
 

DeKalb County Department of Planning & Sustainability 

   

 
     

 

 

 

                                            Planning Commission Hearing Date:       January 5, 2017 6:30 P.M. 
                    Board of Commissioners Hearing Date:  January 24, 2017 6:30 P.M.  

 

STAFF ANALYSIS  

12/16/16      Prepared By: JLR      Page 1                   Z-16-20901/D-3 

 

 Lee May 
Interim Chief Executive Officer 

 

 
 

330 Ponce De Leon Avenue, Suite 500 
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Case No.: Z-16-20901 Agenda #:  D-3 
 

 Location/ 
Address: 
 

2760 and 2772 Briarcliff Road and 2018 and 2030 Cliff 
Valley Way, Atlanta, Georgia 

Commission District: 2      Super 
District:  6 

 Parcel ID: 18 157 03 056, 18 157 03 057, 18 157 03 058, 18 157 03 
060  
 

 

 Request: To rezone from R-85 (Residential Medium Lot) to MR-1 (Medium Density Residential-1) 
district to allow 25 fee simple attached townhomes in accordance with Chapter 27, Table 4.1 
of the DeKalb County Code.  
 

 Property Owner: Rockhaven Homes 
 

 Applicant/Agent: Kathryn Zickert  

 Acreage: 2.1  
 

 Existing Land Use: Single-family homes and vacant land  
 

 Surrounding 
Properties: 

An office (Cliff Valley Psychologist) and school (Atlanta Montessori International School) to 
the north; single-family homes to the east (Green Hills subdivision); a school (Immaculate 
Heart of Mary Catholic School), a church (Immaculate Heart of Mary church),  multi-family 
(the Marquis at Briarcliff Apartments), townhomes (Bristol at Briarcliff Townhomes), a vacant 
building (formerly Briarcliff Library), and vacant land to the south across Briarcliff Road; and 
single-family attached condominiums (Enclave at Briarcliff Condominiums)  to the west 
across Cliff Valley Way.   
 

 Adjacent Zoning: 
 
Comprehensive Plan: 

North:  OI  South:  HR-2, OI, RE, MR-1  East: R-85    West:  OI  
 
Current Suburban 
Proposed for Neighborhood Center     Consistent                              Inconsistent  

  (Case LP-16-20900) 
 

 Proposed Density:    12 units per acre Existing Density:  1.42 units per acre 
 Proposed Units:  25 fee simple attached townhomes  Existing Units:  3 single-family homes and vacant 

land     
   

 

X

__

_ 
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ZONING HISTORY 

The property has been zoned R-85 since the initial adoption of the DeKalb County Zoning Ordinance in 1955.  
 

     PROJECT ANALYSIS 

The applicant is requesting to rezone the 2.1 acre property to MR-1 (Medium Density Residential) to allow the 
demolition of  the three single-family homes and redevelop the site with 25 fee simple attached townhomes at a 
density of 12 units per acre.    Since the current Suburban (SUB) character area designation on the property limits the 
density to a maximum of eight units per acre, the applicant is also submitting a companion land use plan amendment 
request to change to a Neighborhood Center (NC) Character Area which allows a maximum of 24 units per acre (See 
companion case LP-16-20900).   The proposed townhomes are three stories  and will have one access off of Cliff Valley 
Way, a two-lane local road, via a private drive.      The maximum based density allowed in the proposed MR-1 district is 
eight units per acre.   However, the Zoning Ordinance allows a bonus density up to 12 units per acre if the applicant 
provides 20% of the overall development site (18.295 square feet) as Enhanced Open Space.   While open space 
includes undisturbed areas of the site free of buildings and parking lots, enhanced open space includes active and 
passive recreation uses such as pocket parks, picnic pavilions, recreational amenities, water features, hardscape 
materials, gazebos, and urban gardens.   The applicant is providing enhanced open space on the site plan in order to 
achieve the proposed density of 12 units per acre.   The applicant’s enhanced open space includes  three pocket parks (a 
dog park, a community garden, and a picnic area) and a pervious pedestrian path.  The proposed pocket parks comply 
with the minimum size requirements of 2,000 square feet for each pocket park.  Staff’s recommended conditions 
require that 20% of the development site shall comprise enhanced open space .  Topography of the project site slopes 
moderately uphill from Cliff Valley Way and Briarcliff Road towards the northeast.  The site contains an abundance of 
mature trees and vegetation.   
 
