2% annual lease rate growth, with those 
posting the strongest growth also featuring the 
greatest share of new office space. The exception 
to this is the Airport Area, which has seen lease 
rate growth decline since 2003 and even during the 
last four years. This is due to a combination of high 
vacancy rates and a lack of new office space. Refer 
to Figure 7.2a.

Figure 7.2a: Office Absorption by Submarket-All Classes 
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OFFICE VACANCY RATES BY CORE (2003-2016)

The Airport Area’s office market has been plagued 
by high vacancies. This is in part due to the lack of 
quality space in the area - current office space is 
aging and there is a lack of high quality Class A office 

space. Since 2011, the Airport Area is the only core 
examined to see its vacancy rate increase during 
the period. As noted, Porsche’s relocation to the 
area, its proximity to Atlanta’s urban core, freeway 
and rail access and, of course, its proximity to the 

Figure 7.2c: Office Overall Vacancy Rates by Competitive Core, 2003-2016 

world’s busiest airport, all create greater potential 
for absorption and reduced vacancy rates going 
forward. Refer to Figure 7.2c.

Figure 7.2d on the next page shows actively leasing 
commercial properties in the area with a list of area 
and lease rate.

Figure 7.2b: Office Vacancy Rates by Core 
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ESTIMATED DEMAND FOR REGIONAL-SERVING 
OFFICE SPACE

In the coming five years we believe the Airport 
Area will gain increased office momentum, as new 
lodging and Hartsfield-Jackson investment further 
enhance the attractiveness of the area.  Initially, 
this momentum is likely to be modest (average 
around 3.2% capture, or around 56,000 SF annually 
through 2021), but will gain momentum as new 
space is added at the airport and other potential 
opportunities emerge in the area. Based on an 

examination of other airports, we believe a capture 
closer to 6% of metro demand is possible in the 
area, resulting in average absorption rates of around 
63,000 SF annually, or up to 600,000 SF through 
2025. Of this, we believe the Hapeville Study Area 
is well positioned to capture around 50% or more of 
demand, resulting in a five year demand potential of 
around 140,000 SF, all likely around the Porsche and 
Solis facilities on I-75. Refer to Figure 7.2e.

Overall, we believe the Study Area could support up 
to 300,000 SF of space through 2025.

Figure 7.2e: Office Overall Vacancy Rates by Competitive Core, 2003-2016 

ESTIMATED DEMAND FOR LOCAL-SERVING 
OFFICE SPACE

Local-serving office space demand is anticipated 
to be approximately 18,000 SF, currently.  Refer to 
Figure 7.2f. 

* Future demand estimates were generated for office 
space using historic office market numbers from the 
Costar Real Estate tool and Moody’s Rating’s.
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7.3 Retail Market Analysis and 
Demand
The southwest Atlanta area, which includes 
Hapeville, has really struggled since coming out of 
the last recession, posting negative net absorption 
for the last three years. This negative absorption has 
pushed vacancy rates upward to 19% in 2016, with 
lease rate growth turning negative during the last 
year. By comparison, metro Atlanta’s vacancy rate 
in 2016 stood at 17.9% (slightly lower) and its lease 
rate stood at $13.04 (slightly higher). In short, while 
the area’s retail market isn’t performing well, it’s not 
necessarily atypical of that of the larger metro area. 
Figure 7.3a shows a map of select retail companies 
around the area. We can see from the map that 
Hapeville has a lack of retail options compared to 
the surrounding, more established retail cores.

Figure 7.3b identifies a potential demand for 47,000 
SF of retail in Hapeville.  This number could increase 
if a non-conventional grocer is attracted.  One 
quarter of this demand is dining/food related.

Figure 7.3a: Select Retail Companies in the Area
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7.4 Lodging Market Analysis and 
Demand
The Hapeville Study Area is near existing hotels 
along Virginia Ave just north of the airport. Planned 
and under construction hotels are scattered around 
the airport near downtown College Park and the 
Porsche American Headquarters.

As the Study Area enjoys close proximity to I-85, 
I-75, and I-285, in addition to the airport, we believe 
it will be attractive for further lodging development.

KEY LODGING TRENDS 

The Airport Area lodging market has shown strong 
improvement over the past five years, posting 
improving occupancy rates (now up to 78%) as 
well as ADRs (Average Daily Rate - the average rate 
per room per night, whether it is occupied or not). 

Figure 7.4a: Select Competitive Hotels in the Area

Lodging markets above 70% or so are considered 
healthy and these occupancy levels indicate the 
market can indeed handle more hotel rooms. To this, 
nearly 1,000 rooms are under construction and/or 
planned in the near-term, including the Solis Hotel 
in Aerotropolis and the Intercontinental being built 

on the airport property itself. In addition to these 
existing and planned hotels, another 500 rooms are  
anticipated to be supportable in Hapeville by 2026. 
Refer to Figure 7.4b.
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Figure 7.4b: Lodging Demand
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7.5 Housing Market Analysis and 
Demand
This section of the market analysis will look at both 
for-sale residential and rental apartment assessment.

FOR-SALE RESIDENTIAL MARKET ANALYSIS

The three ZIP area (College Park, East Point and 
Hapeville) has seen stronger captures of single-family 
development than for-sale townhouse development. 
Indeed, the area accounts for nearly one in five sales 

of homes between $150,000 and $300,000 inside of 
the Perimeter and south of I-20. This compares to 
around 2% to 9% of townhouse sales in the same 
area. Refer to Figures 7.5a and b.

Figure 7.5a: Single Family Home Sales

Figure 7.5b: Townhouse Sales
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This is in part due to the higher single-family home 
prices found in closer-in neighborhoods and the 
greater lifestyle propositions they provide. This said, 
we believe that, as the area continues to mature, 
and new single-family home development continues, 
opportunities for higher-quality for-sale townhouses 
will also improve.

Figures 7.5c and 7.5d show maps of Single-Family 
and Townhome Communities in and around the 
Study Area along with a list of average price, average 
size and rate per square feet.

Figure 7.5c: Map of Single-Family Communities
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Figure 7.5d: Map of Townhome Communities
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Figure 7.5e below shows the estimated demand 
potential for new for-sale Single-Family detached 
houses, which is anticipated to be 5-10 homes 
annually. 

Figure 7.5e: Estimated Demand for New For-Sale Detached Houses
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Figure 7.5f below shows the estimated demand 
potential for new for-sale Single-Family attached 
houses, which is anticipated to be 10 homes annu-
ally. 

Figure 7.5f: Estimated Demand for New For-Sale Attached Houses
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RENTAL APARTMENT ASSESSMENT

The Airport Area rental apartment market saw a 
surge of development activity and absorption in 
the mid 2000s, capturing around 6.9% of all metro 
Atlanta rental apartment absorption.

Since that time, development in the area has quieted 
down, in spite of the area’s convenience and new 
investment. From 2010 through 2016 the Airport 
Area only captured around 0.7% of metro demand. 
While this is in part due to the surge of development 
activity in areas like Midtown and Buckhead, there 
appears to be some potential un-met demand in the 
area.

New development and growth around the airport 
indicates further potential for new rental product. 
Indeed, The Pad on Harvard, a planned mid-rise 
community, is now under construction in College 
Park, and will represent only the 2nd community 
delivered in this current cycle (the first being off of 
Camp Creek Parkway and I-285).

While the Airport Area rental apartment market 
has struggled relative to vacancies (remaining more 
than 400 basis points higher than that of the metro), 
rent growth has kept pace with that of the metro 
and, in the last couple of years, has exceeded even 
the metro’s rapid pace (refer to Figure 7.5g). This 
will likely moderate in the next couple of years as 
vacancy rates remain stubbornly high and lease rate 
growth is tempered.

Hapeville is anticipated to support 80 multi-family 
units annually, or one to two projects every two to 
three years. 

Figure 7.5g: Rental Apartment Assessment
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7.6 Needs
Following is the summary of the market analysis that 
puts forth the needs and demands of the area

Adding quality office can help improve hotel demand.
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8.0 Recommendations
8.1 Concept Plan Overview
This section provides an overview of the proposed 
Master Plan for the Study Area. This Plan is a 
result of the extensive community input process, 
understanding of market demands and trends, 
analysis of site conditions and opportunities, and the 
LCI grant goals.

Recommendations include the creation of key 
(Re)development Nodes, including four Gateway 
Nodes and the historic Downtown Node.  The 
recommendations focus on creating a Gateway 
and Downtown Overlay District that can guide the 
density and character of redevelopment within these 
nodes.  Public infrastructure investment projects, 
such as streetscape improvements and parks, are 
identified within each node to incentivize the private 
redevelopment of these areas.   

Development recommendations may take 10-25 
years to be implemented, depending on private 
market forces. However, redevelopment in 
the Airport Loop Gateway and the Eastern and 
Western Gateways could occur within next 5 years 
considering mixed-used projects currently pursuing 
permitting and the current market demand. Refer 
Figure 8.1a for the  (Re)development Nodes of focus.

The (Re)development Nodes include:

•	 East Gateway Node 

•	 West Gateway Node

•	 Downtown Node

•	 Virginia Avenue Gateway Node

•	 Airport Loop Road Gateway Node

The following section describes the master plan 
process. Section 8.2 explains, in detail, node 
recommendations, and section 8.3 provides zoning 
and land use recommendations to achieve the Master 
Plan concepts. Section 8.4 describes additional public 
investment projects, including bike/pedestrian  
connections, parks, and schools.  Sections 8.5 and 
8.6 explain necessary transportation and economic 
development strategies. 
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Figure 8.1a: (Re)development nodes in the Study Area
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MASTER PLAN OVERVIEW

This Master Plan Overview describes the process 
that led to the development of recommendations, 
as described within this report. The steps are 
summarized as follows:

1.	 Key Nodes

Figure 8.1b identifies three key nodes within the 
Study Area. These nodes are identified based 
on proximity to large employers, Porsche and 
Delta, and downtown Hapeville.  The circles 
around each node, denote a 1/4 mile and 1/2 
mile radius, 5 minute and 10 minute walk, 
respectively.  A 10 minute walk is the maximum 
distance most people will walk before choosing 
to drive. This diagram shows, that while 
Hapeville is a very walkable community, the 
major nodes, where large numbers of people 
are, are approximately 15-20 minute walks 
from each other.  In order to draw employees 
from Porsche to eat and play in downtown, 
the walk will need to be desirable - beautiful 
streetscapes - or alternative transportation 
options need to be provided - shuttles, bike 
lanes, etc.  Additionally, a mix of uses in each 
node will help to create a truly walkable and 
livable community.

