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An executive summary of the �omasville Heights Neighborhood Plan is 
outlined in the following section. 

EXECUTIVE SUMMARY 
EXECUTIVE SUMMARY 
PLAN BACKGROUND 
The Thomasville Heights neighborhood is a community of focus for Community Foundation for Greater Atlanta (CFGA). In 
2021, CFGA sought to deepen its involvement in the neighborhood by initiating a place-based neighborhood planning e�ort. 
Due to the large amount of land owned by the Atlanta Housing Authority and the City of Atlanta, both entities joined the 
planning e�ort to ensure a cohesive neighborhood development strategy was achieved between the partners. 

NEIGHBORHOOD CHARACTER 
�e �omasville Heights neighborhood, located in SE Atlanta, is bound by Moreland Avenue to the east, Norfolk Southern 
rail line to the south, New Town Circle SE to the west and McDonough Boulevard and the former Atlanta Housing Authority 
�omasville Heights housing development to the north. It is located in Neighborhood Planning Unit Z and in the Atlanta City 
Council District 1.

Similar to other neighborhoods of this era, �omasville Heights was shaped in the 1950’s by urban renewal. �e core of the 
neighborhood is primarily single-family housing units with the subsequent introduction of several multifamily developments 
in Forest Cove Apartments, and �omasville Heights Public Housing. Today, the Forest Cove Apartments sit vacant while the 
�omasville Heights Public Housing has been demolished and is now a large vacant property. �ere are also large areas of vacant 
land owned by private and public entities all of which are prime for development. 

�e population of �omasville Heights is 2,840. Residents have a median income of $17,176, with 50% renters. �e largest age 
cohorts are represented by those that are under 18 and those that are over 65 years of age. �e neighborhood is represented by 
the �omasville Heights Civic League which is actively involved with advocating for the improved quality of life for current and 
future community members. 

Major Takeaways

Opportunities
� Assist existing homeowners without a homestead exemption to apply for and receive a homestead exemption;
� Support a homeowner rehabilitation program that can assist homeowners with safety issues in their homes;
� Work with seniors to modify their homes to accommodate their needs as they age;
� Focus on the creation of generational wealth by ensuring property can be easily inherited;
� In the surrrounding southeast Altanta market only 25% of all recently compelted projects are a�ordable, with 3% dedicated

to a�ordable homewnership. �is provides an opportunity for new developments in �omasville to provide additional
a�ordable units.

� Support workforce housing homeownership opportunities by providing down-payment assistance for potential home
buyers; and

� Utilize vacant land in �omasville Heights to develop homeownership and rental opportunities for various income levels.  

Homeownership and Residential Trends 
� �e homeownership rate decreased over the last decade and is now 50%, down from 57% in 2010;
� At least 50 homeowners do not currently have a homestead exemption, thereby exposed to increasing property taxes;
� �e average resident in �omasville Heights can no longer a�ord sale prices in the neighborhood; and
� �e low number of sales also supports the information provided by the Steering Committee that the neighborhood consists

of a signi�cant amount of long-term residents.
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COMMUNITY ENGAGEMENT
�e �omasville Heights Neighborhood Plan was developed between May 2022 and May 2023. �e plan was led by input 
received from a steering committee, community members, and project stakeholders. �is goal of this plan is to create a guide 
for the development of the �omasville Heights community that builds upon addressing the needs of current residents while 
planning for future community members. Below are the vision and goals created by the �omasville Heights Community. 

Goal 1 :Conserve 
�	 Ensure legacy residents can remain in their 

homes; 
�	 Preserve the existing character of the 

neighborhood; 
�	 Share the history and culture of the neighborhood 

with future generations; 
�	 Protect and improve existing a�ordable housing 

in the neighborhood;
�	 Support the reopening of �omasville Heights 

Elementary School; and
�	 Support the �omasville Heights Civic League.  