The character of the surrounding area consists of an office (Cliff Valley Psychologist) and school (Atlanta Montessori 
International School) to the north; single-family homes to the east (Green Hills subdivision); a school (Immaculate Heart 
of Mary Catholic School), a church (Immaculate Hear t of Mary church), multi-family  (the Marquis at Briarcliff 
Apartments), townhome s(Bristol at Briarcliff), a vacant building (formerly Briarcliff Library), and vacant land to the 
south across Briarcliff Road; and single-family attached condominiums (Enclave at Briarcliff Condominiums)  to the west 
across Cliff Valley Way.   
 
LAND USE ANALYSIS 
 
The applicant is requesting to rezone the 2.1 acre property to MR-1 (Medium Density Residential) to redevelop the  site 
with 25 fee simple attached townhomes at a density of 12 units per acre.  Since the current Suburban (SUB) character 
area designation on the property limits the density to a maximum of eight units per acre, the applicant is also 
submitting a companion land use plan amendment request to change to a Neighborhood Center (NC) Character Area 
which allows a maximum of 24 units per acre (See companion case LP-16-20900).   
 
The proposed project is in line with the characteristics of the surrounding land use designation of Neighborhood Center 
which allows an increase in density of up to 24 units per acre.  Infill development or new construction should reflect 
existing neighborhoods. The surrounding designation would also support the proposed land use change providing a 
consistency of neighborhood center that currently exist in the community. The proposed land use amendment is being 
approved on the following basis:  
 

 LUP6: Ensure that new development and redevelopment is compatible with existing residential areas.  

 NCCAP2: Preserve and enhance the integrity and quality of existing residential neighborhoods.  
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 NCCAS2: Create neighborhood focal points through the use of existing pocket parks and squares for community 
activities.  

 SPP3: Encourage developments that are bicycle and pedestrian oriented with connections between different 
uses.  

 The approval to increase the density of the area to a Neighborhood Center would be compatible with the 
character and appearance of the existing residential neighborhoods.  

 The requested amendment from SUB to NC is consistent with the 2025 Comprehensive Plan  
 
 

IMPACT ANALYSIS 

Section 7.4.6 of the DeKalb County Code states that the following criteria shall be applied in evaluating and deciding 
any application for a Special Land Use Permit.   

 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 
 

The zoning proposal for townhomes at 12 units per acre is consistent with the requested Neighborhood Center 
(NC) character area which allows a maximum density of 24 units per acre.   The zoning proposal is consistent 
with the following housing policy of the 2025 Comprehensive Plan:   “Enhance the county’s existing supply of 
housing” (HP3) and the following strategy for Neighborhood Center:  “Promote healthy living in neighborhoods 
by incorporating a pedestrian environment that encourages socialization, walking, biking, and connectivity 
(NCCAS9)”.   

 
B. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent 

and nearby properties: 
 

Residential development is suitable at a location where most of the adjoining and nearby properties are 
developed for residential uses.  The proposed single-family attached townhomes are an appropriate transition 
between the single-family subdivision (Green Hills)  to the east  and the single-family attached condominiums 
(Enclave at Briarcliff) to the west across Cliff Valley Way.  The proposed single-family attached townhomes are 
also an appropriate transition between the multi-family (The Marquis at Briarcliff Apartments approved at 30 
units per acre) and townhomes (Bristol at Briarcliff approved at 12 units per acre) to the south across Briarcliff 
Road and the office (Cliff Valley Psychologists) and institutional use (Atlanta Montessori International School) to 
the north.    The natural topography of the site, which slopes downward from adjoining single-family residential 
properties, and screening provided by preservation of existing trees  and installation of new trees along the 
perimeter of the site, will screen the development from view.     

 
C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 

zoned: 
 

It appears that the property currently has a reasonable economic use as currently zoned single-family residential 
(R-85) since there are existing single-family homes on the property.    

 
D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 
 

It does not appear that the zoning proposal will adversely affect the usability of adjacent or nearby property 
since the plan provides for enhanced open space and a thirty (30) foot transitional buffer along its northern and 
eastern perimeter.   Staff’s recommended zoning conditions require upgrading the traffic signal at Briarcliff Road 
and Cliff Valley Way to provide  pedestrian crossings on all legs, including ADA ramps and/or landing pads.  
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With Staff’s recommended conditions, Cliff Valley Way and Briarcliff Road, a minor arterial road, should be able 
to sufficiently accommodate the additional traffic generated by the higher residential density.    

 
E. Whether there are other existing or changing conditions affecting the use and development of the property, 

which give supporting grounds for either approval or disapproval of the zoning proposal: 
  

The proposed single-family attached townhomes are consistent with the surrounding multi-family apartments 
and townhomes to the south (the Marquis at Briarcliff Apartments and Bristol at Briarcliff Townhomes ) and 
single-family attached condominiums to the west (Enclave at Briarcliff).    
 