2.	 Redevelopment Potential

This diagram showcases where development is 
most likely to occur.  The Corporate Crescent 
is anticipated to capture high density mixed use 
office development.  The yellow circles denote 
areas with vacant and/or under-utilized land, 
ripe for redevelopment. 

 Figure 8.1b: Key Nodes

 Figure 8.1c: Redevelopment Potential

1

2
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3.	 Residential Preservation 
It is important to consider the preservation of 
the established single-family neighborhoods in 
the Study Area. Many of these neighborhoods 
provide historical significance (Refer Section 
4.1), as well.  Focus of these areas will be 
preservation and stabilization - focused on 
attracting new homeowners to the area and 
maintaining existing housing stock.  

4.	 (Re)development Nodes of Focus
Based on redevelopment potential, key nodes, 
and areas of preservation, this study will focus 
on the five (re)development nodes shown in 
Figure 8.1e.  These nodes include impactful 
gateways and the downtown core, all of which 
can create an identity and character unique to 
Hapeville. 

 Figure 8.1d: Residential Preservation

 Figure 8.1e: (Re)development nodes of focus

4

3
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8.2 Major Development Concepts

(Re)development Nodes are further described 
within this section.  The recommendations focus on 
providing a framework, regulations and standards, 
to create Gateway and Downtown Nodes that are 
inviting and speak to the character and uniqueness 
of Hapeville.  

These regulations and standards are recommended 
to be incorporated into an Overlay District, the 
Gateway and Downtown Overlay District, to help 
guide private redevelopment.  

Each section also provides recommended public 
infrastructure projects, such as parks and streetscape 
improvements, to improve the quality of life and 
attract new residents and businesses to the area. 

East and West Gateway Node
The East and West Gateway Nodes include 
land adjacent to the I-75 and I-85 interchange, 
fronting North and South Central Avenue.  These 
gateways provide visitors their first view of the city 
of Hapeville, characterized by suburban-sprawl 
development - fast food drive-throughs, strip-
malls, parking lots fronting the street, and individual 
driveways for every parcel.  This strongly contrasts 
with the urban, walkable character of downtown - 
an identity of which Hapeville is proud. 

The purpose of these nodes is to provide gateways 
that speak to the small-town charm of historic  
downtown.  

Following are land use, building height, character and 
streetscape recommendations for these nodes that 

can be incorporated into the Design Overlay to guide 
private development.

Beautification and signage strategies are also 
discussed to create an unique Hapeville character 
that draws people in to stay and enjoy what this city 
has to offer.

MIX OF LAND USES

The East and West Gateways are recommended to 
incorporate a mix of land uses, including residential, 
office, hotel, entertainment, retail, and restaurants. 
A strong mix of uses will provide existing and new 
residents and workers access to a walkable district 
where one could live, work, eat, and play. 

BUILDING HEIGHTS

Figures 8.2a and b, provide a recommended height 
transects for the Gateway Nodes. Building heights 

 Figure 8.2b: Central Avenue Transect (Across)

 Figure 8.2a: Central Avenue Transect
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 Figure 8.2c: Eastern and Western Gateway Nodes

Figure 8.2a
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Figure 8.2d: Eastern and Western Gateway Character Sketch 
*Graphics included in the report are conceptual. Implementation will require additional study and detailed design.
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Figure 8.2e: Examples of artistic signage, street lights, and benches for beautification.

and densities are recommended to increase closer to 
the interstate entrances, with decreasing intensities 
closer to downtown, as depicted in Figure 8.2a. 
Parcels adjacent to the interstate could reach 10-15 
stories, this will likely include a mix of hotel, multi-
family housing and office.  Properties closer to 
downtown will be capped at a 5-6 story height, as 
to not disrupt the character of downtown. 

Figure 8.2b exhibits the transect from Loop Road 
across Central Avenue, to the neighborhoods behind 
the Gateway Node.  To preserve the character of 
existing neighborhoods, this transect decreases 
building height as they approach the single-family 
neighborhoods. 

CHARACTER

The character of the node is shown in Figure 8.2d. 
Shown here, higher density development, fronting 
the street, with parking behind and a well designed 
streetscape, with benches, streetlights, trees and 
creative crosswalks will facilitate a pedestrian friendly 
environment. 

BEAUTIFICATION AND GATEWAY SIGNAGE

These Gateway Nodes are intended to cultivate 
a sense of arrival for those entering the city of 
Hapeville.  Beautification and street signage is 
recommended, including (refer to Figure 8.2e): 

•	 Incorporate artistic streetlights, benches, and 
sculptural elements. 

•	 Bury utility lines (or relocate to alleyways behind 
the buildings). 

•	 Create artistic, large, and sculptural gateway 
signs can be used to create a grand sense of 
arrival.  Work with corporate offices, such as 
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Porsche and Delta to develop unique signage, 
such as sculptural cars and planes. 

•	 Design wayfinding signs, large enough to be seen 
by traveling cars, to direct visitors and residents 
to area amenities. 

•	 Remove inactive railroad spurs along North and 
South Central Avenue.

•	 Continue efforts to complete the railroad 
landscaping/beautification project.

STREETSCAPE IMPROVEMENTS

Streetscape improvements can enhance functionality 
of the street, for all modes of transportation, as well 
as build character and branding for the community.  
Figures 8.2f-h, provide recommendations for 
streetscape improvements on North and South 
Central Avenue.  

Implementation Strategies
Following are the key next steps to implement 
concepts described above. Notations, such as L2, 
L3, etc., correspond to recommendations as listed in 
the project list in the Implementation Section.  

LAND USE AND ZONING

L2: Consider amendments to the city of 
Hapeville Future Land Use Map as per 
Proposed Future Land Use Map in section 
8.3.

L3: Consider development of a Hapeville 
Gateway and Downtown Overlay District 
as described in this report.  Develop Design 
Standards/Guidelines as part of the Overlay 
District, including streetscape standards, 
block sizes, setbacks, etc.  Align guidelines 

with recommendations as found within this 
report.  Encourage the incorporation of 
functional art into streetscapes, including 
creative street lights, crosswalks, benches, 
etc.

L3.2: Consider the inclusion of development 
incentives in the Overlay, whereby 
development intensities, setbacks, and other 
incentives can be increased to encourage 
redevelopment.

L4: Design and develop wayfinding signage 
throughout Hapeville to assist residents 
and visitors moving from gateways to 
downtown, jobs, and other attractors.

L5: Partner with the Aerotropolis Atlanta 
CIDs and key employers to develop 
gateway signage for the major corridors into 
Hapeville.

ECONOMIC DEVELOPMENT

E1: Consider expanding the TAD district 
from the former Ford site to include the 
northwest quadrant of the I-75/North 
Central Avenue across from the Porsche 
facility.

E7: Consider SPLOST funds by which 
bikeways, greenways, park areas and 
sidewalks can be implemented in key 
redevelopment areas.

Additional economic development tools to 
be considered that comply with Georgia 
law:

•	 Opportunity Zone

•	 Facade Grant Program

•	 TAD

•	 Pilot Tax

HOUSING PROJECTS/INITIATIVES

H1: Consider incentives for workforce 
housing in the Hapeville Gateway and 
Downtown Overlay District.  Incentives 
may include: tax credits and matching 
funds from County and/or State housing 
departments.

H2: Include requirements and/or incentives 
for inclusionary zoning in the Hapeville 
Gateway and Downtown Overlay.  
Inclusionary zoning or housing requires 
a given share of new construction to be 
affordable by people with low to moderate 
income.

H3: Establish a recommended mix of unit 
sizes in new multi-family developments, 
within the Hapeville Gateway and 
Downtown Overlay to encourage a mix of 
incomes and multi-generational access to 
housing. 

TRANSPORTATION PROJECTS/INITIATIVES

T3: Additional streetscape and sidewalk 
enhancements to North Central, including 
coordination with adjacent property 
owners to identify potential for easements 
or landscaping improvements on private 
property that can accomplish streetscape 
objectives.

T4: Construct a more extensive streetscape 
and fill sidewalk gaps in the eastern portion 
of the South Central Avenue corridor.
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Figure 8.2h: Street Section of South Central Avenue with 
Redevelopment

Figure 8.2g: Street Section of South Central AvenueFigure 8.2f: Street Section of North Central Avenue

North Central Avenue:
•	 Travel lanes of 13 foot width with sharrows
•	 4 feet of landscaped buffer on both sides of 

the sidewalk
•	 7 foot sidewalk (6 foot minimum according to 

ADA standards)

South Central Avenue within existing R.O.W.:
•	 Travel lanes of 13 foot width with sharrows
•	 4 feet of landscaped buffer on the outer side 

of the sidewalk
•	 7 foot sidewalk (7 foot minimum according to 

ADA standards)

South Central Avenue with Redevelopment:
•	 Travel lanes of 11 foot width
•	 Protected bike lanes 7 foot wide on both sides
•	 4 feet of landscaped buffer on the outer side 

of the sidewalk
•	 7 foot sidewalk (7 foot minimum according to 

ADA standards)
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Downtown Node
The Downtown Node includes historic  
downtown Hapeville along North and South Central 
Avenue between Virginia Avenue and Perkins 
Street, and Dogwood Drive from North Central 
to Oak Drive.   This area is defined by the historic 
downtown commercial area along the north side 
of North Central Avenue with smaller, local owned 
restaurants and retail.  Refer to Figure 8.2i.  

