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CHAPTER 1 

INTRODUCTION 
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Comprehensive plans are guides that determine how 

communities shape their growth and development in 

the future.  Used by local governments, comprehensive 

plans act as a management tool to guide the decision-

making process for land use, housing, transportation, 

the environment, and public facilities including public 

parks, community and recreation centers, and trails. 

This plan was written to guide Fulton Countyõs vision for 

Unincorporated Fulton County. A vision that includes 

neighborhoods, businesses, industries, investments, 

redevelopment, recreation, and quality of life.  

 

The 2035 Fulton County Comprehensive Plan was 

developed in accordance with the Georgiaõs current 

Planning Act of March 2014.  This Act requires local 

governments to draft a 20-year comprehensive plan 

every 5-years to achieve and maintain a òQualified 

Local Governmentó (QLG) status.  The QLG designation 

is required for local governments to be eligible for state 

funding and permitting.   

The Comprehensive Plan addresses  

three simple questions: 

 

Where are we now? 

Where do we plan to be? 

How will we get there? 

 

This comprehensive plan is an update of the 2030 

Comprehensive Plan that was adopted by Fulton County 

in 2011. This update covers a 20-year planning focus 

(2015 to 2035) and has been prepared to comply with 

the rules of the Georgia Department of Community 

Affairs, Chapter 110-12-1, òMinimum Standards and 

Procedures for Local Comprehensive Planning,ó 

effective March 1, 2014. 

 

 

 

WHAT IS A COMPREHENSIVE 

PLAN? 

 

A Comprehensive Plan is a long-

range policy document that makes 

planning recommendations for the 

next 20 years. The Comprehensive 

Plan is a tool used by local 

governments to guide the decision-

making process and is intended for 

daily and strategic use.  
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PURPOSE  

According to the 2014 Georgia Minimum Planning Standards, a comprehensive plan process must 

contain three components: Needs and Opportunities, Community Goals, and a Community Work 

Program.  

 

Community Goals: Through various public hearings, community workshops, and steering 

committee meetings, the County developed a vision statement, goals, and policies that 

represent the communityõs desired future direction for Unincorporated Fulton County. This 

element includes a General Vision Statement, community goals, and supporting policies to 

assist in making decisions that are consistent with community goals.  

 

Needs & Opportunities: An analysis of the communityõs needs and opportunities was 

conducted to determine existing conditions of Unincorporated Fulton County and was used 

to identify issues and opportunities. To conduct this analysis, Fulton County Staff utilized a 

SWOT (Strengths, Weaknesses, Opportunities, and Threats) Analysis as part of the Planõs 

Public Involvement Initiative. For more details regarding the findings of the SWOT Analysis, 

see Appendix A: Public Participation Plan. 

 

Community Work Program: Fulton County created a Community Work Program to outline 

steps and strategies for addressing identified needs and opportunities. This Work Program 

identifies specific activities to be undertaken over the next five years and includes the 

following information for each listed activity: 

 

 

 

 

  

 The Community Work Program also includes a Report of Accomplishments addressing the 

status of the Short Term Work Program from the 2030 Comprehensive Plan. 

INTRODUCTION 

¶ Timeframe for initiating and completing the activity;  

¶ Responsible party for implementing the activity;  

¶ Estimated cost (if any) of implementing the activity; and 

¶ Funding source(s), if applicable. 
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Additional elements are also included in the 2035 Comprehensive Plan and focus on specific 

aspects of future planning of Unincorporated Fulton County: Population, Land Use, Housing, 

Transportation, Environmental, Economic Development, and Community Facilities and Resources.  

 

The Planõs elements are directed at the geographical area for which the local government has land 

use planning authority. For Fulton County, this area is the unincorporated boundaries of Fulton 

County. This update is accompanied by an appendix with compiled data that was used in the 

evaluation of current conditions and trends of Fulton County.    
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CHAPTER 2 

PLAN ELEMENTS 
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PLAN ELEMENTS 

 

The 2035 Comprehensive Plan considers six essential elements: Population, Land Use, Housing, 

Transportation, Environmental, and Community Facilities and Resources. These elements serve as the 

foundation of this Plan and will be used as the basis for decision making and planning for Fulton 

Countyõs future. 

Population Element 
The Population Element contains the most current population forecast for the Unincorporated Fulton 

County area. Understanding past and future population trends and characteristics is necessary when 

considering the long range planning process for Unincorporated Fulton County. 

 

Land Use Element 
The Land Use Element contains the Future Development Guide and Land Use Categories as well as 

residential, commercial, and industrial land supply and figures that will provide a forecast for the area. 

 

Housing Element 
The Housing Element contains an analysis of the existing housing stock for Fulton County. It includes 

recent trends in population, income, housing types, and affordability.  

 

Transportation Element 
The Transportation Element contains a foundation for understanding Fulton Countyõs interconnected 

multi-modal transportation network. This section includes an analysis of the existing transportation 

system while projecting future transportation needs. Alternative modes such as walking, bicycling and 

transit are considered in this section as well. 

 

Environmental Element 
The Environmental Element contains information about the environmentally sensitive lands within the 

Countyõs unincorporated area. Development regulations, Environmental Justice, and other County 

environmental codes will also be addressed in this section. 