Goal 2: Create
�	 Establish new homeownership opportunities;
�	 Improve access to youth recreation and programming; 
�	 Increase connectivity between the neighborhood and 

community assets; 
�	 Improve pedestrian infrastructure in the 

neighborhood; 
�	 Invest in infrastructure that reduces vehicular speed;
�	 Establish a schedule for City services, such as right 

of way clearance; 
�	 Develop new for sale and rental housing; 
�	 Promote neighborhood safety and stability; and
�	 Develop neighborhood retail space.   
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THOMASVILLE HEIGHTS NEIGHBORHOOD PLAN VISION

�e Implementation Plan serves as a guide for transitioning the �omasville Heights Neighborhood Plan from its planning stages 
to actionable next steps in the implementation phase. �is section is comprised of the neighborhood master plan, neighborhood 
preservation guide, and implementation matrices. Together these elements lay the foundation for what future development in 
�omasville Heights could look like, coupled with strategies to preserve and promote the existing community going forward. 

Neighborhood Improvement

�e Neighborhood Improvement section includes the overall �omasville Heights Master Plan.  �e master plan delineates  potential 
development scenarios for priority sites that are publicly owned and controlled by project partners, and catalytic sites that can be 
transformative if developed with the community’s vision.  Below are the master plan goals:

�	 Redesign of McDonough Boulevard to improve the connectivity within the neighborhood
�	 Introduce of walking trails and increase greenspace
�	 Create a more connected and walkable community 
�	 Introduce a range of housing types to support households at di�erent incomes 
�	 Introduce higher density uses along Moreland Avenue and McDonough Boulevard  

Neighborhood Preservation Guide
�e Neighborhood Preservation section contains preservation recommendations for the �omasville Heights Neighborhood. 
�e neighborhood vision svision was created with inputs by the Steering Committee and community, and directly in�uences 
plan recommendations.. Each recommendation is tied to one of the two goal categories, Create or Conserve, highlighting the 
relationship between goals and recommendations. 
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Community Retention
�e community retention sub-section of the Neighborhood Preservation Guide includes recommendations to retain existing 
residents in �omasville Heights as changes and development occur in the neighborhood and the City. �ese strategies are 
essential to ensure existing residents are not displaced as new development is introduced in �omasville Heights and growth 
pressures increase. Below are the recommended community retention and neighborhood improvement strategies. 

Neighborhood Improvement Strategies
�e Neighborhood Improvement Strategies section provides recommendations on how to improve the existing �omasville 
Heights neighborhood through short and long term strategies. Below are the recommended improvement strategies.  

Implementation Tables 
Strong partnerships and community support are critical to successfully implementing the �omasville Heights Neighborhood 
Plan. �e partners listed below were involved in the planning process and will be necessary to transition from planning to 
implementation. �omasville Heights residents will serve as champions of the plan and will ensure the implementation stays on 
track and aligns with their priorities. 

�	 Atlanta Public Schools; 
�	 Atlanta Housing; 
�	 Atlanta Police Department; 
�	 Community Foundation for Greater Atlanta 
�	 City of Atlanta; 
�	 Focus Community Strategies; 
�	 Habitat for Humanity;  
�	 Invest Atlanta; 
�	 �omasville Heights Civic League; and 
�	 Private Property Owners.  



�e �omasville Neighborhood Plan is supported by the �omasville Heights 
Neighborhood, Community Foundation for Greater Atlanta, the City of Atlanta, and 
Atlanta Housing. 

NEIGHBORHOOD PLAN 
PARTNERSHIP 
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PLAN BACKGROUND 

�e Community Foundation has worked in �omasville Heights for several years and selected this community to complete 
in-depth place-based work. �e City of Atlanta and Atlanta Housing are both large public sector property owners in the 
neighborhood and joined the planning e�ort the Community Foundation started. �e plan’s goal is to ensure residents establish 
the vision and goals for the neighborhood, guide the development of publicly-owned land, and put strategies in place to ensure 
that as the neighborhood develops existing residents can remain in the neighborhood. �e early collaboration of funders and 
property owners in a neighborhood plan is unique and creates the opportunity to develop an implementation focused plan. 

Each public sector organization brings a unique perspective to the plan. At the start of the planning process, a visioning session 
was held with each organization to understand their goals and objectives for the neighborhood plan and, when applicable, the 
property they own. A summary of each visioning session is included below. 