The purpose of this node is to build on downtown’s 
success and create a self-sustaining mixed-used 
core that preserves the small-town charm.  Key to 
the sustainability of this area is higher density infill 
housing - bringing more residents into downtown 
to support area businesses.  

Continued support of the arts in downtown is highly 
encouraged, as arts generate economic development 
by drawing people to the area, who will eat in 
local restaurants, shop in local stores, and stay in 
local hotels.  Additionally, the arts create a brand 
and sense of community that can attract potential 
investors and developers to invest in the area. Figure 8.2i: Downtown Node

 Figure 8.2j: Central Avenue Transect

Figure 8.2j



131

Re
co

m
m

en
da

tio
ns

Figure 8.2k: Downtown Node Character Sketch
 *Graphics included in the report are conceptual. Implementation will require additional study and detailed design.



CITY OF HAPEVILLE
Comprehensive Plan Update/LCI Study

132132

Re
co

m
m

en
da

tio
ns

Following are land use, building height, character and 
streetscape recommendations for this node that can 
be incorporated into the Design Overlay to guide 
private development.

Beautification and signage strategies are also 
discussed to continue to create a unique Hapeville 
character.

Lastly, key public initiatives/investments are described 
that aim to improve the quality of life and attract new 
residents and businesses to the area.   

MIX OF LAND USES
The Downtown Node is encouraged to continue 
to support a mix of land uses, including increased 
density residential, retail, restaurants, and office. 
Continue to encourage art-based users, such as 
galleries, arts organizations, studios, and artist 
housing to foster the growing art scene. 

BUILDING HEIGHTS

The building heights in this node area will vary 
between 2 and 5 stories, increasing density to 
accommodate mixed-use and higher density housing 
in downtown without losing the historic character 
(Refer Figure 8.2j). 

CHARACTER 

The character of the node, shown in Figure 
8.2k, is a preservation of the existing main street 
buildings, infilled with mixed use higher density 
housing, retail, local-serving office, and services.  
Key to preservation of the historic main street is 
pedestrian scale development and walkability. The 
city is encouraged to continue to enhance pedestrian 
access and amenities, with improved sidewalks and 
street furniture.   Figure 8.2l: Downtown Beautification-Stairs

BEAUTIFICATION

The arts are recommended to be incorporated 
throughout downtown and major corridors, to 
create a sense of place for Hapeville as a fun, 
creative, and artistic space. 

•	 Incorporate artistic streetlights, benches, 
crosswalks, and sculptural elements (Figure 8.2l) 

•	 Bury utility lines (or relocate to alleyways behind 
the buildings).

•	 Incorporate art into the existing pedestrian 
bridge - such as musical piano stairs.

•	 Continue efforts to complete the railroad 
landscaping/beautification project.
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 Figure 8.2m: Street section for Dogwood Drive  Figure 8.2n: Street section for North Central Avenue

Dogwood Drive:
•	 11 foot wide travel lanes
•	 4 foot wide, separated bike lanes on 

both sides

North Central Avenue:
•	 Parallel parking on both sides of the street
•	 Travel lanes with sharrows 11 feet and 13 feet 

in width
•	 A 9 foot wide sidewalk fronting the businesses 

is provided
•	 Solar planters along the railroad for beautifica-

tion, similar to the image to the left.

STREETSCAPE IMPROVEMENTS

Streetscape improvements can enhance 
functionality of the street, for all modes of 
transportation, as well as build character and 
branding for the community.  Figures 8.2m-
n, provide recommendations for streetscape 
improvements on North Cleveland Avenue in 
downtown and Dogwood Drive. 

Updates to North Cleveland Avenue would 
be minor and include incorporating large solar 
planters, that would glow at night, to the parking 
along the railroad and incorporating sharrows 
into the existing drive lanes. 

Dogwood Drive improvements are currently 
under-construction.  However, as Dogwood 
Drive is a key gateway into the community 
from the north, consider extending streetscape 
improvements, gateway signage and wayfinding 
signage to the northern boundary of the city. 
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KEY PUBLIC INITIATIVES/INVESTMENTS:

The following key initiatives for the Downtown 
Node have been proposed as methods to improve 
quality of life and attract visitors and investors to 
the area. 

1.	 Art Alley Extension 

The existing ‘Art Alley’ runs behind the historic 
buildings on Central Avenue. This unique public 
space hosts murals on the backs of buildings and 
transforms into a pedestrian-only art walk several 
times a year.  The Art Alley provides a sense of 
place and unique brand for Hapeville.  

Figure 8.2o depicts the Art Alley expansion.  The 
Art Alley is proposed to extend to the west, 
behind existing buildings. This recommendation is 
anticipated to show investment in the downtown 
blocks west of the historic core to encourage and 
attract reinvestment and infill, particularly on the 
north side of the block, facing King Arnold Street.     

Greenspace enhancements on either end of the 
alley are recommended to bookend the alley, 
providing space for events and festivals. The western 
greenspace is a newly formed community garden 
on private property.  The eastern greenspace, the 
Downtown Park, as proposed, is a redesign of the 
Development Authority owned land behind the new 
Corner Tavern.

The Downtown Park is encouraged to be designed 
in a way that addresses regional stormwater, with a 
well designed retention pond. Community amenities 
may include a small amphitheater, trails, and a 
playground.  The concept drawing in Figure 8.2o also 
shows artist studios/galleries or townhomes facing 
the new park, creating more activity and eyes on the 
park for increased safety. 

2.	 Municipal Facility

A new municipal site for fire and police is 
recommended.  This relocation will provide the 
fire department with much needed space and will 
relocate the police station from the Airport Loop 
Gateway Node, where the property has greater 
potential to redevelop into high density office, 
residential or mixed use.  Figures 8.2p and q 
provide possible sites to accommodate this facility. 

Further study on site feasibility and facility 
programming will be necessary to ensure fire and 
police needs are met.  Future land negotiations 
should focus on benefits to the public including 
critical public safety uses, disaster relief, etc.
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Figure 8.2o: Key moves ‘Art Alley’ expansion
 *Graphics included in the report are conceptual. Implementation will require additional study and detailed design.

Art Alley ExtensionGarden Existing Art Alley Downtown Park
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Figure 8.2p: New Municipal Facility Site Option

Potential sites for a new municipal 
facility

1. Site 1 illustrates one of the potential 
areas where a new municipal facility 
for the city of  Hapeville could 
be located. This location has easy 
access to North Central Avenue, 
railroad crossings, and the interstate 
for fire and police.  This area is also 
recommended due to under-utilized 
and vacant lots that could benefit from 
activation and city investment. 

1
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Figure 8.2q: New Municipal Facility Site Options

2*

3*

4

Potential sites for a new municipal 
facility

2. Site 2 is the Fulton County Teaching 
Museum property.  This site is large 
enough to accommodate a large facility 
and has access to major neighborhood 
corridors, including North Avenue and 
Dogwood Drive.

3. Site 3 is the vacant Josephine Wells 
Education Center.  This site has 
easy access to Fulton Avenue and is 
currently under-utilized.  

4. Site 4 is an extension of the existing 
fire station to the east, through the 
parking lot and perhaps extending to 
parcels east of the parking lot.

* This site has also been identified as 
a potential future school site, refer to 
Section 8.4 
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Implementation Strategies

Following are the key next steps to implement 
concepts described above. Notations, such as L2, 
L3, etc., correspond to recommendations as listed in 
the project list in the Implementation Section. 

LAND USE AND ZONING

L2: Consider amendments to the city of 
Hapeville Future Land Use Map as per 
Proposed Future Land Use Map in section 
8.3.

L3: Consider development of a Hapeville 
Gateway and Downtown Overlay District 
as described in this report.  Develop Design 
Standards/Guidelines as part of the Overlay 
District, including streetscape standards, 
block sizes, setbacks, etc.  Align guidelines 
with recommendations as found within this 
report.  Encourage the incorporation of 
functional art into streetscapes, including 
creative street lights, crosswalks, benches, 
etc.

L3.1: Consider including greenspace 
recommendations within the Hapeville 
Gateway and Downtown Overlay.  
Suggested guidelines for new (re)
development to include a ratio of 10 acres 
per 1,000 residents and allowing of a variety 
of park sizes.

L6: Study the feasibility of the Downtown 
Alleyway expansion and land acquisition. 
Also to be considered in this feasibility study 
are land acquisition and implementation  
cost, impact to local business access, arts 
programming, amenities, maintenance, 
parking, and shared utilities.

L7: Develop a Parks Master Plan for the city 
of Hapeville, including the Downtown Park 
and neighborhood parks as discussed within 
this report. 

L8: Develop an Art Master Plan for the 
city of Hapeville, to provide a unified vision 
and implementation strategies for arts and 
culture in the city.

L9: Study the feasibility of a new municipal 
facility location.

L11: Continue efforts to attract a Charter 
School to the area.  Study the feasibility of 
school siting at locations recommended 
within this report along with land acquisition 
strategies.

ECONOMIC DEVELOPMENT

E3: Utilize the Overlay District boundaries 
to invest in greenspace, pedestrian or bike 
infrastructure, landscaping, etc. to ease the 
costs of redevelopment, to encourage the 
reuse and development of large surface 
parking areas and under-utilized sites.  
These improvements can also foster a 
greater work quality of life in Hapeville, for 
area employees.

E7: Consider SPLOST funds by which 
bikeways, greenways, park areas and 
sidewalks can be implemented in key 
redevelopment areas.

E9: Continue to work with the Main Street 
Program and local financial institutions to 
create loan pools and low-interest loans to 
improve the facades and needed upgrades 
to existing buildings in downtown.

Additional economic development tools to 
be considered that comply with Georgia 
law:

•	 Opportunity Zone

•	 Facade Grant Program

•	 TAD

•	 Pilot Tax
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HOUSING PROJECTS/INITIATIVES

H5: Encourage reinvestment and 
rehabilitation of deteriorated housing in 
the Study Area, with the following policy 
recommendations:   

1. Work with code enforcement to 
identify repeat code violation offenders, 
particularly absentee land owners and 
those with multiple code violations.  