 

Community Facilities and Resources Element 
The Community Facilities and Resources Element contain a description of public facilities and services 

including public safety, water and sewer facilities, and other essential facilities. 
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C O M M U N I TY ASSESSMENT 

 

INTRODUCTION   

1 1 2 

PLAN ELEMENTS 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

GIS/Data Disclaimer:  

Fulton Countyõs Planning and Community Services and GIS Divisions have made every reasonable effort 

to represent geographical and statistical data as accurately as possible and assumes no liability associ-

ated with the use or misuse of their products. Information contained herein is for representational pur-

poses only. This document includes data that was populated through the 2010 and 2014 American 

Community Survey (ACS). As statistical data is updated annually, some data may differ from the infor-

mation found in the 2030 Fulton County Comprehensive Plan. 
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POPULATION  

 

Population statistics provide the framework for the 

development of a comprehensive plan.  The landscape of 

Unincorporated Fulton County has changed substantially in 

the past ten years.  This section will highlight past and 

present conditions of Unincorporated Fulton County while 

also forecasting its future.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



19 

 

C O M M U N I TY ASSESSMENT 

INTRODUCTION   

1 1 2 

POPULATION 

TOTAL POPULATION 
 

This chapter provides a snapshot of the demographics of the community in the effort to gain a better 

understanding and insight of Unincorporated Fulton Countyõs unique character. The purpose of this 

information is to identify population changes and various trends in Unincorporated Fulton County. 

 

As seen on the graph below, Unincorporated Fulton County has experienced an increase in its 

population over the past few years. According to the 2010 American Community Survey, 

Unincorporated Fulton Countyõs 2010 population was 87,478. By 2014 the population (5-Year ACS) 

was estimated to be slightly higher than the 2010 count at 93,977. This shows a population increase 

of 7.4% from 2010 to 2014.  

 

                  Figure 1A 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

                        Source: 2010 and 2014 Data calculated by the Fulton County Department of Information Technology; U.S. Census     

       Bureau, 2014 American Community Survey, 5-Year ACS and 10-Year Census 
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GROWTH RATES 
 
 
Unincorporated Fulton County Population Growth Compared to Other Areas in the County 
 
 Figure 1B 

 
  Source: 2014 (1-Year ACS) Data calculated by the Fulton County Department of Information Technology.   

 

 

 

 

 

 

 

 

 

 

The "population growth rate" is the rate at which the number of individuals in a population increases in a 

given time period, expressed as a fraction of the initial population. Specifically, population growth rate 

refers to the change in population over a unit time period, often expressed as a percentage of the 

number of individuals in the population at the beginning of that period. 

 

For the past five years, Unincorporated Fulton County and its neighboring communities have continued 

to experience population increases, a trend likely to continue in the near future. Since 2010, over 

35,000 new residents moved to Unincorporated Fulton. This equates to a 10.21% growth rate increase 

for 2014.  

 

With a growth rate of 10.21%, Unincorporated Fulton County has shown a much higher level of growth 

than any other areas within the County.  This difference can be attributed to the large amount of 

residential land throughout Unincorporated Fulton County.  

 

  2010 Population 

2014 Population 
(1-Year ACS) 

2010-2014 

Growth Rate 

2010-2014 % 

Change 

Incorporated 

North Fulton 349,665  368,108  1.32 5.27 

Atlanta 391,711  409,796  1.15 4.62 

Incorporated 

South Fulton 91,727  95,219  0.95 3.81 

Unincorporated 

Fulton 87,478  123,196  10.21  40.83  

 

 

10.21 % 

 

Growth Rate of Unincorporated Fulton County  

from 2010 to 2014.  
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C O M M U N I TY ASSESSMENT 1 1 2 

POPULATION 

POPULATION PROJECTIONS 

 

 

 

Figure 1C 

Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology 

 
 
 

Population projections are estimates of the population for future dates. They are typically based on an 

estimated population and are consistent with the most recent census information. These types of 

projections are vital in a communityõs decision-making process and are used to determine the impacts of 

population growth. 

 

Unincorporated Fulton County is projected to increase its population to 130,625 residents by 2035.  As 

the population increases, additional demands will increase as well. Unincorporated Fulton County would 

need to increase services such as infrastructure, emergency response, public safety, and social services. 

It is important to note that the Population Projection shown on the following page identifies a slight 

increase over each 5-year increment. This implies that any change of growth would not be drastic or 

immediate and would allow for the County to better prepare for any necessary changes.  

 

 

 

11.14%                     8.35%                    7.71%                      7.15% 
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AGE DISTRIBUTION 
 

 
 
Figure 1D 
 

Unincorporated Fulton County  Age Distribution Chart, 2014 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology  

 
 

The age graph divides the population into five main groups. Children are broken up into two groups: 

preschool age (children under 4) which is used to evaluate the birth rate of a community, and school age 

children (children ages 5 - 19) which is used to help identify the need for adequate schools and child 

friendly facilities. The working adults are also divided into two groups: family forming adults (20-44) who 

are the most likely to have children, start households and begin careers. The peak earning adults (44-

64) have become very skilled in their careers and have historically reached their peak earnings. The 

senior (65+) age group includes both younger seniors who are largely active and self-sufficient and the 

older seniors who dependent on others for mobility and have increased need for health care, and may 

have a greater need for assisted living facilities and nursing homes.  
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C O M M U N I TY ASSESSMENT 1 1 2 

POPULATION 

IMPLICATIONS OF AGE DISTRIBUTION 

 

Population age distribution is an important indicator of both current and future community needs and 

dynamics. As shown in the Age Distribution Chart, Unincorporated Fulton Countyõs largest percentage is 

the òFamily Formingó category. A large concentration of the family forming population, for example, could 

imply a future boom of young children. This would predict an increased need for goods and services such 

as jobs, transit, housing, education, retail services, and healthcare.  

 

The second largest group is the òPeak Earningó category. These residents will eventually become empty-

nesters and retirees. As they continue to age, the County should consider furthering opportunities of 

providing amenities and services that would encourage these residents to remain residents of 

Unincorporated Fulton County. 

