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Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2019-4069 11/5/2019
File Status: Preliminary Item

Public Hearing:  YES ☒     NO ☐ Department: Planning & Sustainability

SUBJECT:
COMMISSION DISTRICT(S): 2 & 6
Application of Elegant Homes, LLC to rezone property from R-85 (Residential Medium Lot-85) to RSM
(Residential Small Lot Mix) to allow development of a 16-unit mixed residential development, at 1051,
1047 & 1043 Briarcliff Road.
PETITION NO: D1. Z-19-1243376

PROPOSED USE: Three-family and single-family residential development.

LOCATION: 1051, 1047, & 1043 Briarcliff Road, Atlanta

PARCEL NOS.: 18-001-05-021, -022, & -023

INFO.  CONTACT: Marian Eisenberg

PHONE NUMBER: 404-371-4922

PURPOSE:
Application Z-19-1243376 of Elegant Homes, LLC to rezone property within the Druid Hills Historic District
from R-85 (Residential Medium Lot-85) to RSM (Residential Small Lot Mix) to allow development of a 16-
unit mixed residential development consisting of urban single-family detached and three-family homes at a
density of 5.3 units per acre. The property is located on the east side of Briarcliff Road, approximately 311 feet
south of The By Way, at 1051, 1047, & 1043 Briarcliff Road, Atlanta. The property has approximately 240 feet
of frontage along the east side of Briarcliff Road and contains 3.02 acres.

RECOMMENDATIONS:
COMMUNITY COUNCIL: (10/15/19)  FULL CYCLE DEFERRAL. (8/13/19)  DENIAL.

PLANNING COMMISSION: (9/10/19) FULL CYCLE DEFERRAL.

PLANNING STAFF: (11/5/19) DENIAL. (9/10/19) FULL CYCLE DEFERRAL.

STAFF ANALYSIS: (11/5/19) The proposed development is not consistent with the policies contained in the
2035 Comprehensive Plan for the TN (Traditional Neighborhood) character area. The development does not
introduce the kind of mixture of uses that is contemplated by TN Policies 2 and 3. It is not consistent with TN
Policy No. 1, which states, “Protect stable neighborhoods from incompatible development that could alter
established residential development patterns and density.” Historic district designation of the property
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established residential development patterns and density.” Historic district designation of the property
reinforces the importance of maintaining the established density of the development. While the policy might
apply to other TN neighborhoods where population increases are desirable (for example, to supply potential
riders for new public transit projects or to support nearby commercial redevelopment projects), no such
conditions are found in the surrounding neighborhood. Moreover, based on the proposed home prices
described by the applicant, it is unlikely that the development would result in income diversification in the
manner intended by the policy. Policy No. 15, which addresses density, states: “Promote moderate density,
traditional neighborhood development style residential subdivisions, which may utilize alley ways and rear
vehicular access.” The proposed development does not reflect the lot layout that is traditional in the Druid Hills
Historic District, nor is it a traditional single-family residential subdivision with the grid pattern of streets and
alleys found in other TN character areas in the County. It appears that the property to be affected by the zoning
proposal has a reasonable economic use as currently zoned. Single-family detached homes are currently under
construction on three historic district properties on the east side of Briarcliff Road and on large, deep lots
throughout the Historic District. The zoning proposal would set a negative precedent for future rezoning of
nearby properties, (particularly the four residential properties to the north, between the subject property and The
By Way, which have similar characteristics as the lots that comprise the subject property. The proposed
development would adversely affect the Druid Hills Historic District. Regarding the zoning proposal, Historic
Preservation Commission commented: “We are required to preserve historic plat patterns. We can’t support
this.” Therefore, the Department of Planning & Sustainability recommends, “Denial”.

PLANNING COMMISSION VOTE: (9/10/19) Full Cycle Deferral, 9-0-0.  A. Atkins moved , E. Patton
seconded for a full cycle deferral, as per the staff recommendation.

COMMUNITY COUNCIL VOTE/RECOMMENDATION: (10/15/19) Full Cycle Deferral, 4-1-1. The
Community Council recommended full cycle deferral because they wanted feedback from the HPC before
making a final vote. (8/13/19) Denial, 6-0-0. The Community Council thought that the proposal is not
compatible with the surrounding area and the Druid Hills Historic District.
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Planning Commission Hearing Date:  November 5, 2019, 6:30 P.M. 
Board of Commissioners Hearing Date:  November 19, 2019, 6:30 P.M. 