Community Foundation for Greater Atlanta 
Goals the Community Foundation for Greater Atlanta has for the neighborhood plan include: 

�	 Ensure existing residents’ voices drive the planning process; 
�	 Establish goals and a vision for the neighborhood to guide redevelopment; 
�	 Create data driven community retention strategies that will help legacy residents remain in their homes; and
�	 Design a neighborhood plan supported by the community, and adopted by City Council that can be implemented. 

City of Atlanta
�e City of Atlanta owns several properties in �omasville Heights, both developed and undeveloped. Due to the signi�cant amount 
of property owned by the City in the neighborhood and their essential role in implementation, it is critical to understand the goals 
and objectives of the City for this neighborhood plan. �e City of Atlanta goals include:

�	 Build trust with existing �omasville Heights residents;
�	 Support community retention strategies for existing residents;
�	 Develop a�ordable housing; 
�	 Build consensus for how city-owned land should be developed;
�	 Support transportation investments, including trail/greenway connections; and
�	 Determine potential stabilization strategies that have short implementation timeframes. 

Atlanta Housing 
Atlanta Housing owns 36 undeveloped acres in �omasville Heights that are presently undeveloped. �e Housing Authority is 
examining potential development scenarios for their site and intends to use this planning process to inform their development 
plans. Goals that Atlanta Housing has for their development and the neighborhood plan include: 

�	 Create a development that minimizes the need for new infrastructure;
�	 Use a mixed-income approach to development that includes rental and homeownership opportunities;
�	 Focus on creating a development that is family oriented; and
�	 Include greenspace and green infrastructure in the redevelopment of their property. 

It is also important to note that the redevelopment plans for the Forest Cove multifamily apartments will directly impact the �nal 
development program for the Atlanta Housing and the City of Atlanta sites. All three entities desire a plan that is supported by the 
community, adopted by City Council, and ready for implementation.

STUDY AREA
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�is section includes the history of �omasville Heights collected from residents, 
stakeholder archives, and local news sources. 

THOMASVILLE HEIGHTS 
HISTORY
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URBAN RENEWAL 
�e Urban Redevelopment Plan for the �omasville Urban 
Redevelopment Area was completed in 1959.  Prior to the 
Plan, �omasville Heights consisted primarily of single 
family homes on large  lots in a rural-like setting. Figure 1 
shows how the neighborhood looked before Urban Renewal, 
while Figure 2 and Figure 3 show the Urban Renewal plans 
for the neighborhood. �e area’s preliminary plan serves as 
this neighborhood plan’s current boundary. �e plan covered 
277.7 acres of land and, like other Urban Renewal Plans 
across the country, was focused on removing slum living 
conditions and developing modern housing and amenities. 
The specific objective of the Thomasville Urban 
Redevelopment area was to create a viable residential 
neighborhood complete with schools, parks, playgrounds, 
and commercial districts. �e Urban Renewal Plan outlined 
how �omasville Heights would be developed, including 
neighborhood amenities. 

�e original plan for �omasville Heights called for primarily 
residential uses, speci�cally single-family homes, on new 
streets created as part of the land acquisition and clearance. 
�ese new residential units were constructed as part of the 
Urban Renewal Plan. �e plan laid out speci�c guidelines 
including setbacks, building height, and minimum unit size. 

�e multifamily portion of the neighborhood is concentrated 
north of McDonough Boulevard where the Atlanta Housing 
Authority constructed 350 units of low rent public housing. 
�ese units eventually became known as �omasville 
Heights and were completed in 1967. Images of the 
�omasville Heights public housing development are shown 
in Figure 5. 

�is plan also included neighborhood amenities, including 
parks, schools, and commercial space. As seen in Figure 3, 
the proposed elementary school fronted McDonough 
Boulevard next to the proposed park. 

Several properties were not acquired via the Urban Renewal 
Project, including some residential properties and local 
churches. An urban renewal volunteer-based program was 
established to help existing properties meet the City of 
Atlanta codes. �e program did not provide direct �nancing 
but guided how these properties could be brought up to 
current living standards. �e  unacquired property is shown 
in Figure 3.  