2. Work with non-profit housing groups, 
such as Habitat for Humanity, to provide 
assistance with home maintenance and 
rehabilitation.  

3. Consider the creation of a non-profit 
organization that would provide grants to 
home-owners for rehab and maintenance.

H6: Encourage the demolition and 
re-purposing of dilapidated properties 
that pose a risk to public safety, with the 
following policy recommendations: 

1. Develop a side-yard program to 
condemn and demolish dilapidated 
structures and transfer the property to 
adjacent homeowners that can maintain 
the land as privately owned greenspace.  

2. Consider a Pocket Park program that 
would condemn and demolish dilapidated 
structures and transform property into 
public park space.

H7: Encourage prospective first-time home 
buyers to move to the Study Area and invest 
in home rehabilitation with the following 
programs and policies:  

1. Promote down payment assistance 
programs, such as Georgia Dream Home-
Ownership Program.  

2. Work closely with Fulton County Public 
Schools and potential charter schools to 
provide quality education opportunities 
for families.  

3. Consider development of a program 
that provides affordable housing and 
studio options for local artists.

H8: Provide policies that allow long-time 
residents to remain in the area:  

1. Consider the creation of a non-profit 
organization that would provide residents 
with assistance and education regarding 
housing programs and policies.  

2. Promote programs that provide 
assistance in home maintenance, such as 
Community HOME Investment Program 
(CHIP).  

3. Consider creating a program that 
would provide low interest grants 
or funding to assist homeowners in 
maintenance and repairs.
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Virginia avenue Gateway Node
The Virginia Avenue Gateway Node includes 
land adjacent to Virginia Avenue.  This corridor 
is characterized by large businesses, including 
Delta Airlines Headquarters and the Hilton Hotel, 
with associated large surface parking lots west of 
Elkins Street.  As Virginia Avenue continues east 
of Elkins Street and turns north, becoming “Little 
Virginia”, smaller retail and office front the corridor.  
The Virginia Park Neighborhood sits behind Little 
Virginia. Refer to Figure 8.2r.

The purpose of this node is to create a welcoming 
gateway into Hapeville that showcases the office, 
hotel and mixed use potential along Virginia Avenue 
and provides a smooth transition and wayfinding into 
downtown Hapeville.   

Following are land use, building height, and 
character recommendations for this node that can 
be incorporated into the Design Overlay to guide 
private development.

Beautification and signage strategies are also 
discussed to create a unique Hapeville character 
that draws people in to stay and enjoy what this city 
has to offer.

Figure 8.2r: Virginia Avenue Gateway Node

Fig
ur

e 8
.2

s

Figure 8.2s: Virginia Avenue Transect 
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Figure 8.2t: Virginia Avenue Gateway Character Sketch
*Graphics included in the report are conceptual. Implementation will require additional study and detailed design. 
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MIX OF LAND USES 

A mix of land uses are recommended for this 
node, including office, hotel, residential, retail and 
restaurants. A strong mix of uses will provide existing 
and new residents and workers access to a walkable 
district where one could live, work, eat, and play. 

BUILDING HEIGHTS 

Higher densities and building heights, 10-15 stories, 
are encouraged closer to I-85, transitioning to less 
density along Little Virginia into downtown, 4-6 
stories.  These lower building heights near Little 
Virginia aim to preserve the neighborhood character 
of Virginia Park.  Refer to Figure 8.2s   

CHARACTER

The character of the node is shown in Figure 8.2t. 
This character sketch, similar to other gateway 
nodes, encourages higher density development, 
fronting the street, with parking behind and a well 
designed streetscape, with benches, streetlights, 
trees and creative crosswalks to facilitate a pedestrian 
friendly environment. 

BEAUTIFICATION AND GATEWAY SIGNAGE

This Gateway Node, like others, is intended to 
cultivate a sense of arrival for those entering the 
city of Hapeville.  Beautification and street signage is 
recommended, including (refer to Figures 8.2u-w): 

•	 Work with the Aerotropolis Atlanta CIDs to 
complete designs and implement streetscape 
improvements along Virginia Avenue. 

•	 Incorporate artistic streetlights, benches, and 
sculptural elements into streetscape design to 
reflect Hapeville branding.  Figure 8.2v: Signage example 

Figure 8.2u: Signage Example

•	 Bury utility lines (or relocate to alleyways behind 
the buildings). 

•	 Create artistic, large and sculptural gateway 
signs can be used to create a grand sense of 
arrival.  Work with corporate offices, such 
as Delta, to develop unique signage, such as 
sculptural planes. 

•	 Design wayfinding signs, large enough to be seen 
by traveling cars, to direct visitors and residents 
to area amenities. 

•	 A round-about is proposed at the Virginia, 
Little Virginia, Doug Davis, Clay intersection 
to improve functionality of this intersection 
and to provide gateway signage in the median.  
Consider gateway signage that is artistic and 
sculptural.  Refer to Figure 8.2w.  
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Figure 8.2w: Proposed traffic circle with sculpture on Virginia Avenue
 *Graphics included in the report are conceptual. Implementation will require additional study and detailed design.
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Implementation Strategies
Following are the key next steps to implement 
concepts described above. Notations, such as L2, 
L3, etc., correspond to recommendations as listed in 
the project list in the Implementation Section. 

LAND USE AND ZONING

L2: Consider amendments to the city of 
Hapeville Future Land Use Map as per 
Proposed Future Land Use Map in section 
8.3.

L3: Consider development of a Hapeville 
Gateway and Downtown Overlay District 
as described in this report.  Develop Design 
Standards/Guidelines as part of the Overlay 
District, including streetscape standards, 
block sizes, setbacks, etc.  Align guidelines 
with recommendations as found within this 
report.  Encourage the incorporation of 
functional art into streetscapes, including 
creative street lights, crosswalks, benches, 
etc.

L3.1: Consider including greenspace 
recommendations within the Hapeville 
Gateway and Downtown Overlay.  
Suggested guidelines for new (re)
development to include a ratio of 10 acres 
per 1,000 residents and allowing of a variety 
of park sizes.

L3.2: Consider the inclusion of development 
incentives in the Overlay, whereby 
development intensities, setbacks, and other 
incentives can be increased to encourage 
redevelopment.

L4: Design and develop wayfinding signage 
throughout Hapeville to assist residents 
and visitors moving from Gateways to 
downtown, jobs, and other attractors.

L5: Partner with the Aerotropolis Atlanta 
CIDs and key employers to develop 
gateway signage for the major corridors into 
Hapeville.

L7: Develop a Parks Master Plan for the city 
of Hapeville, including the Downtown Park 
and neighborhood parks as discussed within 
this report. 

L8: Develop an Art Master Plan for the 
city of Hapeville, to provide a unified vision 
and implementation strategies for arts and 
culture in the city.

ECONOMIC DEVELOPMENT

E4: Work with Delta to identify potential 
reuses or redevelopment scenarios for its 
former Technology Center site and identify, 
more specifically, the potential reuse of 
the building for other commercial and/or 
residential uses.

E7: Consider SPLOST funds by which 
bikeways, greenways, park areas and 
sidewalks can be implemented in key 
redevelopment areas.

Additional economic development tools to 
be considered that comply with Georgia 
law:

•	 Opportunity Zone

•	 Facade Grant Program

•	 TAD

•	 Pilot Tax
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HOUSING PROJECTS/INITIATIVES

H1: Consider incentives for workforce 
housing in the Hapeville Gateway and 
Downtown Overlay District.  Incentives 
may include: tax credits and matching 
funds from county and/or state housing 
departments.

H2: Include requirements and/or incentives 
for inclusionary zoning in the Hapeville 
Gateway and Downtown Overlay.  
Inclusionary zoning or housing requires 
a given share of new construction to be 
affordable by people with low to moderate 
incomes.

H3: Establish a recommended mix of unit 
sizes in new multi-family developments, 
within the Hapeville Gateway and 
Downtown Overlay to encourage a mix of 
incomes and multi-generational access to 
housing. 
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Loop Road Gateway Node
The Airport Loop Gateway Node includes land 
adjacent to Airport Loop Road.  Airport Loop 
Road currently has the highest traffic counts in the 
city of Hapeville, allowing for great visibility and 
potential capture of visitors to shop, eat, and play in 
Hapeville.  The view from Loop Road into Hapeville 
mainly consists of the back of buildings and parking 
lots.  The vibrancy and charm of downtown is not 
recognized.  Refer to Figure 8.2x.   
      
The purpose of this node is to draw people into 
Hapeville by creating a vibrant, mixed-use, walkable 
district where tall gateway buildings face Airport 
Loop Road. In-line with the Corporate Crescent 
vision, the Overlay regulations for this area are 
encouraged to include  high densities and building 
heights.  

Following are land use, building height, and 
character recommendations for this node that can 
be incorporated into the Design Overlay to guide 
private development.

Beautification and signage strategies are also 
discussed to create a unique Hapeville character 
that draws people in to stay and enjoy what this city 
has to offer.

LAND USE ALLOWED 

Suitable uses for this node include office, hotel, retail, 
restaurants, and high-density residential. A strong 
mix of uses will provide existing and new residents 
and workers access to a walkable district where one 
could live, work, eat, and play. 

BUILDING HEIGHTS

Figure 8.2z exhibits the transect from Loop Road 
across Central Avenue to the neighborhoods behind 
the Central Avenue.  Building heights and densities 
in the Airport Loop Gateway are recommended to 
support corporate office and high-density residential, 
in-line with the Corporate Crescent concept.  
Building heights are recommended at a max of 15 
stories.  As development occurs, close coordination 
with the Federal Aviation Administration and the 
airport will be necessary.

CHARACTER 

The character of the node is shown in Figure 8.2y. 
High density development, fronting the street, with 
parking behind and a well designed streetscape, with 
benches, streetlights, trees and on-street parking will 
facilitate a pedestrian friendly environment. 