 

STAFF ANALYSIS  
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Decatur, GA  30030 

(404) 371-2155 / plandev@dekalbcountyga.gov 

 

 

 

  

Case No.:    Z-19-1243376 Agenda #:  D1 

Location/Address: 1051, 1047, and 1043 Briarcliff Road, Atlanta Commission District: 2  Super District:  6 

Parcel ID(s): 18-001-05-021 through -023 

Request: Rezone property within the Druid Hills Historic District from R-85 (Residential Medium 
Lot–85) to RSM (Residential Small Lot Mix) to allow development of a 16-unit mixed 
residential development consisting of two-family, three-family, and urban single-family 
detached homes at a density of 5.3 units per acre.     

Property Owner(s): Elegant Homes, LLC 

Applicant/Agent: Elegant Homes, LLC  

Acreage: 3.02 

Existing Land Use: Three single-family detached homes. 

Surrounding Properties: To the northwest:  single-family residential homes (zoned MR-2); to the north: the 
Stillwood Chase condominium development (zoned MR-2); to the northeast, east, and 
southeast:  single-family residential homes (zoned R-85); to the south:  Metro City 
Church/Morningside Elementary School Kindergarten Center (the former Metropolitan 
Cathedral site) (zoned R-85); to the southwest and west:  Callanwolde Art Center and 
Pruitt Health nursing home (zoned O-I).  

 
Comprehensive Plan: 

   
TN (Traditional Neighborhood) Consistent        Inconsistent 

  

      Proposed Density:  5.3 units/acre Existing Density:  1 unit/acre 

      Proposed Units:  16 Existing Units:  3 

      Proposed Lot Coverage:  40%       Existing Lot Coverage: (estimated) less than 10% 

 
Zoning History:  Based on DeKalb County records, it appears that the R-85 zoning of the property has not changed since 
adoption of the first zoning ordinance and map in 1956.  The property is located within the boundaries of the Druid Hills 
Historic District and was listed on the National Register of Historic Places in 1979.  In 1996, the County approved the 
Druid Hills Historic District as a local district, adopted the Druid Hills Design Guidelines, and instituted a public hearing 
process for review of changes to sites and buildings in the District.  

 
 

X  
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SITE AND PROJECT ANALYSIS 
 
The subject property is a 3.02-acre tract with approximately 240 feet of frontage on the east side of Briarcliff Road, a 
two-way, four-lane arterial.   The property is comprised of three lots that were developed with single-family homes 
between 1947 and 1950.  The topography of the site slopes declines gradually from Briarcliff Road, rises to a higher 
elevation in the center of the rear half of the property, then falls away again to the rear property line.  Mature trees, 
including many with trunks over 20 feet in diameter, are located in the front yards of all three parcels, and are densely 
located in the rear yards of 1047 and 1051 Briarcliff Road. 
 
The property is located just north of the City of Atlanta boundary, approximately .7 miles north of the intersection of 
Briarcliff Road with Ponce de Leon Avenue, a major arterial that connects with the City of Decatur on the east and 
Interstate 85 on the west.  The subject property is located at the western edge of a single-family residential 
neighborhood that was platted with large, deep lots typical of the oldest parts of the Druid Hills Historic District.  The 
adjoining lots to the rear of the site and lots to the south of the adjoining Metro City Church property show these 
characteristics.  Lot sizes of properties to the north of the site, up to The By Way and along the By Way to Springdale 
Road, are smaller although the homes on these lots are set back a considerable distance from the street, allowing 
space for heavy landscaping and tree cover in their front yards.   
 
The property, as well as almost the entirety of the surrounding Druid Hills historic district, is designated on the Future 
Land Use Map of the 2035 Comprehensive Plan as a Traditional Neighborhood (TN) character area.   (Portions of the 
historic district in the City of Atlanta are not designated on the county Land Use Map.)  
 
The Metro City Church/Morningside Elementary School Kindergarten Center (formerly, the Metropolitan Cathedral), 
constructed in 1960, adjoins the subject property to the south.  The Pruitt Health-Virginia Park nursing home and 
rehabilitation center is located directly across Briarcliff Road from the subject property.  The Callanwolde Art Center 
and the Laurel Heights Hospital are located on the adjoining properties to the south of the nursing home. The 
Stillwood Chase condominiums are located to the northwest, across Briarcliff Road at the corner of Stillwood Drive.  
These properties depart from the from the predominantly single-family residential character of the Historic District.  A 
row of single-family homes on the east side of Briarcliff Road, south of the Metro Church property (975 – 921 Briarcliff 
Road), are typical of the larger estate-size historic homes found along Ponce de Leon Avenue and other parts of in the 
District:  they are two or two and a half stories, brick, have 3,000 to 3,800 square feet of floor area, and are designed 
in the Tudor, Georgian, or Italianate style. 
 