 

While illustrating a small portion of Unincorporated Fulton Countyõs 2014 population, the senior 

population is projected to have a 48% increase by 2034. As seniors retire from the workforce, this will 

require a number of senior related needs. For example, the County will need to increase senior housing 

options, leisure activities, and public transit opportunities. It will be equally important for Unincorporated 

Fulton County to enable its senior population to maintain their independence by remaining in their own 

homes or to promote adequate and affordable senior housing options. Planning decisions would need to 

continue to consider this shift, as senior housing and mobility becomes an increasingly larger concern in 

the near future.  

 
      Figure 1E 

 

 

 

 

 

 

 

 

     

           

 

 

 

 

 

Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology for Fulton County 

(entirety).  
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RACE AND ETHNICITY 

 
                  Figure 1F 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                        Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology  

 

 

 

                  Figure 1G  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                        Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology  
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RACE AND ETHNICITY 

 
                  Figure 1F 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                        Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology  

 

 

 

                  Figure 1G  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                        Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology  

 

 

 

 

 

 

C O M M U N I TY ASSESSMENT 

 

INTRODUCTION   

1 1 2 

PLAN ELEMENTS 

 
Historically, Unincorporated Fulton Countyõs population has been majority African American. With the 

White and Hispanic populations totaling less than five percent of the population, other groups are less 

than 1%. While the overall racial distributions for other areas (County, MSA and State) are relatively simi-

lar, Unincorporated Fulton County is noticeably different. 

 

 

INCOME 

 
                   Figure 1H 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 
                         Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology  

                         for Fulton County (entirety). 

 

 

Concerns of income inequality continue for Unincorporated Fulton County. The median (middle) house-

hold income for Fulton County, as a whole, in 2014 was $ 56,642 and the mean (average) household 

income was $91,430. The gap between the mean income and the median income indicates a large dis-

parity between average households and wealthy households. This data suggests that although the aver-

age (mean) income level for Unincorporated Fulton County is high, this income is not distributed evenly 

throughout the population and a large proportion of residents fall below this income level.  

 

 

 

 

 

 



26 

 

Poverty 

The poverty rate within Fulton County, as a whole, is 1% lower than the State and 2% higher than the 

MSA and national level. This implies that Fulton Countyõs poverty trends are similar to its immediate and 

extended areas. Poverty data for Unincorporated Fulton County is currently not available.  
 
                   Figure 1I 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                          Source:  2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology  

         for Fulton County (entirety). 

 

 

                 Figure 1J 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

      Source: 2014 (5-Year ACS) Data calculated by the Fulton County Department of Information Technology  
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C O M M U N I TY ASSESSMENT 1 1 2 

LAND USE 

 

Historically, Fulton County has seen a number of major 

changes in its geographical boundaries. Between 2005 

and 2007, Fulton County witnessed the incorporation of 

four new municipalities resulting in the cities of Sandy 

Springs, Johns Creek, Milton, and Chattahoochee Hills. 

With these incorporations and the municipal annexations 

by the cities of Atlanta, Palmetto, Union City, Fairburn, 

Roswell and Alpharetta, the size of Unincorporated Fulton 

County reduced from 191,701 acres in November 2005 

to 67,574 acres in November 2010. As a continued 

result of annexation actions, by December 2015 Fulton 

County had a total of 61,626 acres. This resulted in a 9% 

acreage reduction from that of 2010. 

 

The 2030 Comprehensive Plan focused on a new vision 

and planning process for the newly defined boundaries of 

Unincorporated Fulton County. It provided for a visionary 

planning concept and framework for local 

implementation. Your Community, Your Future: 2035 

Fulton County Comprehensive Plan will continue in that 

focus by moving towards the visions set forth in the prior 

Plan for Unincorporated Fulton County. 

 
Figure 2A 
 

 
Source: 2015 Data calculated by the Fulton County Department of 
Information Technology  

  2015 

acres 

% of Fulton County 

Unincorporated 

Fulton County 

61,626  18% 

Total  Acres 341,965  100% 

LAND USE  
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With the adoption of the new State planning requirements in 2014, this Element lays out more specific 

future goals of the Unincorporated Fulton Countyõs sub-areas, districts, or neighborhoods. 

Unincorporated Fulton County is divided into four main Character Areas: Neighborhood District, 

Business District, Mixed-Use District and Special Areas of Interest District. The following definitions 

provide a sketch of the forms, patterns, and styles of development to occur in each of the Character 

Areas. Amongst the four listed Character Areas, thirteen subareas are also included. Each subarea will 

provide a full description of each area and patterns of development.                         

 

An identification of Implementation Strategies is included in this section to demonstrate how Fulton 

County plans to achieve the desired development patterns. The following Implementation Strategies 

may include more detailed sub-area planning, new or revised development regulations, public 

investments, and/or infrastructure improvements. These Strategies were originally identified in Chapter 

5: Community Goals. 

 

 CHARACTER AREAS AND DEVELOPMENT PATTERNS 
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C O M M U N I TY ASSESSMENT 

 

INTRODUCTION   

1 1 2 

LAND USE 

 

 

AGRICULTURAL NEIGHBORHOOD 

 

The intent of the Agricultural Neighborhood Character Area is 

to preserve its natural features and bucolic qualities by 

limiting land disturbances and utilizing conservation 

development. The Agricultural Neighborhood Character Area 

represents the rural land in Unincorporated South Fulton that 

are defined by agricultural uses and very low-density 

residential. This area is bounded to the west by the 

Chattahoochee River, to the south by the city of 

Chattahoochee Hills and to the east by Cascade-Palmetto 

Highway. This character area is further defined by the Cedar 

Grove Agricultural Overlay District.  