Lastly, this initial plan shows a highway connection through the northwest section of the neighborhood that would separate the 
neighborhood from the Federal Penitentiary to the west. �e highway was never built. 
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Source: Atlanta Housing 

Figure 1: �omasville Heights in 1955

Figure 2: �omasville Heights Urban Renewal Project Zoning 

Source: Ophelia Lee 

Figure 3: �omasville Heights Urban Renewal Project Preliminary Plan 

Source: Atlanta Housing 

�e current neighborhood development pattern largely follows the initial plan in Figure 3. �e proposed highway connection in 
the northwest corner was never constructed, and there is no commercial space at Moreland Avenue and McDonough Boulevard. 
�e �omasville Heights public housing development was demolished by Atlanta Housing in 2010, and the property remains 
vacant. 

Eventually, a request for proposal (RFP) was published for the remaining 96 acres in �omasville Heights, as shown in Figure 4. 
�e RFP was issued in 1968 for 96 acres of land. �e RFP outlined several developer requirements. �ey are summarized below: 

�	 At least 300 units of housing should be developed for families with the lowest incomes;
�	 �e plan called for the construction of 811 housing units ranging from Single Family, to Duplex to Multifamily Residential 

units. �e developer must set aside land to be acquired by the Atlanta Board of Education for the development of two primary 
schools and a middle school; 

�	 Unusable land in the project area would be acquired and developed by the City of Atlanta to expand on the existing park; 
�	 Neighborhood-focused retail will be permitted to serve residents and the surrounding community; and 
�	 Utilities will be installed in the project area at no expense to the developer. 



���� �omasville Heights Neighborhood Plan Community Foundation For Greater Atlanta 

Figure 5: �omasville Heights Public Housing 

Source: Atlanta Housing 

�e Forest Cove apartments were built as a result of this RFP. . As shown in Figure 6, the development’s original name was Seasons 
Four, providing a�ordable housing for low-income Black families. �e layout of these buildings has primarily remained the same 
since they were built in the early 1970s. �e other requirements outlined in the RFP also impacted the existing development pattern 
and land ownership composition. �e City of Atlanta and the Atlanta Public Schools still own property in the development area 
included in the RFP. 

Today’s urban pattern of �omasville Heights remains intact from the Urban Renewal plan of the 1950s and 1960s. �ere has been 
limited in�ll development, so a majority of the housing stock is also from this time period. 

Figure 4: �omasville Heights Urban Renewal Project 
Request for Proposal 

Source: Atlanta Housing Source: WABE

Figure 6: Marketing Material for A�ordable Housing in 
�omasville Heights 

�is page has intentionally been le� blank. 



�is section examines existing conditions in the �omasville Heights neighborhood, 
including demographics and land use. 

THOMASVILLE HEIGHTS TODAY 
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Demographic Category City of 
Atlanta

Thomasville
Heights 

Population Characteristics

Total Population (2000) 425,469 4,104

Total Population (2010) 429,144 2,851
Total Population (2020) 511,326 2,840

Total Households 228,671 826

Median Age 35 23

Below 18 Years of Age 18% 43%

Above 65 Years of Age 13% 10%

Average Household Size 2 3.4

Income

Median Household Income $68,886 $17,176

Average Household Income $111,376 $46,651

Poverty Rate 17% 57%

Housing
Median Homeowner Property Value $290,400 $84,762

Average Household Rent $1,216 $755

Renters paying more than 30% of income 
in rent 

47% 58%

Renters paying more than 50% of income 
in rent 

24% 44%

Ownership Rate 35% 33%

Vacancy Rate 15% 12%

Access to Internet 87% 66%

Education and Employment

At least High School Diploma 90% 75%

At least Bachelor�s Degree 30% 6%

At least Graduate/Professional Degree 25% 2%

Unemployment Rate 6.5% 26%

Table 1: Demographic Summary 
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Figure 7: Age Composition 

Figure 8: Average Household Size 

Figure 9: No Access to Internet 

NEIGHBORHOOD PROFILE 
�e Neighborhood Pro�le highlights the current demographics of �omasville Heights, compared to the City of Atlanta. �is 
sectiondescribes the demographic pro�le of �omasville Heights and compares it to that of the City of Atlanta. Demographic 
statistics are detailed by four categories: ...; population, income, housing and education, and employment (which are combined into 
one).