The proposal under consideration is for a 16-unit residential development comprised of two three-family buildings and 
ten urban single-family detached homes.  As proposed, the three-family buildings are set back from the front of the 
property to be consistent with the average setback of the homes located between the subject property and The By 
Way.  The three-family buildings, which would be the most visible component of the development from the street, are 
designed in the Italian Renaissance style.  The urban single-family detached homes are located behind the three-family 
buildings, laid out around a central green space. The front of the site is proposed to be enhanced open space in the 
form of a Green with soft-surface pedestrian paths. 
 
As proposed, vehicular access to the units is provided by a 20-foot wide private drive that circles around the detached 
homes.  The garage entrances to the three-family buildings are at the rear of each building.  Garage entrances to the 
urban single-family detached units are on the sides of the units that overlook the private drive.  The applicant has 
explained that the front doors of the single-family units face the central green space.  Visitor parking is provided at the 
rear of the three-family units and along the portion of the private drive located closest to the adjoining Metro Church 
site.   In addition, two visitor parking spaces are located along the southeastern portion of the private drive.  A 
pedestrian path links the units with the existing sidewalk located along Briarcliff Road.   
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The application states that the units “would range in size from 2,500 to 3,500 square feet and are estimated to market 
for $750,000 to $1 million apiece.” 
 
Access and Transportation Considerations: 
 
Briarcliff Road is a two-way, three-lane minor arterial.  Travel lanes are approximately 8.5 feet wide; i.e., 
approximately 2.5 feet narrower than the current standard of 11 feet.  The property is located approximately 80 feet 
south of the signalized intersection of Briarcliff Road and Stillwood Drive, a two-way local street that terminates on 
the west side of Briarcliff Road, and approximately 311 feet south of the intersection of Briarcliff with The By Way, a 
two-way local street that terminates on the east side of Briarcliff Road.  A four- to five-foot sidewalk is located along 
Briarcliff Road.  Briarcliff Road is served by the No. 6 MARTA bus route. 

 
Compliance with District Standards: 

 

RSM STANDARD REQUIRED/ALLOWED PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE  Base:  4; with bonuses:  up to 8 
units/acre 

5.3 units/acre  Yes (allowed by 
density bonus) 

DENSITY BONUSES Enhanced open space >20% of 
site for 50% bonus (+ 2 
units/acre) 

Enhanced open space (green 
at front of site and pocket 
park in interior) = 64% of site  

Yes 

 
 

MIN. OPEN SPACE 
/ENHANCED OPEN SPACE  

Not required. (20% required if 
project is  > 5 ac. or > 36 d.u.s) 

Open space = 64% of site 

Enhanced open space = ½ 
open space = 32% of site 

Not required. 

MIN. LOT AREA  Not applicable; no individual 
lots proposed. 

Not applicable. Not applicable. 

MIN. LOT WIDTH Not applicable; no individual 
lots proposed. 

Not applicable. Not applicable. 

MAX. LOT COVERAGE (of 
total parcel acreage) 

Urban single-fam. detached:  
70%; Two- and three-family:  
50% 

40% Yes 

 FRONT (for overall 
site) 

(Druid Hills Design Guidelines) 
Average setback – 141 feet 

 

 148 - 155 feet Yes 

INTERIOR SIDE (for 
overall site)  

Not applicable; superseded by 
required transitional buffer 

Not applicable. Not applicable. 

REAR W/O ALLEY 
(for overall site)  

Not applicable; superseded by 
required transitional buffer 

Not applicable. Not applicable. 

BUILDING SPACING Min. 3 ft. with fire rating or min. 
7 ft. w/out fire rating & no 
windows (ICC Code) 

 

8 – 25 feet Yes 
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RSM STANDARD REQUIRED/ALLOWED PROVIDED/PROPOSED COMPLIANCE 

MINIMUM UNIT SIZE Urban single-fam. detached:  
1,100 s.f.; Two- and three-
family:  1,000 sq. ft. 

Units will meet size 
minimums. 

Yes 

MAX. BLDG. HEIGHT  Urban single-fam. detached:  3 
stories or 45 ft. ; Two-family:  
35 ft.  

Building heights will not 
exceed 35 ft. 

 Yes 

MIN. STREETSCAPE 
DIMENSIONS - PROPERTY 
FRONTAGE 

(Arterials) 5-ft. landscape strip, 
5-ft. sidewalk, street trees 50 ft. 
on center  

Existing historic sidewalk with 
no street trees 

Administrative 
variance is required. 

MIN. STREETSCAPE 
DIMENSIONS - PRIVATE 
DRIVES  

5-ft. landscape strip and 5-ft. 
sidewalk on each side; street 
trees for every unit, or 
separation of peds & autos 

Pedestrian paths separate 
pedestrians and automobiles. 