This area of Unincorporated Fulton County is the furthest 

from the urbanized area, with property ownership 

characterized by large acreages. The Agricultural 

Neighborhood area is also currently without sewer 

connectivity, which prevents large scale development from 

moving into the area. The residential character of the area is 

defined by single family homes located on individual lots 

along existing streets. Estate conservation subdivisions are 

appropriate. 

Commercial uses in the Agricultural Neighborhood area 

consist of large open land intensive farming practices that 

are consistent with its character. The active agricultural uses 

include horse farms, timber farms, and open pasture.  The 

development of civic uses such as schools and places of 

worship is appropriate in the Agricultural Neighborhood 

Character Area provided the necessary public infrastructure 

is available and in place.  

 

 
AGRICULTURAL NEIGHBORHOOD 

COMPATIBLE LAND USE 

CATEGORIES 

Agricultural, Forestry & Estate 

Residential,  

Residential  

1 Unit or Less per acre, 

Open Space,  

Public, Semi-Public & Institutional 

 

AGRICULTURAL 

COMPATIBLE ACTIVE ZONING 

CLASSIFICATIONS 

AG-1; R-1; R-2; CUP, SH 

IMPLEMENTATION STRATEGIES  

(See Chapter 5) 

LU 1.2, LU 1.4, LU 1.17,  

LU 1.18 

HO 2.6 

ENV 4.4, ENV 4.6, ENV 4.7 
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RURAL NEIGHBORHOOD 

 

The intent of the Rural Neighborhood Character Area is to 

preserve the primarily rural residential character of 

Unincorporated South Fulton. This area represents a 

transition between the Agricultural and Suburban 

Neighborhood Character Areas. The area is further 

delineated by the portion of land surrounding the Live 

Work corridor along South Fulton Parkway, which allows 

for more intensive uses and creates a transition from the 

Parkway into the rural neighborhoods. 

 

A majority of Unincorporated Fulton County falls into the 

Rural Neighborhood category, including the community of 

Cedar Grove and portions of Cliftondale. The Rural 

communities of Unincorporated South Fulton are 

characterized by low to medium density residential 

houses, with established single family homes on large lots 

and newer traditional style subdivisions. Public 

infrastructure is available, but service may not be 

extended to all properties. It is the intent of this Character 

Area to protect the existing natural features by 

conservation subdivision development. Low to medium 

residential development that maintains the rural 

character in scale and design is appropriate. 

 

Other types of development allowed in the Rural 

Neighborhood include civic uses such as schools, places 

of worship, community centers and facilities. Commercial 

development is small scale and rural in character; specific 

details will be addressed in the Local Live Work Character 

Area, found on page 37.  

RURAL NEIGHBORHOOD 

COMPATIBLE LAND USE  

CATEGORIES 

Agricultural, Forestry & Estate  

Residential,  

Residential  

1 Unit or Less per acre 

1 to 2 Units per acre 

1 to 3 Units per acre* , 

Open Space, 

Public, Semi-Public & Institutional 

 

RURAL 

COMPATIBLE ACTIVE ZONING  

CLASSIFICATIONS 

R-2A; R-3* ; R-3A* ; CUP; NUP, SH 

 

* Higher Residential densities 

appropriate adjacent to South 

Fulton Parkway Corridor (South 

Fulton Pkwy Transitional) 

 

IMPLEMENTATION STRATEGIES 

(See Chapter 5) 

LU 1.2, LU 1.3, LU 1.4, LU 1.17,  

LU 1.18 

HO 2.4, HO 2.6 
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LAND USE 

 

SUBURBAN NEIGHBORHOOD 

 

The intent of the Suburban Neighborhood Character Area is 

to provide a wide diversity of housing types and affordability 

in Unincorporated Fulton County while preserving the 

surrounding natural, agricultural, and rural areas.  The area 

is further subdivided into two levels, Suburban I and 

Suburban II,  which represent a transitional density from 

the less intense uses near rural areas to the more intensive 

suburban uses. 

 

The Suburban Neighborhoods are located closest to 

urbanized areas, and are comprised of medium density 

residential housing.  Included in this area are the 

communities of Sandtown, Cascade, Old National, and 

portions of Cliftondale. Public infrastructure is available. 

This Character Area has the highest percentage of existing 

developed land.  

 

Other types of development allowed in Suburban 

Neighborhood include civic uses such as schools, places of 

worship, community centers and facilities. Specific details 

regarding commercial development will be addressed 

primarily through the Live Work Character Area 

designations which are expanded upon later in this section. 

SUBURBAN NEIGHBORHOOD 

COMPATIBLE LAND USE  

CATEGORIES 

Residential  

2 to 3 Units per acre (Suburban I), 

3 to 5 Units per acre (Suburban II), 

Open Space, 

Public, Semi-Public & Institutional 

 

 

SUBURBAN 

COMPATIBLE ACTIVE ZONING 

CLASSIFICATIONS 

R-3; R-3A; R-4* ; R-4A; R-5* ; R-5A* ; 

TR* ; CUP; NUP, SH 

 

*   Higher residential densities ap-

propriate in the Suburban II area 

only 

IMPLEMENTATION STRATEGIES  

(See Chapter 5) 

LU 1.2, LU 1.3, LU 1.18, LU 1.19 

HO 2.4, HO 2.6 
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INDUSTRIAL ZONE 

 

The purpose of the Industrial Zone Character Area is to 

preserve the integrity of industrial areas in Unincorporated 

South Fulton that accommodate the most intense 

industrial uses while limiting their impact on the 

surrounding neighborhoods. These areas have the highest 

intensity of industrial uses which require the most stringent 

regulations and site control. Most industrial uses require 

large landscaped buffers and separation from 

incompatible uses. 