Oak Road is depicted in the character sketch as 
the main street to access new development, while 
Airport Loop continues to function as it currently 

Figure 8.2x: Loop Road Gateway Node
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*Graphics included in the report are conceptual. Implementation will require additional study and detailed design.

Airport Loop Road

Oak Street

 Figure 8.2z: Central Avenue Transect (Across)
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does.  The existing green median between Airport 
Loop Road and Oak Street is recommended to be 
greenway with a bike/pedestrian multi-use trail and 
seating for airplane viewing.

BEAUTIFICATION AND GATEWAY SIGNAGE

This Gateway Node, similar to the East and West 
Gateways, is intended to cultivate a sense of arrival 
for those entering the city of Hapeville.  Beautification 
and street signage is recommended, including: 

•	 Incorporate artistic streetlights, benches, and 
sculptural elements. 

•	 Bury utility lines (or relocate to alleyways behind 
the buildings). 

•	 Create artistic, large and sculptural gateway 
signs can be used to create a grand sense of 
arrival.  Work with corporate offices, such as 
Porsche and Delta to develop unique signage, 
such as sculptural cars and planes. 

•	 Design wayfinding signs, large enough to be seen 
by traveling cars, to direct visitors and residents 
to area amenities. 

Implementation Strategies
Following are the key next steps to implement 
concepts described above. Notations, such as L2, 
L3, etc., correspond to recommendations as listed in 
the project list in the Implementation Section. 

LAND USE AND ZONING

L2: Consider amendments to the city of 
Hapeville Future Land Use Map as per 
Proposed Future Land Use Map in section 
8.3.

L3: Consider development of a Hapeville 
Gateway and Downtown Overlay District 
as described in this report.  Develop Design 
Standards/Guidelines as part of the Overlay 
District, including streetscape standards, 
block sizes, setbacks, etc.  Align guidelines 
with recommendations as found within this 
report.  Encourage the incorporation of 
functional art into streetscapes, including 
creative street lights, crosswalks, benches, 
etc.

L3.1: Consider including greenspace 
recommendations within the Hapeville 
Gateway and Downtown Overlay.  
Suggested guidelines for new (re)
development to include a ratio of 10 acres 
per 1,000 residents and allowing of a variety 
of park sizes.

L3.2: Consider the inclusion of development 
incentives in the Overlay, whereby 
development intensities, setbacks, and other 
incentives can be increased to encourage 
redevelopment.

L4: Design and develop wayfinding signage 
throughout Hapeville to assist residents 
and visitors moving from gateways to 
downtown, jobs, and other attractors.

L5: Partner with the Aerotropolis Atlanta 
CIDs and key employers to develop 
gateway signage for the major corridors into 
Hapeville.

L7: Develop a Parks Master Plan for the city 
of Hapeville, including the Downtown Park 
and neighborhood parks as discussed within 
this report. 

L8: Develop an Art Master Plan for the 
city of Hapeville, to provide a unified vision 
and implementation strategies for arts and 
culture in the city.

L10: Continue to work with the 
Aerotropolis Atalnta CIDs and surrounding 
communities to develop a greenway 
and trails master plan. Consider 
recommendations within this report during 
this process.
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ECONOMIC DEVELOPMENT

E7: Consider SPLOST funds by which 
bikeways, greenways, park areas and 
sidewalks can be implemented in key 
redevelopment areas.

E8: Consider tax abatement policies 
to facilitate more intensive mixed-use 
development at the Airport Loop Gateway.  
Utilize the tax abatement to connect 
existing property owners to potential 
development partners.

Additional economic development tools to 
be considered that comply with Georgia 
law:

•	 Opportunity Zone

•	 Facade Grant Program

•	 TAD

•	 Pilot Tax

HOUSING PROJECTS/INITIATIVES

H1: Consider incentives for workforce 
housing in the Hapeville Gateway and 
Downtown Overlay District.  Incentives 
may include: tax credits and matching 
funds from County and/or State housing 
departments.

H2: Include requirements and/or incentives 
for inclusionary zoning in the Hapeville 
Gateway and Downtown Overlay.  
Inclusionary zoning or housing requires 
a given share of new construction to be 
affordable by people with low to moderate 
incomes.

H3: Establish a recommended mix of unit 
sizes in new multi-family developments, 
within the Hapeville Gateway and 
Downtown Overlay to encourage a mix of 
incomes and multi-generational access to 
housing. 

H4: Consider allowing smaller lot sizes, 
smaller minimum building footprints, and 
accessory dwelling units to encourage 
a diversity of housing types that can 
accommodate the increasing land values in 
the area.
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8.3 Land Use and Zoning 
Recommendations

This section of the report describes zoning and 
land use recommendation/changes to support 
future growth and development in line with the 
redevelopment concepts set forth in the previous 
section. 

Proposed Future Land Use Map

Figure 8.3a, provides Future Land Use Map changes.  
Land use updates focus on increasing density and 
building heights in targeted areas.

1.	 In-line with Virginia Gateway Node concepts, it 
is recommended that the existing commercial 
designation at this node be changed to High 
Intensity Mixed Use.

2.	 To support the West Gateway Node, it is 
recommended to change parcels from Stillwood 
Drive to Myrtle Street to High Intensity Mixed 
Use from Medium Intensity Mixed Use to allow 
for taller building heights and increased density.

3.	 Parcels along Dogwood Drive that are 
designated as Low Intensity Mixed Use are 
proposed to be changed to Medium Intensity 
Mixed Use in order to support higher densities 
as proposed in the Downtown Node. 

4.	 Parcels along North Central Avenue, from 
Perkins Street to the east, are proposed to 
be changed to High Intensity Mixed Use in 
accordance with the higher densities in the East 
Gateway Node.

5.	 Commercial land uses, per the existing Future 
Land Use Map are proposed to be updated to 
High Intensity Mixed Use, further supporting the 
East Gateway Node.

6.	 All parcels within the Airport Loop Node are 
recommended to be changed from commercial 
and public/institutional (the police station) to 
High Intensity Mixed Use.  This supports the 
Airport Node and the relocation of the police 
department to a new municipal facility. 

To further support concept plans, text associated  
with the Future Land Use Map will need to be 
updated.  Alternatively, these definitions could 
be superseded by the proposed Gateway and 
Downtown Overlay District. 

Updated text to the Future Land Use ordinance may 
include: 

•	 Dogwood Drive should be limited to 5 stories

•	 North Central Avenue should be limited to 5 
stories in the Downtown District and follow the 
proposed Gateway Node transect to allow up 
to 15 stories near the interstates. 

•	 Downtown should be limited to 5 stories.

•	 The Airport Node is limited to 15 stories.
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Figure 8.3a: Main Street and Highway 92 Redevelopment Concept
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Proposed Character Area Map

Building on the proposed (Re)development Nodes 
Map, a Proposed Character Area Map has been 
developed.  Refer to Figure 8.3b.

DOWNTOWN

The purpose of this character area, highlighted in 
blue, is to preserve the historic downtown, while 
infilling, to create a vibrant, self-sustaining mixed-
used core.  Key to the sustainability of this area is 
higher density infill housing - bringing more residents 
into downtown to support area businesses.  This 
area overlaps with the Arts District Overlay and, 
therefore, is encouraged to incorporate the arts to 
build a sense of character and community - including 
artistic street furniture, murals, and arts-based land 
uses - artist housing, galleries, arts organizations, 
chef-driven restaurants, and supporting uses. 

GATEWAY CORRIDORS 

The purpose of the Gateway Corridor Character 
Area, in red, is to create higher density, mixed 
use, walkable developments that welcome people 
into Hapeville.  The sense of place in downtown 
Hapeville is encouraged to be incorporated into this 
Character Area with art and architectural character 
that respects historic downtown.  A mix of uses is 
encouraged, including high density residential, office, 
hotel, and retail.  

EXISTING RESIDENTIAL AREA

This character area, highlighted in yellow, shall follow 
the architectural design guidelines already in place 
for the city of Hapeville in order to preserve the 
historical typology and architectural styles of the 
existing  homes. 
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Figure 8.3b: Proposed Character Area Map
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Proposed Zoning

HAPEVILLE OVERLAY DISTRICT

The Hapeville Gateway and Downtown Overlay 
District is proposed to support nodal concepts 
presented within this report.  The Overlay aligns with 
the proposed Character Area Map and proposed 
Future Land Use updates.  Refer to Figure 8.3c.

The Overlay includes two subareas: The Downtown 
Subarea and the Gateway Subarea.  Following is a 
description of recommendations for each subarea.  

DOWNTOWN SUBAREA OVERLAY 

Height requirements: 2-5 stories 

Density: 30-40 units/acre

Appropriate Land Uses: 

•	 Multi-family Residential

•	 Townhomes

•	 Retail

•	 Restaurant

•	 Office

•	 Arts organizations

•	 Artist Housing

•	 Artist Studios

The architectural styles of the buildings will follow 
the existing architectural design guideline.

Incorporate streetscape standards from this report.  
If and when State Route 19/U.S. 41 is rerouted off 
of North Central Avenue and Dogwood Drive and 
the city is able to control street design, new street 
standards should be incorporated.  

GATEWAY SUBAREA OVERLAY

This subarea includes the East, West, Virginia Avenue 
and Loop Road Gateway Nodes

Height requirements: Incorporate transects as 
presented into this report for height regulations. 

Density: Varies, based on transect 30-60 units/acre

The following are the permitted uses:

•	 Multi-family Residential

•	 Townhomes

•	 Retail

•	 Restaurants

•	 Office

•	 Hotel

•	 Entertainment

Consider the development of architectural design 
standards that respect the style of downtown 
Hapeville. 

Incorporate streetscape standards from this report. 

Consider public art requirements within the Overlay. 
For example, 1% of all new development costs to 
be dedicated to the arts. 

GENERAL RECOMMENDATIONS

•	 Block Size requirements: Include requirements 
for large parcels to be divided according to 
maximum block lengths of 600 feet. The 
block sizes should be between 300-400 feet, 
ideally, for more walkable, well connected 
developments.