Yes 

TRANSITIONAL BUFFERS 20-ft. buffer & screening fence 
required next to R-85 property 
unless developed with a non-
residential use.  

North side:  30 feet 

Rear:  40 feet 

Yes  

PARKING Urban s-f detached – min. 2, 
max. 4 spaces per unit = min. 20, 
max. 40 
 
Two- and three family, not 
including garage – min. 1 space, 
max. 4 spaces = min. 6, max. 24 

20 garage spaces (2 per unit) 
7 visitor spaces 
 
 
12 garage spaces 
12 visitor spaces 
 
 

Yes 

 
QUALITY OF LIFE METRICS 

Open Space:  42,396 square feet (64%) 

Pedestrian Paths: 1,077 linear feet 
 

LAND USE AND ZONING ANALYSIS 
Section 27-832 of the Zoning Ordinance, “Standards and factors governing review of proposed amendments to 
the official zoning map” states that the following standards and factors shall govern the review of all proposed 
amendments to the zoning maps. 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 
 

The proposed development is not consistent with the policies contained in the 2035 Comprehensive Plan for the 
TN (Traditional Neighborhood) character area.  The development does not introduce the kind of mixture of uses 
that is contemplated by TN Policies 2 and 3, which identify “pedestrian-accessible retail” and “small-scale 
convenience goods/services” at “qualifying intersections”. TN Policy No. 7 states, “Permit accessory housing 
units, or new well-designed, small-scale infill multifamily residences to increase neighborhood density and 
income diversity.”  This policy must be balanced against TN Policy No. 1, which states, “Protect stable 
neighborhoods from incompatible development that could alter established residential development patterns 
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and density.”   Historic district designation of the property reinforces the importance of maintaining the 
established density of the development.  While Policy No. 7 might apply to other TN neighborhoods where 
population increases are desirable (for example, to supply potential riders for new public transit projects or to 
support nearby commercial redevelopment projects), no such conditions are found in the surrounding 
neighborhood.  Moreover, based on the proposed home prices described by the applicant, it is unlikely that the 
development would result in income diversification in the manner intended by the policy.  Policy No. 4, which 
addresses density increases, it does not directly encourage such increases but instead simply says that such 
increases “should be evaluated for their impact on county facilities and should not degrade the overall quality of 
service delivery and quality of life for the surrounding established neighborhood.”  Policy No. 15, which also 
addresses density, states:  “Promote moderate density, traditional neighborhood development style residential 
subdivisions, which may utilize alley ways and rear vehicular access.”  The proposed development is not a 
traditional single-family residential subdivision contemplated by Policy No. 15, nor does it have the grid pattern 
of streets and alleys found in some traditional subdivisions in other TN character areas in the County.  Moreover, 
it does not reflect the lot layout that is traditional in the Druid Hills Historic District.  Policy No. 15 clearly does 
not apply to the development proposal under consideration.   

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

and nearby properties: 
 
The proposed development would not be suitable in view of the use and development of adjacent and nearby 
properties.  The proposed development would be residential, like surrounding residential properties.  However, 
inclusion of proposed and nearby land uses in the general land use category of “residential” may be necessary to 
determine suitability, but it is not sufficient to determine suitability for every proposal.  The cluster of urban 
single-family detached homes located to the rear of the site would be dissimilar in density to the homes on 
adjacent and nearby properties.  Even if the three-family buildings were hidden from view by the trees in the 
front of the site, and if the urban single-family homes were hidden by from view by the three-family buildings, 
the density of the proposed development is not suitable in the context of the property’s surroundings.  
 

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

 
The property to be affected by the zoning proposal has a reasonable economic use as currently zoned.  The 
single-family/historic district zoning of properties on the east side of Briarcliff Road, and on other comparable 
properties, has not deterred redevelopment of these lots.  Single-family detached homes are currently under 
construction on three historic district properties on the east side of Briarcliff Road:  a 4,000 square foot home is 
under construction at 1250 Briardale Lane, (located at the northeast corner of Briarcliff and Briardale); a 4,652 
square foot home is under construction at 1377 Briarcliff Road; and a 4,432 square foot home is under 
construction at 1287 Harvard Road (at the southeast corner of Briarcliff and Harvard Road).    All three lots are 
smaller than those that comprise the subject property.  They are .28 -.35 acres in size, whereas those of the 
subject property are 1 – 1.02 acres in size and 542 – 557 feet deep.  The applicant has argued that high land 
costs in the area pose challenges to redevelopment of large lots such as those that comprise the subject 
property for single-family residential homes.  However, the following other homes in the Historic District 
currently under construction or recently constructed have large, deep lots: 