 

Industrial parks and stand-alone industrial developments 

are the typical types of development allowed in the 

Industrial Zone Character Area. The uses can include 

wholesale trade distribution centers, manufacturing, and 

large scale distribution centers. Maintaining the integrity of 

industrial areas is important to Fulton County. Incompatible 

uses, such as residential and commercial, are not 

appropriate. However, appropriate commercial uses that 

serve the industrial areas are allowed in the Industrial 

Marketplace Character Area, which is described on page 

36.  

INDUSTRIAL ZONE 

COMPATIBLE LAND USE  

CATEGORIES 

Industrial, 

Open Space,  

Public, Semi-Public, & Institutional 

 

INDUSTRIAL 

COMPATIBLE ACTIVE ZONING  

CLASSIFICATIONS 

M-1; M-1A; M-2 

IMPLEMENTATION STRATEGIES  

See Chapter 5) 

LU 1.2, LU 1.8, LU 1.9, LU 1.14,  

LU 1.18, LU 1.19 



FULTON INDUSTRIAL BOULEVARD FOCUS AREA 
 

Dating back to the 1960s the Fulton Industrial Boulevard (FIB) area was once the largest and most 

prestigious warehousing and transportation building concentration east of the Mississippi River.  

With time, the area saw a decline as the needs of the industrial users changed and the area saw 

the influx of non-industrial uses including adult-entertainment and extended-stay hotels.  Fulton 

County with the adoption of the Fulton Industrial Boulevard Redevelopment Framework in August 

2010 began an effort to revitalize this once thriving corridor.  This Framework served as a 

springboard for a renewed focus on the revitalization of the Fulton Industrial Boulevard area.  From 

a local government perspective, Fulton County implemented two key implementation strategies of 

the Framework.  First, in October 2011 with the adoption of the 2030 Fulton County 

Comprehensive Plan, the Fulton County Board of Commissioners created the Industrial Marketplace 

Character Area.  Second, in April 2012, the Board of Commissioners adopted the Fulton Industrial 

Boulevard Overlay District.     

 

Formed in 2010, the Fulton Industrial Community Improvement District (CID) took an active part in 

the redevelopment of the FIB area, on behalf of the area property owners.  In October 2013, the 

Fulton Industrial CID completed a Master Plan for the Fulton Industrial Boulevard Corridor.  This 

document represents one more step forward to realizing the vision of a revitalized and thriving 

industrial area.   

Fulton County staff was a partner in the development of the Master Plan and recognizes the 

importance of the planning document. Likewise The Fulton Industrial CID played a key role in 

development of the 2035 Comprehensive Plan.  In addition to their role as a stakeholder, the CID 

Executive Director, Gil Prado, served as a member of the 2035 Comprehensive Plan Steering 

Committee.  

2 
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Source:: Fulton Industrial Community Improvement District Master Plan, October 2013 

FULTON INDUSTRIAL CID MASTER PLAN - FRAMEWORK MAP  

http://www.watkinspartnership.com/
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tndtownpaper.com  

BUSINESS PARK 

 

The intent of the Business Park Character Area is to provide 

places in Unincorporated Fulton County that accommodate 

multiple businesses of less intense industrial uses than the 

Industrial Zone Character Area. These areas do not require 

the same level of separation and buffering as the heavy 

industrial uses because the uses are not as incompatible 

with the residential neighborhoods.  

 

The typical development types allowed in the Business Park 

area are light industrial uses such as wholesale trade 

distribution centers, manufacturing, research, industrial 

parks, and office buildings. Residential uses are not 

appropriate within the Business Park Character Area. 

 

BUSINESS PARK 

COMPATIBLE LAND USE  

CATEGORIES 

Business Park,  

Office,  

Public, Semi-Public & Institutional,  

Open Space 

 

BUSINESS PARK 

COMPATIBLE ACTIVE ZONING  

CLASSIFICATIONS 

M-1; M-1A 

IMPLEMENTATION STRATEGIES  

(See Chapter 5) 

LU 1.2, LU 1.3, LU 1.9, LU 1.14,  

LU 1.15, LU 1.18,  LU 1.20 

HO 2.6 
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INDUSTRIAL MARKETPLACE 

 

The purpose of the Industrial Marketplace Character Area is 

to provide places within the industrial districts that serve 

the commercial and retail needs of the people who work in 

these areas. The Industrial Marketplace is further defined 

as an area that is roughly one half mile in radius from major 

road intersections within the industrial areas. 

 

Commercial and retail services are located at these major 

intersections, and include convenience retail and shopping 

centers. Industrial uses such as wholesale trade distribution 

centers are also appropriate within the Industrial 

Marketplace Character Area. Because of their proximity to 

intense industrial areas, the Industrial Marketplace does 

not accommodate residential uses.  

 

The Industrial Marketplace designation is also consistent 

with Bus Rapid Transit (BRT) that is proposed in the Atlanta 

Regional Commission 2040 Regional Transportation Plan. 

INDUSTRIAL MARKETPLACE 

COMPATIBLE LAND USE  

CATEGORIES 

Retail Industrial,  

Commercial,  

Business Park,  

Public, Semi-Public &  

Institutional, 

Industrial, 

Open Space 

 

INDUSTRIAL MARKETPLACE 

COMPATIBLE ACTIVE ZONING 

CLASSIFICATIONS 

C-1; C-2; O-I; M-1; M-1A; M-2 

IMPLEMENTATION STRATEGIES  

(See Chapter 5) 

LU 1.2, LU 1.8, LU 1.9, LU 1.14, 

LU 1.16, LU 1.18 

TRANS 3.1, TRANS 3.2 

http://www.watkinspartnership.com  

http://www.watkinspartnership.com/
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LOCAL LIVE WORK 

COMPATIBLE LAND USE  

CATEGORIES 

Local Live Work,  

Public, Semi-Public & Institutional,  

Open Space 

 

LOCAL LIVE WORK 

COMPATIBLE ACTIVE ZONING  

CLASSIFICATIONS 

MIX; C-1; C-2; O-I, SH 

LOCAL LIVE WORK 

 

The intent of the Local Live Work Character Area is to 

provide a balanced mix of commercial, office, and 

residential uses at intersections and along corridors 

within Unincorporated Fulton County. The designated 

areas are roughly 1/4 mile in distance from designated 

intersections or the centerline of designated corridors.  A 

mix of uses is allowed within this Character Area. 