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 

 
Based on the submitted information, it does not appear that the zoning proposal is located in a historic district.   

 
G. Whether the zoning proposal will result in a use which will or could cause an excessive or burdensome use of 

existing streets, transportation facilities, utilities, or schools: 
 

There has been no indication from reviewing departments and agencies that the proposal could cause excessive 
use of existing streets, transportation facilities, utilities, or schools. 

 
H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources:   

 
It does not appear that the zoning proposal will adversely impact the environment or surrounding natural 
resources since it appears that the proposed single-family attached townhomes are an appropriate transition 
between the single-family subdivision (Green Hills)  to the east  and the single-family attached condominiums 
(Enclave at Briarcliff) to the west across Cliff Valley Way.  

 
 

COMPLIANCE WITH DISTRICT STANDARDS: 
 

MR-1 STANDARD 

 

REQUIREMENT  PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE (BASE, 
W/BONUSES) 

Base:  8 d.u.s/acre            
W/Bonuses:  12 d.u.s/ac. 

12 d.u.s/acre (green 
building bonus) 

Will show compliance with min. 
enhanced open space of 20% of 
overall site to achieve density of 12 
du/ac 

MIN. OPEN SPACE 20% = 18,295 s.f. 38,700  s.f. Yes 

MIN. ENHANCED OPEN 
SPACE FOR DENSITY 
BONUS 

20% of overall site = 
18,295 s.f. 

9,147 s.f. Will show compliance with min. 
enhanced open space of 20% of 
overall site to achieve density of 12 
du/ac 

MIN. SIZE OF POCKET 
PARKS 

2,000 s.f. 2,600 s.f. Yes 

MIN. TRANSITIONAL  
BUFFER 

30’ buffer required next to 
R-85 

30 foot buffer No  (meets the 30 ft width 

requirement but a variance will be 
needed to allow a trail in the required 
undisturbed buffer and a small portion 
of the private drive) 
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MIN. LOT WIDTH 25 ft.  25 feet Yes 

MAX. LOT COVERAGE  65%  Not Provided Undetermined (Applicant will 

have to comply or request a variance 
from Board of Zoning Appeals).  

BUILDING SETBACKS Front Cliff Valley Way 
0 ft. 
 
Front Briarcliff Rd  
Min. 10 ft  Max. 20 ft 
 
 
Front w Alley   5 ft 
 
 
Side                   15 ft 
 
 
Rear                  15 ft 
 
 

 

5 ft 

 

Min. 10 ft Max. 30 ft 

 

7 ft 

 

40 ft 

 

20 ft 

 

 

Yes 

 

No (Needs variance for max. setback 

off Briarcliff)  

 

Yes 

 

Yes 

 

Yes 

 

MINIMUM UNIT SIZE 1,200 sf 900 sf No (variance is required) 

MAX. BLDG. HEIGHT  3 stories 3 stories Yes 

 

PARKING Min.  44 spaces  

(1.5 spaces + min. .25 for 
guest pkng.)  

Max. 81 spaces 

(3.0 spaces + .25 for guest 
pkng.)   

Not shown Undetermined (Applicant will 

have to comply or request a variance 
from Board of Zoning Appeals). 

BUILDING FORM AND 
DESIGN 

Subject to Article 5  

STREET TREES AND 
PARKING LOT 
LANDSCAPING 

Subject to Article 5 

 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS  
The applicant is requesting to rezone the 2.1 acre property to MR-1 (Medium Density Residential) to redevelop the  
site with 25 fee simple attached townhomes at a density of 12 units per acre.  Since the current Suburban (SUB) 
character area designation on the property limits the density to a maximum of eight units per acre, the applicant is 
also submitting a companion land use plan amendment request to change to a Neighborhood Center (NC) Character 
Area which allows a maximum of 24 units per acre (See companion case LP-16-20900).   The zoning proposal is 
consistent with the following housing policy of the 2025 Comprehensive Plan:   “Enhance the county’s existing 
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supply of housing” (HP3) and the following strategy for Traditional Neighborhoods:  “Utilize vacant properties in the 
neighborhood as an opportunity for the infill development of compatible structures (NCCAS9” (Sec. 7.4.6.A).   
 