851 Oakdale Road (.99 acres, depth 428-430 feet) 
956 Springdale Road (1.22 acres, depth 542-545 feet) 
929 Springdale Road (1.11 acres, depth 217-310 feet) 
879 (a.k.a. 913) Lullwater Parkway (1.22 acres, 303-323 feet) 

In addition, a Certificate of Occupancy was issued in 2018 for construction of a new home at 627 Ridgecrest 
Road, a lot with 1.2 acres and 406-469 feet of depth.   
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D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 
 
Transitional buffers along the north and east property lines, at depths that exceed the required 20 feet, have 
been proposed to mitigate potential impacts of the proposed development on adjoining properties.  In addition, 
the majority of the guest parking has been moved to the south property line where it adjoins the Metro Church 
site.  The topographic section provided by the applicant shows that the urban single-family detached homes 
proposed to be located at the rear of the subject property would be separated from the existing homes on 
adjoining properties to the east by approximately 430 feet.  The topographic section, and the County 
topographic map show that the proposed homes would be building on grades approximately 31 – 41 feet higher 
than those of the homes to the east.  Screening of the proposed homes relies on preservation of the mature 
trees in the proposed rear transitional buffer and in the rear yards of the adjoining homes.  Similarly, trees in the 
proposed transitional buffer along the north property line would need to be preserved in order to screen the 
subject property from view from adjoining properties to the north.   
 

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 zoning proposal would set a negative precedent for future rezoning of nearby properties, particularly the 
four residential properties to the north, between the subject property and The By Way (1057, 1065, 1067, and 
1161 Briarcliff Road).  These four properties have similar characteristics as the lots that comprise the subject 
property; that is, they are located on the east side of Briarcliff Road and they were developed with contributing 
structures on lots that were platted after 1946.  There is no natural boundary between the subject property and 
the four lots to the north.  If the proposed zoning classification of RSM were approved for the subject property, 
such a boundary could prevent future expansion of RSM district up to The By Way.  In a similar manner, the 
zoning proposal could be used as a precedent to rezone the Metro Church site to a classification that would 
allow higher density residential development.  There are already several higher-density residential and non-
residential land uses in the immediate vicinity of the subject property.  Rezoning of other properties on Briarcliff 
Road to higher residential densities would further compromise the historic character of the Briarcliff Road 
corridor and the residential character of the neighborhood on the east side of Briarcliff Road.   
 

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 
 
The proposed development would adversely affect the Druid Hills Historic District.  Development of the subject 
property as proposed would consolidate three lots that were platted in the characteristic pattern found on lots 
to the rear of the subject property, to the south of the adjoining Metro City Church property, and throughout 
the Druid Hills Historic District.  The three lots were platted after 1946; i.e., after the period of significance 
defined for local historic district designation, and are thus considered “non-historic”.  However, the size and 
shape of the three lots closely resemble that of lots that were platted in the Historic District as early as the 
period between 1924 and 1931,  including the lots on the east side of Briarcliff Road, south of the Metropolitan 
Church property.  The three lots have been deemed contributing properties to the National Register District, and 
are considered to have become part of the historic layout of the District.  The Design Manual recommends,  for 
National Register Character Area 1, in which the subject property is located:  “Preserve the historic plat pattern 
through respect for existing site development patterns and rhythms.  Subdivision of large lots should be strongly 
discouraged.” 
 
Regarding the zoning proposal, Historic Preservation Commission commented:  “We are required to preserve 
historic plat patterns.  We can’t support this.”   
 



 

 

 

Prepared 10/28/2019 by:  MLF      Page 7   Z-19-1243376/D1 
 

 

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: 

 
The Transportation Division does not typically comment on the capacity of the surrounding road system to 
absorb the number of cars that would be generated by a proposed development, but instead recommends road 
improvements that would enable the county to provide adequate infrastructure for new development.   
However, it should be noted that the DeKalb County 2014 Transportation Plan (Figure 5-21)  indicates that the 
segment of Briarcliff Road between the Atlanta city line and North Decatur Road (a .90 mile length which 
includes the roadway directly in front of the subject property) is projected by 2040 to have Level of Service F 
during the PM peak traffic hours.  Regarding traffic geometrics of the site, consolidation of the existing three 
driveways into one driveway would tend to improve the safety of turning movements in and out of the property, 
and the Public Works Division of Traffic Engineering has commented that there are no observable traffic 
engineering concerns at this time.  
 
There has been no indication from reviewing departments and agencies that the proposed development would 
burden utilities or schools.  