•	 Connectivity language is encouraged to prevent 
dead-end streets and cul-de-sacs.  Consider the 
following text: New streets must connect two 
other streets unless natural site conditions make 
such connection impossible.  Consider the pro-
hibition of cul-de-sacs, unless site  conditions 
make it impossible, within the zoning ordinance.

•	 Setback requirements: Minimum of 0 feet 
setback from the sidewalk is allowed.

•	 C o n s i d e r  i n c l u d i n g  g r e e n s p a c e    
recommendations within the overlay. Suggested 
guidelines for new redevelopment to include 
a ratio of 10 acres per 1,000 residents and 
allowing a variety of park size.

•	 Consider the inclusion of development 
incentives, whereby development intensities, 
setbacks, and other incentives can be increased 
to encourage redevelopment. 

•	 Consider adding design standard regulations 
for street lights, street furniture, plantings and 
signage. 
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Figure 8.3c: Proposed Zoning Map
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City of Hapeville LCI Study
Paths, Schools and Parks

N

Pedestrian Running/Biking Path Schools

Parks

- Existing 

- Potential Site

- Existing 

- Potential Site

8.4 Paths, Schools, and Parks

Paths
A Pedestrian/Bicycle Pathway is diagrammed in  
Figure 8.4b.  The pathway system is a product 
of community members sharing their commonly 
used walking/jogging/biking routes.  This data was 
enhanced by layering commonly used paths from 
the Strava application, which saves users walking and 
biking paths. Refer to Section 5.2 for Strava Maps.  

The pathway is envisioned to take the form of 
sidewalks, bike lanes, and/or multi-use trails, as 
appropriate.  Further study will be necessary to 
determine right-of-way feasibility.

The pathway is also envisioned to create branding 
and character for Hapeville.  The path can be painted 
all one color or could be filled with painted icons, 
such as paper airplanes. 

The pathway is focused on connecting residents 
to area amenities, such as downtown, parks, and 
schools.  Paths are also proposed to connect down 
Willingham Drive, South Central Avenue and Cofield 
Drive to connect to outside existing networks, 
like the BeltLine.   It also connects to local hotels, 
providing visitors access to area destinations. 

The city of Hapeville should invest in security/
cameras and proper lighting on the trails for a safer 
user experience. 

Schools
The quality of education and its impact on drawing 
families with children to the area was a commonly 
discussed topic with the community.  The community 
is encouraged to continue to pursue charter schools 
and to work closely with Hapeville Elementary to 
continue to improve the quality of education.

Figure 8.4a recommends two potential sites for a 
charter school.

1.	 The Fulton County owned Teaching Museum.  
This property is currently under-utilized.  As it 

1

2

Figure 8.4a: Proposed School Locations

was formally a school, the property is conducive 
to this use.  This location is also well placed, 
with walkable access to residential areas.  
Additionally,  it is removed from heavy traffic 
areas, making walkability and access safe.

2.	 Next to the Hapeville Elementary School, on 
North Fulton Avenue, sits the now vacant,  
Josephine Wells Education Center.  As this 
site also functioned as a school, previously, the 
property is conducive to providing this service. 

Further study of the feasibility of these sites and 
buildings will be necessary. 
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Figure 8.4b: Proposed Trail/Path network
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Parks
Recommendations for new parks are identified in 
Figure 8.4d.  Park locations focus largely on the 
community south of South Central Avenue, where 
few parks exist. Floodplain areas and existing 
informal greenspace is recommended to be 
redesigned to provide community assets. Existing 
parks are denoted in yellow, with proposed parks 
in green. Parks include:

•	 Flint River Park: The Flint River is daylit in two 
locations within Hapeville.  Consider making this 
locations into accessible parkspace. 

•	 Willingham Park: This area is within 100-
year floodplains and is prone to flooding.  It’s 
location at a key gateway to the site, making it 
desirable to be improved with accessible paths 
and features, such as a fountain and artistic 
sculpture. 

•	 Hamilton Park: This existing greenspace could 
be enhanced to provide a community an 
amenity.  Enhancements could include trails, a 
playground, or a dog park. 

•	 Chestnut Park: This park is also within existing 
100-year floodplains.  With it’s proximity to 
the airport, it could be designed to allow for 
airplane viewing. 

•	 Downtown Park: This park is further described 
in Section 8.2.  It is proposed as an anchor 
for the Art Alley with a retention pond and 
amphitheater.   

Art is encouraged to be incorporated into park 
redesign. Figure 8.4c provides examples of sculptural  
and artistic play equipment.

Two potential Dog Park locations are highlighted 
in Figure 8.4d with a red circle at Cofield Park and 
Hamilton Avenue Park.  Figure 8.4c: Example Trail/Path Network Art
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Figure 8.4d: Proposed Park Locations
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8.5 Transportation and Land Use 
Connection Recommendations
In striving to enhance its character and make 
its commercial core more readily accessible 
to surrounding community districts, the city of 
Hapeville has unique opportunities to harness the 
major concentration of adjacent transportation 
infrastructure to serve local transportation needs. 
These opportunities are based on transit and shuttle 
connections between the city and airport facilities, 
the potential for a transit station as part of MARTA’s 
efforts to study and develop high-capacity premium 
transit service into Clayton County, and improved 
local connections between neighborhoods and 
destinations, especially for bicycles and pedestrians.

Airport-Hapeville Shuttle System
HJAIA currently operates shuttle service between 
the passenger loading areas of its international 
and domestic terminals. This is necessary due to 
the exclusive location of the Airport MARTA rail 
station and the car rental facility on the west side 
of the domestic terminal and the requirement for 
arriving international customers to claim baggage 
in the international terminal. Although this shuttle 
service today operates small vehicles (typically 
cutaway shuttles seating 15 to 24 passengers) and 
makes no stops between the two terminals, this 
might be modified to use larger vehicles and to allow 
intermediate stops.
 
In addition, the study has explored the introduction 
of a secondary shuttle service intended to serve 
as a local circulator in Hapeville and College Park, 
especially along the North Central Avenue and 
Virginia Avenue corridors. This offers connections 
between hotels and businesses on the eastern end 
of the North Central corridor and the College Park 
hotels along Virginia Avenue west of Interstate 85.

The LCI has identified each of these as a key 
recommendation for coordination, potential funding 
and capital improvements to add amenities for 
shuttle service passengers.

T1: Local Hapeville Shuttle
The LCI recommends further exploration of a 
shuttle service concept that would connect Hapeville 
businesses with nearby hotels and other employment 
in Hapeville and College Park. This would test basic 
costs and service feasibility, and would explore 
funding options that take advantage of current 
funding sources (such as city and TSPLOST funding) 
and potentially engage private business funding.

Route A as shown in the Figure 8.5a is the Local 
Hapeville Shuttle recommended in the study as T1. 
This connects to the Hapeville business district, 
hotels in College Park, employment at and around 
the Delta campus, and potentially to the HJAIA 
terminal. Route B is the existing shuttle service 
that HJAIA operates between its international and 
domestic terminals. Their proximity just east of the 
Delta campus points to opportunity for a transfer 
location between the two services should be 
developed into the future.

T2: Airport Shuttle Enhancements
The LCI also recommends further coordination 
with HJAIA on enhancement of the current airport 
inter-terminal shuttle service. This would allow 
additional stops at the Corporate Crescent district 
and allow central Hapeville easy access to both 
airport terminals.

Transportation 
Highlights
•	 Add and improve sidewalks along 

both Central Avenues, especially 
Porsche Avenue (South Central) 
east of the Hapeville business 
district

•	 Fill sidewalk gaps

•	 Plan for access improvements to 
potential transit stations on the 
existing Norfolk Southern corridor

•	 Explore feasibility of a circulator 
shuttle to connect the Virginia 
Avenue-Central Avenue business 
corridors

•	 Combine this shuttle with existing 
airport shuttle service to create a 
larger circulator system

•	 Work with city of Atlanta and 
partner agencies on bicycle sharing 
or short-term rental programs

•	 Work with GDOT and city of 
Atlanta to pursue relocation of 
State Route 3 from Dogwood 
Drive and Central Avenue
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Figure 8.5a: Shuttle System Proposal
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High Capacity Transit System
Hapeville is also well positioned for current high-
capacity transit planning underway as a result of 
Clayton County’s 2014 vote to join the MARTA 
service area. While this effort has not yet determined 
a specific alignment, the existing transportation 
corridor and track of the Norfolk Southern rail 
corridor combined with the highly constrained, built-
out character of the area point to an opportunity 
to use this existing corridor for commuter rail. 
MARTA may still consider other options, but the 
Norfolk Southern corridor’s balance of cost savings, 
relative simplicity of construction and connections 
to existing transit markets suggest that this corridor 
will continue to have strong consideration as an 
alignment.

If the Norfolk Southern corridor is selected as the 
alignment for transit, Hapeville is well positioned for 
a station on this corridor. Spacing between stations, 
especially if the selected transit technology is rail-
based, will likely be at least one mile; if MARTA 
pursues commuter rail, ideal station spacing will be 
even greater than this (generally between two and 
five miles). Hapeville’s downtown is approximately 
2.3 miles along the Norfolk Southern corridor from 
the East Point station, where current concepts 
for high-capacity transit service are envisioned to 
terminate so that passengers traveling onward to 
central Atlanta can transfer to MARTA rail service.

The study has explored two locations for a station 
along this corridor, each located on the primary 
tangent section of the railroad as it passes through 
Hapeville’s commercial district. These are not 
specific project recommendations for the LCI, but 

rather potential locations that should be kept in 
mind for planning other projects and for ongoing 
coordination with MARTA. Refer to Figures 8.5e 
and f.

The first of these options is located in the Hapeville 
central business district, near North Central Avenue’s 
intersections with Fulton Street and Dogwood Drive. 

The second option that the study explored is slightly 
to the west, closer to the Delta administrative 
headquarters but away from Hapeville’s central 
business district. This location offers the advantage 
of greater proximity to Delta, although most walking 
paths along the existing street network are still 
approximately three-quarters of a mile from the 
station. 
 