 

Within the Local Live Work Character Areas, vertical and 

horizontal mixing of uses is appropriate, including 

medium density residential housing, small scale 

commercial services such as banks, drug stores, and 

small multi-tenant shopping centers. Structures within 

the local designation can also be repurposed as office, 

commercial spaces or single and multi-family housing. 

 

The Local Live Work Character Area designation is based 

on the size and scale of Unincorporated South Fultonõs 

historic communities, including the historic community of 

Campbellton. 

IMPLEMENTATION STRATEGIES  

(See Chapter 5) 

LU 1.2, LU 1.3, LU 1.9, LU 1.14,  

LU 1.15, LU 1.18,  LU 1.20 

HO 2.6 

tndtownpaper.com  
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COMMUNITY LIVE WORK 

COMPATIBLE LAND USE  

CATEGORIES 

Community Live Work, 

Public, Semi-Public & Institutional,  

Open Space 

 

COMMUNITY LIVE WORK 

COMPATIBLE ACTIVE ZONING  

CLASSIFICATIONS 

MIX; C-1; C-2; O-I, SH 

IMPLEMENTATION STRATEGIES  

(See Chapter 5) 

LU 1.2, LU 1.3, LU 1.9, LU 1.12, LU 

1.14, LU 1.15, LU 1.18, LU  1.20 

HO 2.3, HO 2.6 

TRANS 3.7 

COMMUNITY LIVE WORK 

 

The intent of the Community Live Work Character Area is 

to provide a balanced mix of commercial, office, and 

residential uses at intersections and along corridors 

within Unincorporated Fulton County at a higher density 

than the Local Live Work area.  Based on a 1/2 mile 

distance for intersections and a 1/4 mile distance for 

corridors, these areas are designated at intersections or 

along corridors and provide for a balanced mix of uses to 

create a live work environment. 

 

Within the Community Live Work Character Areas, vertical 

and horizontal mixing of uses is appropriate, which 

includes medium and high density residential housing 

such as duplexes and townhomes.  Commercial services 

such as banks, drug stores, offices, and multi-tenant 

shopping centers are also appropriate types of 

development. Structures within the Community Live Work 

designation can also be repurposed as office, 

commercial spaces or single and multi-family housing. 
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COMMUNITY LIVE WORK  
 

 OLD NATIONAL CORRIDOR FOCUS AREA 
 

The 2030 Comprehensive Land Use Plan currently suggests Local Live Work for the Old National 

Highway Corridor.    Local Live Work is a low density residential and mixed use land use along corridors 

and nodes intended to serve a single neighborhood or small group of adjacent neighborhoods.  To 

encourage the redevelopment of the Old National Highway Corridor, the designation has been changed 

to Community Live Work which recommends medium density residential mixed with appropriate non-

residential land uses. This land use area is intended to serve adjacent lower density existing and 

redeveloping neighborhoods. With the suggestion of medium residential densities, smaller parcels may 

be assembled into larger parcels for redevelopment. In order to protect adjacent lower density 

residential neighborhoods, primary ingress and egress for future medium density residential and non-

residential uses shall be from Old National Highway.  

 

POLICIES 
 

¶ Encourage redevelopment in the Old National Highway Corridor and promote the assemblage of 

smaller parcels into larger parcels for medium density residential and non-residential mixed use.  

¶ Preserve lower density residential neighborhoods adjacent to the Old National Highway 

Communityõs Live Work corridor by limiting the primary ingress and egress to medium density 

residential and non-residential uses to Old National Highway.  

¶ Promote interconnectivity between parcels along the Old National Highway Corridor to reduce the 

number of points of access on Old National Highway.  

¶ Provide for the transition of land uses from higher to lower densities and between different land 

uses. 

¶ Protect existing residential neighborhoods by providing for the establishment of permanent buffers 

separating non-residential uses from existing residential neighborhoods.  

theshoppingcentergroup.com 
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Figure 2B 

OLD NATIONAL CORRIDOR HISTORICAL CONTEXT 
 

Since the adoption of the 2010 Fulton County 

Comprehensive Plan in March of 1991, the Old National 

Highway corridor from the northern boundary with College 

Park to the southern boundary with Fayette County has 

been designated for mixed-use.  As can be seen in the 

table below, the labels used to classify Old National as live-

work have changed but the vision of a corridor being 

suitable to a mix of uses has remained consistent.  What 

has changed however is the residential density 

recommendation.  With the 2015 Update in 1991, there 

was a dramatic reduction from 5 ð 12 units down to 3 to 5 

units per acre.  This density reduction was not unique Old 

National as it was just part of a larger reduction in density 

that impacted all of unincorporated Fulton County.  The 

density reduction was in response to community concerns 

about unchecked growth as the unincorporated area had 

witnessed an unprecedented growth and the population of 

South Fulton was expected to double by the year 2015. By 

2005 however the vision for Old National has switched to 

polices to promote infill and redevelopment.       