Atlanta �omasville Heights
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Population and Income

�e population of the neighborhood has declined from 4,104 in 
2000 to 2,840 due to the demolition of the �omasville Heights 
Housing. Residents are primarily Black, as shown in Figure 10. 
A small percentage (2%) of residents identify as having Hispanic 
Origin in the neighborhood. Because residents can identify their 
Hispanic Origin and choose a race category, the charts in Figure 
10 add up to more than 100%. �e median age in �omasville 
Heights is over a decade younger than the median age of residents 
in the City of Atlanta. �e signi�cant di�erence in the median 
age can be partially explained by the high percentage of residents 
under 18 in �omasville Heights (43%) compared to the City 
(18%). 

�e median household income of the neighborhood is $17,176, 
compared to the median household income of Atlanta, which is 
$68,886. The significantly lower median income directly 
contributes to the higher poverty rate in the neighborhood, which 
is 57%, over three times the City’s poverty rate, of 17%.

Figure 11 shows the income di�erence between residents in 
�omasville Heights and the City of Atlanta. In �omasville 
Heights, 63% of households earn less than $25,000 a year, 
compared to 22% of households in the City. 82% of households 
in �omasville Heights earn less than $75,000 a year, compared 
to 53% in Atlanta.

Education and Employment 
In �omasville Heights, 75% of residents have at least a High 
School Diploma, which is 15% lower than in the City of 
Atlanta, at 90%. In Atlanta, 30% of residents have at least a 
Bachelor�s Degree, compared to 6% of residents in �omasville 
Heights. Only 2% of residents in �omasville Heights have a 
Graduate/Professional Degree compared to 25% in Atlanta.

�e unemployment rate in �omasville Heights is 26%, compared 
to 6.5% for the City of Atlanta. �e high unemployment also 
contributes to the high poverty rate in the neighborhood. 
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Figure 10: Racial Composition Chart 

Figure 11: Income Distribution 

Source: American Community Survey, ESRI Business Analyst
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CENSUS TRACT COMPARISON 
Forest Cove, a 396-unit 100% subsidized housing development in �omasville Heights, and signi�cantly impacts the neighborhood’s 
overall demographics. Forest Cove is in a di�erent census tract than the single-family portion of the neighborhood, so data was 
examined for each census tract to understand the di�erences between the two geographies. While the census tracts do not align 
precisely with the project boundary, they highlight signi�cant di�erences between the two portions of the neighborhood. A summary 
of major data points can be found in Table 2. 

Signi�cant di�erences between the census tract that contains Forest Cove (68.01) and the census tract that contains the single-family 
potion of the neighborhood (71) include:

�	 �e population under 18 is twice as high in census tract 68.01 compared to census tract 71; 
�	 Census tract 68.01 has a poverty rate of 78% compared to 28% in census tract 71; 
�	 Rental property makes up an overwhelming majority of property (88%) in census tract 68.01 compared to 54% in census 

tract 71; 
�	 Census tract 71 has almost three times as many residents over 65 as census tract 68.01; and 
�	 �e median income in census tract 68.01 is $11,458 less than in census tract 71. 

Table 2: Census Tract Summary 

Topic Thomasville 
Heights 

Census Tract 71 
(Single-Family 
Portion)

Census Tract 68.01 
(Forest Cove)

Population 2,840 2,663 2,040

Population Under 18 43% 29% 58%

Population Over 65 10% 19% 6%

Poverty Rate 57% 28% 78%

Median Income $17,176 $25,208 $13,750

Renter Occupied Units 55% 54% 88%

Average Household Size 3.4 2.8 4

Key
Census Tract 68.01

Census Tract 71 

Thomasville Heights

Figure 12: Local Census Tracts 

Forest Cove

Forest Cove
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PREVIOUS PLANS AND STUDIES
A list of previous plans and studies that a�ect �omasville Heights are shown below. Previous recommendations from these plans 
will be considered in the planning process, and incorporated where appropriate. 