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

Existing trees at the front of the site would be preserved to a depth of 141 feet, and trees would be planted 
along the sides and rear of the site.  After redevelopment, 64% of the site would be natural or enhanced open 
space, thereby exceeding the requirement for applicable development in the RSM district by 44%.   Thus the 
redevelopment proposal would allow for preservation of a significant number of trees, and for provision of a 
relatively large amount of open space.  However, it is likely that redevelopment of the subject property for three 
single-family homes under the existing zoning would preserve as much or more natural area. 
 

STAFF RECOMMENDATION:   
 
The proposed development is not consistent with the policies contained in the 2035 Comprehensive Plan for the TN 
(Traditional Neighborhood) character area.  The development does not introduce the kind of mixture of uses that is 
contemplated by TN Policies 2 and 3.  It is not consistent with TN Policy No. 1, which states, “Protect stable 
neighborhoods from incompatible development that could alter established residential development patterns and 
density.”   Historic district designation of the property reinforces the importance of maintaining the established 
density of the development.  While the policy might apply to other TN neighborhoods where population increases 
are desirable (for example, to supply potential riders for new public transit projects or to support nearby commercial 
redevelopment projects), no such conditions are found in the surrounding neighborhood.  Moreover, based on the 
proposed home prices described by the applicant, it is unlikely that the development would result in income 
diversification in the manner intended by the policy.  Policy No. 15, which addresses density, states:  “Promote 
moderate density, traditional neighborhood development style residential subdivisions, which may utilize alley ways 
and rear vehicular access.”   
 
The proposed development does not reflect the lot layout that is traditional in the Druid Hills Historic District, nor is 
it a traditional single-family residential subdivision with the grid pattern of streets and alleys found in other TN 
character areas in the County. It appears that the property to be affected by the zoning proposal has a reasonable 
economic use as currently zoned.  Single-family detached homes are currently under construction on three historic 
district properties on the east side of Briarcliff Road and on large, deep lots throughout the Historic District.   
 
The zoning proposal would set a negative precedent for future rezoning of nearby properties, (particularly the four 
residential properties to the north, between the subject property and The By Way, which have similar characteristics 
as the lots that comprise the subject property.   
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The proposed development would adversely affect the Druid Hills Historic District.  Regarding the zoning proposal, 
Historic Preservation Commission commented:  “We are required to preserve historic plat patterns.  We can’t 
support this.”  
 
Therefore, the Department of Planning & Sustainability recommends, “Denial”. 
 
 
 
 
Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments  
4. Application 
5. Survey (existing conditions) 
6. Site Plan 
7. Elevations 
8. Zoning Map 
9. Land Use Map/Druid Hills HD 
10. Aerial View 
11. Site Photos 
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NEXT STEPS 

 

 Following an approval of this zoning action, one or several of the following 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 or residential space and for use of 

property for a business.  Floor plans may be required for certain types of occupants.) 

 

 
• 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.) 

 

 • Overlay Review  (Required review of development and building plans for all new construction or exterior 

modification of building(s) located within a designated overlay district.) 

 

 
• Historic Preservation  (A Certificate of Appropriateness is required for any proposed changes to building 

exteriors or improvements to land when located within the Druid Hills or the Soapstone Geological Historic 

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

 

 • Variance (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.) 

 

 • Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 

approved by the Board of Commissioners.  The review is administrative if the changes are determined to be 

minor as described by Zoning Code.) 

 

 • Major Modification (Required submittal of a complete zoning application for a public hearing if there are any 

proposed major changes to zoning conditions that were approved by the Board of Commissioner for 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 requires submittal of application and supporting documents, and 

payment of fees.  Please consult with the appropriate department/division. 
 



Platting Pattern















N. 2    Z-19-1243376    Site Plan



N. 2    Z-19-1243376 Elevation Study



N. 2    Z-19-1243376 Zoning Map

Subject Property



N. 2    Z-19-1243376 Land Use Map with Druid Hills H.D. Overlay

Subject Property



N. 2    Z-19-1243376 Aerial View

Callanwolde Art Center and Park

Pruitt Health Nursing Home

Metro Church/Morningside 

Kindergarten



N. 2    Z-19-1243376       Site Photos

Views of Briarcliff Road, looking 
northward from Metro Church site.   