Plan Adopted Date Old National Designation Suggested Development  

Classifications 

2010  March 1991 Community Activity Node ð Major 

Arterials 

Commercial Total Square Feet: 

100,000 ð 350,000  
Office Square Feet Per Acre:  

20,000 ð 50,000  
Residential Units Per Acre: 
5-12 

2015 

Update 

July 1999 Map was parcel specific to correlate 

with underlying zoning 

Retail and Services, Office & Resi-

dential 3 to 5 Units per Acre 

2025  November 

2005  

Live Work Neighborhood Commercial / Office: Up to  10,000 

sq ft per acre & up to 30,000 sq ft 

limit per tenant space or use 
Residential Density: Up to 5 units 

per acre 

2030  December 

2011  

Local Live Work Commercial / Office: Up to  10,000 

sq ft per acre & up to 20,000 sq ft 

limit per tenant space or use 
Residential Density: Up to 5 units 

per acre 
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REGIONAL LIVE WORK 

 

The intent of the Regional Live Work Character Area is to 

provide a balanced mix of commercial, office, and 

residential uses at intersections and along corridors within 

Unincorporated Fulton County. The Regional Live Work 

Character Area contains the highest density allowed in 

Unincorporated Fulton County. Based on 1/2 mile distance 

for intersections and corridors, these areas are designated 

at the most prominent intersections or along major 

corridors and provide for a balanced mix of uses to create a 

live work environment. 

 

The Regional Live Work designation along the South Fulton 

Parkway corridor is consistent with the South Fulton 

Parkway Access Management Plan developed by GDOT, 

which supports development along the Parkway at existing 

intersections while encouraging alternate routes and 

modes of transportation for expanded development within 

the Character Area. Limiting development along the 

Parkway at intersections will preserve its function as a 

vibrant transportation corridor. 

 

Within the Regional Live Work Character Areas, vertical and 

horizontal mixing of uses is appropriate, which includes 

high density residential housing such as condominiums, 

townhomes, and apartments.  Commercial services such as 

big box retail, office and multi-tenant shopping centers are 

also appropriate types of development. Structures within 

the Regional Live Work node can also be repurposed as 

office, commercial or multi-family housing. 

REGIONAL LIVE WORK 

COMPATIBLE LAND USE  

CATEGORIES 

Regional Live Work, 

Public, Semi-Public & Institutional,  

Open Space 

 

REGIONAL LIVE WORK COMPATI-

BLE ACTIVE ZONING  

CLASSIFICATIONS 

MIX; C-1; C-2; O-I, SH 

IMPLEMENTATION STRATEGIES  

(See Chapter 5) 

LU 1.2, LU 1.3, LU 1.9, LU 1.14,  

LU 1.15, LU 1.18, LU  1.20 

HO 2.3, HO 2.6 

TRANS 3.6 

GR 6.1 

http://www.townbrookhaven.net  

http://www.townbrookhaven.net/
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Live Work Land Use Categories 

Local Live Work Community Live Work Regional Live Work 

Residential Density: 
Up to 5 units per acre 

Residential Density: 
Up to 9 units per acre 

Residential Density: 9+ units 

per acre 

Commercial Office Density: 
Up to 10,000 sf per acre 

Commercial/Office Density: 
 Up to 15,000 sf per acre 

Commercial/Office Density: 
No limits 

Up to 20,000 sf limit per tenant 

space or use 

Up to 50,000 sf limit per tenant 

space or use 

Up to 125,000 sf limit per ten-

ant space or use 

2-story height limit 4-story height limit Per zoning district regulations 

or use permit 

5% of total project area to be 

community gathering spaces 

10% of total project area to be com-

munity gathering spaces 

15% of total project area to be 

community gathering spaces 

Figure 2C 
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SPECIAL INTEREST AREA DISTRICT 
 

QUARRY  
 

On April 5, 2006 the Fulton County Board of Commissioners approved Article 4.16.C of the Fulton 

County Zoning Resolution which states that no portion of a proposed residentially zoned or used 

property shall be located within a 1½ mile radius of the property line of an existing active quarry.  A 

variance is required to Article 4.16.C for any proposed residential zoning within the 1½ mile radius.   

 

The 1½ mile radius has been overlain on the 2035 Comprehensive Land Use Plan Map for the active 

quarry on Buffington Road.  Within the 1½ radius area large sections have been developed and/or 

suggested for residential use by past and current Land Use Plan Maps and policies.  In order to 

stabilize the existing residential neighborhoods within the 1½ mile radius, residential development 

consistent with the suggestion of the Plan Map is encouraged with an approved variance to Article 

4.16.C provided plans for new residential construction meet the following guidelines:  

 

¶ Within ¼ mile of an active quarry no new residential development is appropriate. 

 
¶ Between ¼ to ½ mile of an active quarry: no new residential development is appropriate without 

documented scientific data that clearly indicates that there will be no negative impacts on 

residential properties from quarry blasting and digging operations. 
 

¶ Between ¾ miles and 1½ miles of an active quarry: residential construction plans are to mitigate 

any anticipated negative impacts from quarry blasting and digging operations and be certified by 

a certified structural engineer. 

 

POLICIES 
Promote the safe redevelopment and stabilization of existing residential neighborhoods near an 

active quarry. 

 

Encourage residential development and redevelopment within ¼ to ½ mile of an active quarry if 

documented scientific data clearly indicates that there will be no negative impacts on residential 

properties from quarry blasting and digging operations and residential construction plans, certified by 

a certified structural engineer, mitigate any anticipated negative impacts from quarry blasting and 

digging operations. 

 

Promote residential development and redevelopment within ¾ miles to 1½ miles from an active 

quarry where residential construction plans mitigate any anticipated negative impacts from quarry 

blasting and digging. 
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CHARACTER AREAS CATEGORIES AND DEFINITIONS  

 Figure 2D 
Unincorporated Fulton County Existing Land Use Composition, 2016 

 
 Source: 2016 Data calculated by the Fulton County Department of Information Technology  

Percent Area by Land Use for Unincorporated Fulton County 

Land Use Area in Acres Percent area by Land Use 

Residential 39,812 73.87 

Commercial 3,922 7.28 

Office 148 0.27 

Public 5,465 10.14 

Industrial 4,544 8.43 

Total Area in Acres 53,892 (61,626 with ROW included)   

Residential: Residential uses include all properties where the principal structures are designed for 

human habitation. The categories show the recommended densities per acre.  