Figure 8.5b: Commuter Rail Service

Figure 8.5c: Example Commuter Rail Train

Figure 8.5d: Example Commuter Rail Station
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Station Design Guidelines 
For Commuter Rail
•	 Commuter rail stations are typically more basic 

in their design and physical footprint than heavy-
rail stations, primarily because commuter rail 
usually uses self-powered vehicles or draws 
from overhead power lines, allowing vehicles 
and pedestrians to cross tracks at grade more 
easily. This keeps stations and platforms on 
the same grade with streets and reduces the 
need for stairs, elevators, and other vertical 
circulation that adds to the size of buildings. 
The following might be considered as general 
guidance to understand how commuter rail 
stations look, feel, and fit into the surrounding 
community fabric. Refer to Figures 8.5b-d.

•	 Platforms for commuter rail are generally on 
grade with surrounding tracks; any changes 
in platform height are due to the heights of 
boarding doors on the trains and can usually 

be accommodated through stairs and ADA-
compliant ramps. There is not typically a need 
for elevators and escalators.

•	 Side platforms are usually a minimum width 
of 12 feet, though this can be greater as space 
allows. Depending on the length of trains, they 
should be a minimum of 400 feet long but 
may be extended to 600 or 800 feet. Longer 
platforms are often used at stations with higher 
levels of ridership, as the extended platform 
allows passengers to spread out along the 
corridor and board trains at multiple locations. 
In constrained stations, however, shorter 
platforms may be used.

•	 Platform Structures: Although these are often 
simple canopy shelters over the waiting area of 
track platforms, they may be larger structures 
with enclosed waiting areas and amenities. 
These larger structures do not have to be 
located on both sides of the track, allowing a 
more constrained section of the station area to 
have a simple platform only.

Figure 8.5c: Example Commuter Rail Train

Figure 8.5d: Example Commuter Rail Station
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Figure 8.5e: Potential MARTA Station - Option 1
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Figure 8.5f: Potential MARTA Station - Option 2



CITY OF HAPEVILLE
Comprehensive Plan Update/LCI Study

166166

Re
co

m
m

en
da

tio
ns

Bicycle and Pedestrian Improvements
The city’s sidewalk network is largely complete, but 
still features gaps on short sections of streets and 
many streets in the northwest of the city with no 
sidewalks at all. Most of these are on local streets, 
but some key connecting streets (especially South 
Central Avenue) also lack complete sidewalk 
coverage.

SIDEWALKS

The study has recommended a series of sidewalk 
improvements not only to fill key gaps but also to 
improve the overall walking environment in central 
Hapeville. With an overall area of only four square 
miles and a relatively compact set of commercial 
and community-serving destinations, the city 
is an ideal size and scale for walking to satisfy 
many short trips, and past progress in improving 
sidewalks should continue. Street sections for 
key roadway recommendations are included in 
nodal recommendations in Section 8.2. These are 
described as follows:

T3: North Central Avenue
The city should continue to make streetscape 
enhancements to North Central and work with 
adjacent property owners to identify potential for 
easements or landscaping improvements on private 
property that can accomplish streetscape objectives. 

T4: South Central Avenue
This project would construct a more extensive 
streetscape and fill sidewalk gaps in the eastern 
portion of the South Central Avenue corridor.

T5: Lake Avenue and Gordon Circle
In the northwest section of the city, where most 
streets do not have sidewalks, this project would 
construct a sidewalk on at least one side of the street 
between North Avenue and Cofield Drive.

T6: Cofield Drive 
Although this short extent of Cofield serves primarily 
single-family residential uses, Cofield offers a bridge 
crossing over I-85 that features sidewalks. Adding 
sidewalks on this extent of the street would fill a 
gap and allow residents of Hapeville’s northern 
neighborhoods to access commercial uses (and 
potential employment areas) on the west side of 
the interstate.

T7: Atlanta Avenue
This key connection between the Airport Loop 
Road and South Central Avenue is the most direct 
link between areas of new development potential 
and Hapeville’s current center and future transit 
corridor. Although the street has sidewalks on at 
least one side of the street today, these are narrow 
and lack amenities. As future development of the 
Corporate Crescent area and potential location of a 
MARTA rail station occur, this extent of street should 
have sidewalks reconstructed with more extensive 
amenities.

T8: Stillwood Drive
This short extent of street has sidewalk on only 
one side, but also presents potential for new 
development on a large site and would connect the 
western neighborhoods of Hapeville directly to a 
MARTA station added in Location Option 2. Sidewalk 
should be constructed on the west side of the street 
and enhancements made to the east-side sidewalk.

T9: Virginia Avenue
The Aerotropolis Atlanta CIDs are currently 
planning a series of streetscape projects and other 
transportation enhancements throughout the Airport 
Area, and these include Virginia Avenue. The city 
should continue coordination with the CIDs on the 
design for this street, especially to ensure that it 
addresses key objectives for pedestrian safety.

T10: North Fulton Avenue
This project would enhance existing sidewalks on 
North Fulton Avenue and high-visibility crosswalks 
at key intersections, especially around Hapeville 
Elementary School. Although a constrained right-
of-way and use of North Fulton’s curbside for 
on-street parking will not allow easy expansion of 
sidewalk width, substitution of select parking spaces 
with bulbout islands to add street trees will provide 
comfort and increased separation for pedestrians.

T11: Dogwood Drive
After completion of the Dogwood Drive streetscape 
enhancement project, the city should continue to 
work with private property owners to identify 
easement opportunities or other potential ways 
to increase functional sidewalk width and improve 
pedestrian passage.
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Figure 8.5g: Bicycle and Pedestrian Improvements
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Joint Bicycle and Pedestrian Projects

The study recommends two principal projects for 
bicycle and pedestrian use; these are intended to 
connect outside of Hapeville and increase pedestrian 
safety through traffic calming.

T12: Willingham Drive Multi-Use Path
Willingham Drive is a parallel street to Central 
Avenue and the Norfolk Southern rail corridor, 
and connects Hapeville to downtown East Point. 
Although this street has direct driveway access, it 
also has lower traffic volumes than Central Avenue 
and is generally suitable for a protected, off-street 
bicycle and pedestrian path. This would enhance 
pedestrian conditions for the relatively high volume 
of users on this corridor.

T13: Old Jonesboro-King Arnold Loop
Although King Arnold Street is classified as a minor 
arterial in GDOT’s classification system, it carries 
substantially lower traffic volumes than parallel 
North Central Avenue and is still close to the 
business destinations of downtown Hapeville. Old 
Jonesboro Road is classified as a local street and 
also has relatively low traffic volume, although it 
features intersections with a high degree of severity. 
This project creates a neighborhood greenway loop 
from the north side of Hapeville to its downtown, 
using shared-street (sharrow) markings and strategic 
traffic calming to keep vehicle speeds appropriate to 
their neighborhood context.  This recommendation 
supports the path as described in Section 8.4.

Relocation of State Highways

The 2003 LCI study recommended the relocation 
of Georgia State Route 3 (US 19-41) through 
central Hapeville and this updated study carries that 
recommendation forward. The purpose of doing 
this is to return two of Hapeville’s main streets—
Dogwood Drive and North Central Avenue east 
of Dogwood—to local control and to give the city 
increased flexibility in setting street designs for these 
corridors. This is of particular strategic importance 
on North Central, which is constrained on its south 
side by the Norfolk Southern rail corridor. 

The Georgia Department of Transportation (GDOT) 
owns and maintains these streets as part of the 
state highway system, and as such applies design 
standards compatible with the functional needs 
that agency has defined for state highways—moving 
vehicles at consistent travel speeds and minimizing 
safety risk. These standards differ from the typical 
design for urban streets used in traditional main-
street environments like downtown Hapeville. This 
difference is perhaps most notable in what GDOT’s 
standards allow for placement of trees, light posts 
and other streetscape elements that add to street 
character and provide protection for pedestrians.

This study recommends that the city explore the 
process of returning control of these streets to 
the city and request that GDOT realign its State 
Route 3 to Cleveland Avenue and Interstate 75 (as 
shown in Figure 8.5h). This process is not automatic 
and requires several different actions and levels of 
approval from GDOT, but it has some precedents in 
other parts of the Atlanta region. Primary steps of 
this process are defined in Figure 8.5i and described 
below.



169

Re
co

m
m

en
da

tio
ns

Figure 8.5h: US41/SR3 Proposed Realignment
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Time frame

The relocation of state highways is a multi-step 
process that involves several decision points and 
review periods, mostly internal to GDOT. Because 
of this, the timeline for completing the relocation is 
variable; in the most expedited of scenarios, this can 
take approximately one year; with longer periods 
of review, this may take at least three years. This 
is important to understand, as the city must be 
prepared to assume maintenance responsibility for 
the streets and include the costs associated with this 
in the city budget. Although specific GDOT figures 
are not available, based on comparable street length, 
traffic volumes, and heavy-vehicle (truck) activity, the 
city should be prepared to budget approximately 
$50,000 per year for maintenance of the two streets.

With relocation of the state facility, approximately 
one-half mile of Metropolitan Parkway in Atlanta 
(between Cleveland Avenue and Mount Zion Road) 
would also be removed from the state highway 
system, meaning the city of Atlanta would be 
required to assume the maintenance for this facility 
as well. It is generally assumed that this cost would 
be equal to or less than current maintenance costs 
for Cleveland Avenue, as Cleveland is a wider street 
(five lanes compared to Metropolitan Parkway’s four 
lanes) with more signalized intersections.

Table 8.5i outlines the major steps in the process 
of transferring streets from state to local control. 
Dogwood Drive and Metropolitan Parkway represent 
a more complex process than a basic relocation 
because they carry a US Highway designation; 
this designation is maintained by the American 
Association of State Highway and Transportation 

Officials (AASHTO) and as such would require their 
involvement in the transfer process. 