Pruitt Health 

Nursing Home

Subject Property

Subject Property

Metro Church/Kindergarten

Metro Church/

Kindergarten

Pruitt Health Nursing Home



N. 2    Z-19-1243376       Site Photos

Subject Property

Metro Church/

Kindergarten

1051 Briarcliff Rd.

(left) 1043 Briarcliff Road and Metro 
Church/Kindergarten

(right) 1047 and 1051 Briarcliff Road

1047 Briarcliff

1051 Briarcliff
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P R O J E C T  N A M E :   D a t e :  

19035 Briarcliff Road 8/02/2019 
 

T 0 :  F r o m :  

DeKalb County and Elegant Homes TSW 
 

S u b j e c t :   

 HP review of properties at 1043, 1047, 1051 Briarcliff Road 
 

 National Register District (summary) 

o 1043 Briarcliff - Intrusion  

o Metro Church – Intrusion  

o “Intrusions and non-conforming 

properties in DH are generally 

brick ranch houses dating from 

1950s-1960s” 

o County tax records indicate 

the following building dates: 

 1043 Briarcliff: built 1947 

 1047 Briarcliff: built 1950 

 1051 Briarcliff: built 1949 

 

 Druid Hills Design Guidelines (summary) 

o All properties identified as nonhistoric 

o “These design guidelines have been 

established primarily for use by the 

Preservation Commission in evaluating 

proposed alterations to historic 

properties in the Druid Hills Local 

Historic District.” 

o “The guidelines are not rigid restrictions 

but rather should be viewed as 

standards which, if followed, will result 

in sound preservation practices.” 

 

 

 

 

 

 

Figure 1: Subject property in red; "x" represents 

non-conforming structure 

Figure 2: Subject property in red; 

triangle represents non-conforming 

structure 
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Sanborn Maps: 1924-1931                                 Sanborn Maps: 1924-1941 

 

 

 

 

 

 
*Photographs on this page are of archived documents belonging to the Atlanta History Center 
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Sanborn Maps: 1924-1965 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

*Photographs on this page are of archived documents belonging to the Atlanta History Center 
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Adair Plats: 1908 

 

*Photographs on this page are of archived documents belonging to the Atlanta History Center 



T S W  M E M O  
 

1447 Peachtree Street NE, Suite 850, Atlanta, Georgia 30309  p: 404.873.6730 

www.tsw-design.com 

 

 

Adair Plats: c1920 

 
*Photographs on this page are of archived documents belonging to the Atlanta History Center 
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1928 Atlanta City Map 

 

1949 Aerial Image 

 

Figure 3 Image curtesy of Emory Libraries Digital Scholarship Commons 

Figure 4 Image curtesy of Georgia State University Library 









































































































































































































































































































































































































































































 

 

 

 

Comments in Support 

and 

Comments in Opposition 



 - 1 - 

IN A MATTER BEFORE THE 
DEKALB COUNTY HISTORIC COMMISSION 

 
 
 

  ) 
APPLICATION OF ELEGANT HOMES, LLC, ) 
TO AMEND THE OFFICIAL ZONING ) 
MAP OF DEKALB COUNTY, GEORGIA ) Z/CZ No. Z-19-1243376 
  ) 
  ) 
 

OPPOSTION OF TIMOTHY AND LYNN BAXTER 

 COMES NOW Timothy and Lynn Baxter (“The Baxters”), and file this Opposition 

to the Application Of Elegant Homes, LLC To Amend The Official Zoning Map Of DeKalb 

County, Georgia (the “Application”), respectfully show as follows: 

1. Elegant Homes, LLC (“EH”) is the owner of three adjacent properties on 

Briarcliff Road with numbers 1051, 1047 and 1043 (the “EH Properties”). 

2. The EH Properies are all located in unincorporated DeKalb County, and in 

both (a) the Druid Hills National Register District and (b) the Druid Hills Local Historic 

District (see Design Manual For Druid Hills Local Historic District (the “Design Manual”) 

at  Illustration C (attached hereto as Exhibit 1). 

3. The Baxters are owners of property at 939 Briarcliff Rd., located 

approximate 700 feet south of the EH Properties.    

4. The EH Properties are presently zoned R-85, which is the least dense 

(single family) residential zoning designation within the Druid Hills Local Historic District. 

5. EH is seeking to amend the DeKalb County Zoning Map to create a small 

cluster of RSM zoning co-extensive with the EH Properties. 
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6. If EM is successful, the EM Properties would transition from the least dense 

zoning designation in Druid Hills (R-85) to a designation (RSM) that would permit 12 units 

per acre. 

7. Rezoning of single family residential lots to this level of density (including 

multi-family units) in the Druid Hills Historic District sets a terrible precedent, and is, in 

fact, unprecedented; it has never been done. 

8. The Application is the very definition of “spot zoning,” i.e., a markedly 

different zoning for a parcel of land within a larger zoned area, but where that different 

zone is at odds with a municipality’s master plan and current zoning restrictions.  See, 

e.g., East Lands, Inc. v. Floyd County, 244 Ga. 761 (1979). 

9. The denser uses on the West Side of Briarcliff - on which the Application is 

based - is irrelevant to support EH’s position. 