The proposed single-family attached townhomes at a density of 12 units per acre are an appropriate transition 
between the single-family subdivision (Green Hills)  to the east  within the R-85 (Single-Family Residential) district 
and the single-family attached condominiums (Enclave at Briarcliff) to the west across Cliff Valley Way within the O-I 
(Office Institutional) district.   The zoning proposal is also an appropriate transition between the multi-family units 
(The Marquis at Briarcliff Apartments approved at 30 units per acre) and townhomes (Bristol at Briarcliff approved at 
12 units per acre) to the south across Briarcliff Road and the office and  institutional (Atlanta Montessori 
International School) uses to the north.    The natural topography of the site, which slopes downward from adjoining 
single-family residential properties, and screening provided by preservation of existing trees and installation of new 
trees along the perimeter of the site, will screen the development from view (Sec. 7.4.6.B).  The Department of 
Planning and Sustainability recommends “Approval” with the following conditions.   
 
1) The development shall have a maximum 25 residential units based on a minimum of 20% (18,295 square feet) 

enhanced open space to be provided as shown prior to issuance of a Land Disturbance Permit subject to 
approval of the Director of the Planning and Sustainability Department.   

2) Enhanced open space shall include three pocket parks with minimum size of 2,600 square feet. 

3) Enhanced open space shall be provided in a manner similar to what is shown on the site plan titled,  
“RESIDENTIAL DEVELOPMENT”, prepared by Maxwell Reddick and Associates, dated  June 23,  2016.  

4) Provide 30- foot wide transitional buffer along the entire eastern and northern property line.  Provide a six foot 
high screening fence in accordance with Article 5 of the Zoning Ordinance.  The pervious path within the 30 foot 
wide transitional buffer shall require a variance from the Board of Zoning Appeals.  The pervious path, if 
approved by the Board of Zoning Appeals, shall also provide a connection to the stub-out private drive adjacent 
to “Pocket Park B”. 

5) Maximum building height of three stories.  Provide compliance with Transitional Height Plane of Article 5. 

6) Upgrade the traffic signal at Briarcliff Road and Cliff Valley Way to provide  pedestrian crossings on all paths, 
including ADA ramps and/or landing pads.   Vehicular ingress and egress shall be subject to approval of the 
Transportation Division of Public Works.  

7) Provide a minimum five-foot wide sidewalk and six-foot wide landscape strip along the property frontage of Cliff 
Valley Drive and a minimum six-foot wide sidewalk and ten-foot wide landscape strip along the frontage of 
Briarcliff Road  as required by Article 5 of the Zoning Ordinance.  Landscape strip shall consist of street trees 
planted at a minimum of 1 tree for every 30 feet on center along Cliff Valley Way and 1 tree for every 40 feet on 
center along Briarcliff Road.   
  

8) Comply with Sketch Plat requirements prior to the issuance of a Land Disturbance Permit.   

9) The approval of this rezoning application by the Board of Commissioners has no bearing on other approvals by 
the Zoning Board of Appeals or other authority, whose decision should be based on the merits of the application 
before said authority. 

 
Attachments: 

1.  Departmental Comments 

a. Land Development Division  

b. Traffic Engineering Division  
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c. Watershed Management 

d. Board of Health 

2. Application 

3. Site Plan 

4. Zoning Map 

5. Aerial Photograph 

6. Location Photographs 

 
 

 

NEXT STEPS: Following an approval of this  action, one or several of the following approvals or permits may be required:  

 

 Land Disturbance Permit    (Required for of new building construction on non-residential properties, or land 

disturbance/improvement such as storm water detention, paving, digging, or landscaping.)   

 

 Building Permit   (New construction or renovation of a building (interior or exterior) may require full plan submittal or 

other documentation.  zoning, site development, watershed and health department standards will be checked for 

compliance.)  

 

 Certificate of Occupancy (Required prior to occupation of a commercial space and for use of property for any business 

type.  The issuance follows the review of submitted plans if required based on the type occupancy.) 

 

 Plat Approval (Required if any parcel is being subdivided, re-parceled, or combined. Issued “administratively”; no 

public hearing required.) 

 

 Sketch Plat Approval (Required for the subdivision of property into three lots or more.  Requires a public hearing by 

the Planning Commission.) 

 

 Historic Preservation Certificate of Appropriateness (Required for  any proposed changes to building exteriors or 

improvements to land when a property is located within the Druid Hills Historic District or the Soapstone Geological 

Historic District.  Historic Preservation Committee public hearing may be required.) 

 

 Variance or Special Exception (Required to seek relief from any development standards of the Zoning Ordinance  A 

public hearing and action by the Board of Appeals are required for most variances.) 

 

 Major Modification (Required if there are any changes to zoning conditions approved  by the Board of Commissioner 

on a prior rezoning.)  

 

 Business License (Required for any business or non-residential enterprise operating in Unincorporated DeKalb County, 

including in-home occupations). 

 

 Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site consumption.  Signed 

and sealed distance survey is required. Background checks will be performed.) 

 

Each of the approvals and permits listed above require submittal 
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