2007 NPU�Z REDEVELOPMENT PLAN 

2008 SOUTH MORELAND AVENUE LCI STUDY 

�e Livable Centers Initiative program focuses on creating plans to identify strategies and 
recommendations for transportation and land use to build livable and sustainable communities. �e 
South Moreland Avenue LCI Study focuses on the Moreland Avenue corridor south of I-20 to 
Constitution Road. �e plan identi�ed short and long-term recommendations to enhance the livability 
of the South Moreland Avenue corridor.� 

Major Takeaways:
�	 Trees and open space are essential to residents along the corridor; 
�	 Neighborhood residents prioritized stronger code enforcement and a reduction in vacant and 

blighted properties;
�	 Development should focus on creating a range of housing types that cater to a mix of incomes, 

along with neighborhood servicing retail; and
�	 �omasville Heights should be developed into a mixed-income residential neighborhood that 

includes single-family and multifamily housing types and access to the adjacent creek system 
and additional open space. 

�e NPU Z Redevelopment Plan was created to highlight community desires for growth and 
development in the NPU and match implementation recommendations with funding opportunities. 
�e Redevelopment Plan focuses on maintaining the existing character of the established single-family 
neighborhoods, protecting existing multifamily housing, and supporting high-quality development 
on underutilized parcels. 

Major Takeaways:
�	 Substandard housing rehabilitation,, infrastructure improvements, and expanded commercial 

and retail services are all critical to NPU Z residents; 
�	 �ere are illegal dumpsites in the neighborhood, including several in �omasville Heights; 
�	 A majority of NPU Z is zoned R-4, and residents do not want new development to impact the 

single-family character of existing neighborhoods negatively; 
�	 �omasville Boulevard sees a lot of criminal activity due to its isolated location and the lack of 

development along the road; 
�	 �omasville Heights has the lowest incomes in NPU Z, driven mainly by the high number of 

residents in subsidized housing and seniors; and
�	 46% of households in �omasville Heights have lived in the neighborhood for at least ten years. 

2019 ONE ATLANTA: STRATEGIC TRANSPORTATION PLAN 

2018 ATLANTA’S TRANSPORTATION PLAN 

�e One Atlanta Strategic Transportation Plan is the �rst strategic transportation plan for the City 
focused on creating a safe, more equitable, and more sustainable transportation network. �e plan 
also focuses on increasing the reliability and e�ciency of the entire transportation system. 

�	 �omasville Heights is a Community of Concern, meaning �omasville Heights is one of the 
neighborhoods with the greatest transportation burdens; 

�	 Due to being a Community of Concern, transportation investments should be prioritized in 
the neighborhood; 

�	 Sidewalks should be installed in all Atlanta neighborhoods; 
�	 Connect more neighborhoods by expanding the multi-use trail network; and 
�	 Add or improve lighting for pedestrians across the City of Atlanta. 

�e plan focuses on creating safe, mobile, a�ordable transportation that supports economic 
development and job growth while decreasing congestion. �e plan outlines recommendations to 
support future transportation needs as the City continues to grow and strives to reduce car dependency. 
�e intersection of Moreland Avenue and McDonough Boulevard is one of the highest injury 
intersections in Atlanta; 

�	 �omasville Heights has no dedicated bike lanes; and
�	 Supports identifying and creating connections to nature networks, like the South River Forest 

Trail. 
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2020 CIT Y OF ATLANTA FUTURE PLACES PROJECT 

�e Future Places Project provides a comprehensive understanding of the historic preservation 
program in the City of Atlanta. �e plan evaluated current preservation work and shared recommendations 
on how the City can address future preservation work, including how to expand the de�nition of what 
is considered historic. 

Major Takeaways: 
�	 �omasville Heights was developed by the Atlanta Housing Authority and the federal government 

in the 1960s and 1970s as the �omasville Urban Redevelopment Project; 
�	 �omasville Heights was one of 33 neighborhoods where a windshield survey was completed 

due to the high concentration of property 40 years of age or older and no previously recorded 
survey work; 

�	 94% of the buildings in �omasville are 40 years or older; 
�	 A majority of the housing stock in the neighborhood is brick veneer ranch homes dating from 

the 1950s and 1960s; and
�	 �omasville Park and the neighborhood directly to the south of the park all appear to have high 

integrity and could be eligible for listing on the National Register. 