 One Unit or Less per acre ð This category consists of scattered single family homes, each on one 

or more acres or residential subdivisions with lots of one or more acres. These residential uses may 

be on public water and sewer or may be on wells and septic systems.   

 One to Two Units per acre ð This residential category consist of one to two single family homes per 

acre served by public sewer and water. 

 One to Three Units per acre ð This residential category consist of one to three single family homes 

per acre served by public sewer and water. 

 Two to Three Units - This residential category consists of two to three single family homes per acre 

served by public sewer and water. 

 Three to Five Units - This residential category consists of three to five single family homes per acre 

served by public sewer and water. 

 Five to Eight Units - This residential category consists of five to eight residential units per acre. This 

could be single family homes, duplexes, townhomes and low density apartments that are served by 

public sewer and water. 

 Eight to Twelve Units - This residential category consists of eight to twelve residential units per 

acre. This could be single family homes, duplexes, townhomes and low to moderate density 

apartments that are served by public sewer and water. 

 Twelve to Twenty Units - This residential category consists of twelve to twenty residential units per 

acre. This could be townhomes and moderate to high density apartments that are served by public 

sewer and water. 

 More than Twenty Units per acre - This residential category consists of more than twenty units per 

acre. This could be moderate to high density apartments that are served by public sewer and water. 

Commercial:  Retail, services and offices area appropriate uses in this category.  

 Retail and Service ð Retail, service and office uses area appropriate uses in this category. These 

uses may be located in a single building or as part of a shopping center. 

Office ð Office uses, up to four stories, are appropriate for this category. The office uses may be in 

single office buildings as well as office parks. 

 High Intensity Office - Office uses five stories and more are appropriate for this category.  

Business Park - The Business Park land use allows two or more business uses, primarily office uses 

along with warehouses for storage and distribution. Limited assembly can be included. Access to 

rail and truck routes are important to some business park sites.  

      Industrial - This category allows for processing, refining, manufacturing, warehousing, distribution, 

 truck and rail terminals, industrial parks and related support services. 
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 Retail Industrial - This category allows for commercial/retail/office uses that provide services 

to industrial areas. Height limit per zoning district or use permit. No limitation on commercial/

office density or building footprint.   

Agricultural, Forestry and Estate Residential - This land use category allows for farming, including 

grazing and cultivation, timber production and harvesting, estate residential comprised of single 

family homes at a density of one acre or more. These residential uses may be on public water or 

on wells and septic systems.   

Public, Semi-Public and Institutional:  

 Community Facilities ð This land use includes public uses such as community centers, 

government facilities such as senior centers, health centers, fire and police stations, libraries, 

government centers, and schools, semi-public uses such as churches and cemeteries and 

institutional uses such as hospitals.  

 Transportation, Communications and Utilities ð This land use included transportation uses 

such as airports, MARTA stations and MARTA park and ride lots, communication facilities, and 

utilities such as water treatment facilities, water storage tanks, pumping stations, wastewater 

treatment facilities and solid waste landfills. The Metropolitan Atlanta Rapid Transit Authority or 

MARTA is the principal public transport operator in the Atlanta metropolitan area. 

Open Space: The open space category includes land that is mainly undeveloped, contains some 

recreational uses and some natural resources. It does not include land uses for buffers and 

landscaped strips.  

 Private Recreation ð Privately owned recreational facilities such as golf courses and open 

space is included in this land use. Recreational amenities in subdivisions are not included. 

 Parks, Recreation & Conservation - This includes parks, open space and recreational facilities 

owned by Fulton County and other governments, such as the National Park Service. Fulton 

County Parks are designated as R in the Land Use Plan.  

 Water Bodies - This includes lakes and streams. 

 100 year Floodplain - The 100 year flood plain, as determined by FEMA maps, is shown in this 

category. The 100 year flood plain should remain undeveloped. The land in the 100 year flood 

plain can be used toward calculating allowed densities.  

Live Work: The purpose of the Live Work land use district is to allow an appropriate and balanced 

mix of uses to create a live work environment at a scale and character that is compatible with 

its surrounding community. Live Work areas will be activity centers where the community can 

live, work, shop, meet, and play. These areas should be compact, pedestrian-oriented, with a 

mix of uses and incorporate open space. This will result in the protection of environmental 

resources, accessible open space, a balance of all modes of transportation, housing choices 

and civic interaction. A majority of the forecasted population and employment growth should 

occur in the areas designated as Live Work. Moreover, Fulton Countyõs public facility and 

infrastructure investment should also be located in areas designated as Live Work. 

 Local Live Work - This is a low density residential and mixed use land use along corridors and 

nodes intended to serve a single neighborhood or small group of adjacent neighborhoods.  

 Community Live Work - This is a medium density residential and mixed use land use along 

corridors and nodes intended to serve a group of adjacent neighborhoods.  

 Regional Live Work - This is a high density residential and mixed land uses along major 

transportation corridors and nodes intended to serve larger areas and provide larger 

commercial uses with a significant employment concentration. Development along corridors is 

nodal and concentrated at existing intersections. 

Quarry ð This category encourages the safe stabilization and redevelopment of existing residential 

neighborhoods near an active quarry . 
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FUTURE DEVELOPMENT  
 

 

     Figure  2E 

Source: Fulton County Department of Information Technology, 2016 