Parking

Further parking studies should explore how the city 
can embrace new development and accommodate 
parking demand by leveraging other options as 
recommended in the LCI study. These include:
•	 Exploring reductions in base parking 

requirement ratios when additional transit 
options become available

•	 Offering reductions in parking requirements 
when residential and commercial leases do not 
include parking as part of lease terms (but rather 
require tenants to rent or purchase it separately 
from their usable space leases)

•	 Instituting pricing or in-lieu payments for private 
long-term use of city-owned parking facilities.

TSPLOST

The Transportation Special Purpose Local Option 
Sales Tax (TSPLOST) is a financing method for 
funding capital transportation projects.  It is an 
optional 1% sales tax levied by the city for specific 
transportation projects and approved by the citizens, 
through a vote.  It is highly recommended to utilize 
this financing resource to implement transportation 
projects as listed in this report. 
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Process Step City Action GDOT Action General Time frame Outcome of Actions

City Coordina-
tion with city of 
Atlanta

City staff and Council reach out to 
city of Atlanta staff and elected of-
ficials to express interest in relocation 
of the state route from Metropolitan 
Parkway to Cleveland Avenue.

None Up to three months estimated 
for coordination and develop-
ment of consensus with city of 
Atlanta officials.

Formal process begins

City Request for 
Route Realign-
ment

Hapeville and Atlanta City Councils 
issue resolutions of support for the 
realignment and city of Hapeville 
sends a written request to the GDOT 
commissioner.

Receives request from city Up to two months to coordi-
nate and have both resolutions 
passed.

Formal process begins

Realignment 
Study

None Begin study, to be coordinated 
with District 7, Office of Plan-
ning, and Office of Transporta-
tion Data.

Up to three months: GDOT 
has 90 days to complete this 
study and respond to the city's 
request.

Department offices 
and District office pres-
ent commissioner with 
consensus on recom-
mendation.

AASHTO Sub-
mittal

None GDOT submits its study to AAS-
HTO's Special Committee on US 
Route Numbering

Up to six months: AASHTO 
Committee meets once per six 
months; timeframe depends on 
submittal deadlines. 

AASHTO responds 
with decision on ap-
proval of route desig-
nation

Order of the 
GDOT Com-
missioner

None GDOT issues orders of transfer 
of the roads to local govern-
ments and abandonment of the 
state assets being removed from 
the state system.

Up to one month: Commis-
sioner orders to be drafted and 
distributed as appropriate 

Orders issued; prop-
erty transfer process 
begins

Transfer of 
Property

Execute legal agreements with 
GDOT

Execute legal agreements with 
city of Hapeville and city of 
Atlanta

Up to two months Agreements executed; 
state routes are re-
aligned

Figure 8.5i: Overview of Transfer Process of GDOT Streets to Local Control
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8.6 Economic Development 
Recommendations to achieve Master 
Plan Concepts
As part of this planning effort, five key geographic 
areas of redevelopment focus were identified.  These 
areas, summarized in the Figure 8.6a, include the 
historic downtown of Hapeville, along with four 
identified “gateways”: the East Gateway, West 
Gateway,  Virginia Avenue and the Airport Loop 
Road.

While Hapeville’s smaller geographic size and 
population base temper its ability to implement 
wide-ranging economic redevelopment policies, 
the city’s proximity to the airport and identified 
growth potential, do create real upside through 
redevelopment and intensification in key targeted 
areas.

To this, we believe the following strategies can be 
utilized to further redevelopment and revitalization 
in each area.

EASTERN GATEWAY

The East Gateway features strong regional access and 
visibility.  It sits adjacent to the new Porsche facility 
and Solis Hotel yet, given the inability to get across 
the railroad lines that bifurcate Hapeville, appears 
to have not benefitted from this significant new 
investment.  Likely redevelopment opportunities 
include new lodging facilities, retail (bolstered by I-75 
visibility) and entertainment uses, as well as potential 
multi-family redevelopment.

To further redevelopment potential in this area 
Hapeville should: 

E1. Consider expanding the city’s TAD 
District on the old former Ford site, to 
include the northwest quadrant of the I-75/
North Central Avenue and the underutilized 
and dated land uses across from the Porsche 
facility;
E2. Consider creation of a fund, perhaps 
locally-driven or utilizing resources from the 
state or national level, to facilitate demolition 
of existing structures, such as the aging hotels 
and retail uses on-site, at a discounted level.

E3. Invest in parks and green space in this 
portion of the corridor, which is badly 
needed to create a stronger border between 
neighborhoods and commercial development, 
and to further value creation on-site.

VIRGINIA AVENUE CORRIDOR

Like the East Gateway, the Virginia Avenue Corridor 
area is among the most accessible areas in the city, 
and yet among the least walkable and least cohesive. 
The area is comprised of corporate (Delta in 
particular), retail, and lodging uses, all with excessive 
surface parking areas.  Intensification of this area is 
a natural evolution for Hapeville, given its strong 
location attributes and potential for intensification.

E3. Consider utilization of an Overlay District 
in this area to invest in greenspace, pedestrian 
or biking infrastructure, and infrastructure 
that can ease the costs of redevelopment, 
to encourage the reuse and development 
of these large surface parking areas and 
underutilized sites; 

a. Utilize Special Use Districts and other 
tools to foster a greater work quality of 
life in Hapeville, with running trails, park 
spaces, improved walking conditions, 
landscaping, etc.

E4. Work with Delta to identify potential 
reuses or redevelopment scenarios for its 
former Technology Center site and identify, 
more specifically, the potential reuse of 
the building for other commercial and/or 
residential uses. 

Figure 8.4a: Proposed Trail/Path networkFigure 8.4a: Proposed Trail/Path network
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Figure 8.6a: (Re)development Nodes
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E5. Create the framework by which fast-
tracking of entitlements (permitting and 
perhaps zoning) occurs, removing potential 
political or bureaucratic barriers or risks to 
redevelopment and revitalization;

E6. As with the East Gateway, job growth 
potential is high in the Virginia Avenue 
Corridor, so continued use and marketing 
of Opportunity Zone Tax Credits is a logical 
policy to pursue.

L3.2. Finally, use of Overlay Districts whereby 
development intensities, setbacks, and 
other incentives can be increased should be 
considered. 

WEST GATEWAY

Unlike the East Gateway and Virginia Avenue areas, 
the West Gateway, particularly on the south side of 
North Central Ave., is somewhat more walkable 
and more neighborhood-focused in scale. The 
area’s access is solid and perhaps lends itself more to 
residential infill and local-serving retail or office uses. 

E7. Consider creation of a SPLOST by which 
new bikeways, greenways, park areas and 
sidewalks can be provided to further that 
local, neighborhood feel in the Western 
Gateway; 

Work with the local builder community to 
identify the means by which infill residential 
can be simplified and development fast-
tracked to ease redevelopment costs and, by 
which, key issues impacting redevelopment 
identified and addressed. 

LOOP ROAD GATEWAY

Perhaps the most significant redevelopment potential 
can be found in the Loop Road area, a location 
with large-scale anchors present today (corporate 
and lodging) and a location highly visible to the 
airport and easily connected to that major driver of 
economic growth in Hapeville.  This area represents 
a strong opportunity for further redevelopment of 
underutilized properties and one that would also 
benefit from a new focal point, possibly a green one. 

L3. Utilize a Special Use Permit process 
to allow intensification of this area and to 
encourage key goals for this redevelopment, 
including more street-oriented development, 
greater connectivity, and a more significant 
mixing of land uses; 

a. As with the Virginia Avenue Corridor, 
focus on creating a stronger work quality 
of life via walking and running trails & 
paths, better sidewalks and walking 
conditions, easier walks to retail and 
services, etc. 

Figure 8.4a: Proposed Trail/Path network
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E6. The area is very much in a targeted 
Opportunity Zone location and one in which 
significant employment growth could be 
encouraged via Opportunity Zone policies. 

E7. Consider the aforementioned SPLOST 
to help improve infrastructure investment to 
further connectivity and create a focal point 
in the area, such as a well-executed park or 
greenway in the Loop Road area; 

a. Included in this should be greater 
connectivity between downtown and the 
Loop Road area via streets, sidewalks, 
bike lanes and green access ways. 

E8. Consider tax abatement policies 
to facilitate more intense mixed-use 
development and potentially use that tax 
abatement to connect existing property 
owners to potential development partners. 

DOWNTOWN GATEWAY

Importantly, Hapeville’s downtown is emerging 
as the cultural core of the area and is now seeing 
reinvestment in terms of new businesses and events.  
It is possible that the area can see more upside as this 
cultural, entertainment and retail core, with smaller-
scale residential investment adjacent.  Downtown’s 
continued upswing should be enhanced through 
several strategies: 

E7. Use of the aforementioned SPLOST 
to further the focus of the area via new 
park areas, greenways, arts/entertainment 
alleyways, biking facilities, and other non-
automotive improvements; 

a. To this, further the quality of 
connections of the downtown area 
to surrounding neighborhoods and 
redevelopment commercial and mixed-
use cores (the Gateways) to foster 
greater interrelation of these areas; 

E3. Utilize the proposed Overlay District to 
encourage the development of residential 
infill along Dogwood Avenue via enhanced 
infrastructure connections and development 
intensities and/or potential tax abatement 

Figure 8.4a: Proposed Trail/Path network

policies to encourage underutilized 
commercial properties to redevelop as 
residential uses.

E5. As with the West Gateway, utilize fast-
track permitting and entitlement processes, 
particularly for residential uses, to ease 
the development risks and timelines along 
Dogwood and for mixed-use along Central. 

E9. Work with Main Street Programs and local 
financial institutions to create loan pools and 
low-interest loans to improve the facades and 
needed upgrades to existing buildings in the 
corridor to further convey the investment 
that is occurring in the area and to bring about 
a more consistent appearance in the corridor. 

Lastly, for all gateways, the city is encouraged to 
investigate opportunities to create a broker incentive 
fund that pays out higher brokerage fees related to 
new office or industrial tenants into the city.
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