2019 ONE ATLANTA: HOUSING AFFORDABILIT Y ACTION PLAN 

Examines the state of housing in the City of Atlanta, identi�es challenges to a�ordable housing, 
and outlines goals and strategies to preserve and increase a�ordable housing. A vital objective of this 
plan is to create or preserve 20,000 a�ordable units and create an a�ordable City for all who want to 
call Atlanta home, especially long-term residents. 

�	 Vacant publicly owned land should be leveraged for a�ordable housing, where possible; 
�	 Community retention strategies should be incorporated into neighborhood plans when they 

are completed in vulnerable areas; 
�	 Explore expanding the Anti-Displacement Tax Relief Program to other vulnerable neighborhoods 

in Atlanta;
�	 Increase the use of state and local exemptions for homeowners; and
�	 Expand homeowner opportunities through a Down Payment Assistance Program. 

2021
PLAN A �CIT Y OF ATLANTA COMPREHENSIVE 
DEVELOPMENT PLAN� 

Plan A or �e Comprehensive Development Plan (CDP) for the City of Atlanta establishes planning 
recommendations and priorities to guide the growth and development of the and covers all aspects 
of planning, including land use, transportation, housing, economic development, nature, and historic 
preservation. �e CDP outlines the core values for the City of Atlanta, which are equity, progress, 
ambition, access, and nature, which guide the overall plan for the City. �e capital improvements 
section of the CDP is updated yearly and lists projects that are eligible for impact fee funding. 

Major Takeaways:
�	 �omasville Heights is an equity framework target neighborhood, making tactical transportation 

projects eligible to borrow materials from the Atlanta Department of Transportation; 
�	 Focus on prosperity without displacement, and create positive outcomes for people at risk of 

being priced out of their neighborhoods;
�	 �ere is support to implement anti-displacement measures in neighborhoods facing increased 

economic pressures; and
�	 Update the zoning ordinance to match the built pattern of the neighborhood. 

2022

2023

VISION ZERO ANNUAL REPORT & INTERIM ACTION PLAN 

SOUTH RIVER FOREST STUDY

�is Interim Action Plan is the �rst update to the Vision Zero initiatives adopted in 2020. �e 
updated shares the work completed to date by and outlines the next steps to help the City of Atlanta 
achieve the Vision Zero goals. 

Major Takeaways: 
�	 Tra�c injuries are signi�cantly more common on larger arterial streets such as Moreland Avenue;
�	 Streetlights have been installed throughout Atlanta, including �omasville Heights; 
�	 �e average travel time to work for �omasville Heights residents is 36.4 minutes compared to 

the Citywide average of 27.8 minutes; 
�	 In �omasville Heights, 40% of residents do not have access to a vehicle, compared to 17% of 

residents in the City; and 
�	 �e Atlanta code was updated in June 2021 to enable new tra�c calming initiatives. 

�e South River Forest is a proposal for an expansive 3,500-acre network of connected greenspaces 
along the South River and its tributaries. 

Major Takeaways: 
�	 Proposed greenway route includes connecting to �omasville Heights neighborhood, entering 

through the Atlanta Housing site and continuing through �omasville Heights Park to South 
View Cemetery. 
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Category Parcel 
Count % Acreage

SF Detached 511 86% 144.98

SF Attached 0 0% 0.00

Duplex 4 1% 0.37

Triplex 0 0% 0.00

Quadplex 0 0% 0.00

Multifamily 3 1% 22.35

Commercial 6 1% 4.53

O�ce 0 0% 0.00

Mixed Use 0 0% 0.00

Industrial 1 0% 0.30

Institutional 10 2% 29.05

Recreation 1 0% 16.54

Parking Lot 5 1% 26.21

Utility 0 0% 0.00

Undeveloped 49 8% 137.18

Total 590 100% 381.51

Figure 13: Parcel Count by Land Use

Table 3: Existing Land Use 

EXISTING LAND USE
�e information in this section describes the existing land use 
for each parcel within �omasville Heights.

APD-U conducted a windshield survey and examined 590 
parcels to provide land use and parcel information. �e following 
analysis organizes the collected land use information into 15 
descriptors, shown below.

Land Use Category Descriptors
�	 Single Family Detached: Single family dwelling with no 

shared walls;
�	 Single Family Attached: Single family dwelling with shared 

walls;
�	 Duplex: Two Family dwelling with shared walls;
�	 Triplex: �ree family dwelling with shared walls;
�	 Quadplex: Four family dwelling with shared walls; 
�	 Multifamliy: Multifamily dwelling with shared walls;
�	 Commercial: Used for business and sales;
�	 O�ce: Used for professional, or bureaucratic work;
�	 Mixed Use: Used for living and working;
�	 Industrial: Used for factories or warehouses;
�	 Institutional: Used for spiritual practice or education; 
�	 Recreation: Used for exercise and park space;
�	 Parking Lot: Paved lot used for vehicle parking; and
�	 Utility: Used for electrical or water management systems. 
�	 Undeveloped: No use or structure;

�e dominant land use in �omasville Heights is single-family 
detached homes, found on 87% of all parcels, followed by 
undeveloped land that accounts for 49 or 8% of all parcels.

Major Takeaways
�	 �ere are 1,148 residential units in �omasville Heights, 

87% of which are single-family detached homes; and 
�	 �ere are 49 parcels of undeveloped land which amounts 

to 8% of all parcels in the study area. 
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Figure 15: Parcel Count by Building Condition

Table 4: Building Condition 

Criteria Parcel 
Count

Percentage

Dilapidated 6 1%
Deteriorated 21 4%
Poor 514 87%
Fair 230 39%
Good 260 44%
Rehabilitation 2 0.3%
Undeveloped 49 8%
Total 590 100%

Undeveloped

Dilapidated

Deteriorated

Poor

Fair

Good 
Rehabilitation

BUILDING CONDITION 
�e condition of structures on each parcel was also surveyed. 
Current exterior building conditions were collected from the 
street, via an external visual survey. Internal building conditions 
were not collected, due to limitations inherent in the survey 
methodology. A map was created to visualize the location of the 
structures and their corresponding condition (Figure 16). 

Building Category Descriptors:
�	 Dilapidated: Extensive rehabilitation or demolition needed;
�	 Deteriorated: Major repairs needed (roof, foundation, 

siding, windows);
�	 Poor: Deferred maintenance requires general repairs, more 

than $1,000;
�	 Fair: Minor repairs, less than $1,000;
�	 Good: Sound condition;
�	 Under Construction: New structure in progress;
�	 Rehabilitation: Rehabilitated structure; and
�	 Underdeveloped: Land that is not utilizing its full potential
�	 Undeveloped: No structure on parcel

Of the 590 parcels surveyed, 83% are  in good or fair condition. 
Less than 10% of parcels are in poor (5%), deteriorated (1%), and 
dilapidated (1%) condition. Undeveloped parcels account for 8% 
of all parcels in the neighborhood. 

Of the 510 single-family detached homes in �omasville Heights, 
470 are in good and fair condition, and 28 are in poor condition. 
Five single-family homes are deteriorated, and �ve are dilapidated. 

Building conditions by acre provides an alternative way to 
understand overall conditions in the neighborhood. �ere are 
151 acres of undeveloped land in the community, accounting for 
40% of the neighborhood acreage. �is is a signi�cant amount 
of undeveloped land, especially for a neighborhood the size of 
�omasville Heights. It is important to note that not all of this 
land is eligible to be redeveloped. Property suited for redevelopment 
is identi�ed during the design phase of work.

While there are only eight dilapidated parcels, they account for 
24 acres in the neighborhood and are primarily driven by the 
condition of Forest Cove Apartments. 

Major Takeaways
�	 Undeveloped land accounts for 40% of all land in the 

neighborhood; 
�	 A majority of the single-family homes in �omasville 

Heights are in good or fair condition; and 
�	 Forest Cove Apartments account for a majority of the 

dilapidated acreage in the neighborhood. 

Table 5: Condition by Acreage

Source: APD Urban Planning & Management

Criteria Acreage

Undeveloped 150

Dilapidated 24
Deteriorated 2
Poor 11
Fair 99
Good 95
Rehabilitation 0.3
Total 381

Figure 16: Current Building Conditions 

Source: City of Atlanta GIS Dept.  APD Urban 
Planning & Management

Source: APD Urban Planning & Management


















































































































