10. When the Druid Hills Local Historic District was created, the uses on the 

West Side were already established, but the decision was made to preserve the historic 

character of the neighborhood by a R-85 designation beginning on the East Side of 

Briarcliff that continues further East.    

11. A primary goal of the Historic District’s zoning is to prevent further 

degradation of the neighborhood’s historic character.  Stated another way, the Historic 

District was created for a reason: to protect the character of Druid Hills as designed by 

Frederick Law Olmsted -  a peaceful residential neighborhood set in harmony with the 

natural landscape. The zoning scheme’s density and lot sizes were selected to further 

this aim.  If developers such as EH are permitted to start chipping away at the 

configuration of the Historic District, the historic designation will serve no purpose. 
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12. The Design Manual specifically addresses, in several places, the issues 

raised by the Applcation.  For example, with respect to why non-historic properties are 

included within the Historic District, the Design Manual states: 

One of the primary reasons for designating historic districts is 
to protect the historic character and integrity of the district as 
a whole. Selectively deleting non historic properties from 
boundaries would create a “Swiss cheese” effect (emphasis 
in original). 

Design Manual at Appendices, p. ix. 

13. In addition, the Design Manual states:   

Intrusions (that is, areas with a high concentration of 
nonhistoric development) within the core area are included 
because of their potential to impact surrounding historic 
properties and the district as a whole (emphasis added). 
 

14. Section 9.1 of the Design Manual, “Original Subdivision Forms” also states:  

The historic layout of the neighborhoods and  subdivisions, 
located within the Druid Hills Local Historic District, has 
created the physical framework for the district. This layout, 
created originally by Frederick Law Olmsted, Sr., has 
definable characteristics that have been replicated in more 
recent development plats by later designers. These plans 
guided the configuration of streets, public open spaces, and 
private lots. The original layout creates a historical context 
for the district. The cumulative effect of alterations to this 
layout would destroy this context.  (emphasis added).    
 

15. There have been earlier attempts to rezone a residential stretch of Briarcliff 

to medium density.  In 1997, the owner of the historic home at 957 Briarcliff Road, a Ms. 

Gloria Trencio, sought a zoning variance to permit apartments within the house.   The 

DeKalb Board of Commissioners ruled against Mrs. Trencio, and she appealed that 

decision to the DeKalb County Superior Court. Mrs. Trencio’s suit was eventually 

dismissed. 
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16. Contrary to EP’s statements, there is more than sufficient housing stock 

available for people who want to remain in or near the neighborhood and yet live in a 

smaller footprint.  Some examples including new multifamily units at Ponce and Briarcliff 

in the United Methodist Church, multifamily units Briarcliff north of Ponce to the Atlanta 

City Line, units presently under construction at Virginia Avenue and Briarcliff (City of 

Atlanta), and the historic apartments on the West Side of Briarcliff just north of the By-

Way. 

17. Traffic on Briarcliff Road is already very difficult.  Local residents note the 

terrible late afternoon /evening traffic on Briarcliff, Springdale, Oakdale, and Lullwater 

heading south, making it impossible difficult to cross Ponce at that time of day.   North 

Decatur East of Briarcliff on into Emory Village is also frequently “clogged.”    

WHEREFORE, and for all of the foregoing reasons, Timothy and Lynn Baxter 

respectfully request that the DeKalb County Historical Commission recommend denial of 

the Application of Elegant Homes, LLC To Amend The Official Zoning Map. 

Respectfull submitted this 16th day of August, 2019 

 

        __________________ 
        Timothy Baxter 
 
        __________________ 
        Lynn Baxter 
 
        939 Briarcliff Rd., NE 
        Atlanta, GA  30306-4664 

 

 





 
 

 

 

September 6, 2019 

 

       

DeKalb County Planning Commission 

1300 Commerce Drive 

Decatur, GA 30030 

 

 Re: Rezoning Application Z-19-1243376 

        1043,1047 & 1051 Briarcliff Road 

 

Ladies & Gentlemen, 

 

 The Druid Hills Civic Association opposes this application (currently on the 

Commission’s September 10th agenda) which would permit Elegant Homes, LLC to 

combine three (3) single family lots within the Druid Hills Historic District into a 16 

unit condominium development by rezoning the lots from R-85 to RSM. 

 

 We oppose this attempted rezoning because it constitutes an obvious case of 

“spot zoning” at its worst. The properties along the east side of Briarcliff Road are 

uniformly zoned, as they have been since DeKalb’s zoning regulations, as R-85, 

single family residential. (See attached chart). Allowing these lots to be converted 

to a more dense residential use would likely start a process by which other lots 

near it would seek and obtain rezonings for more intensive residential uses.  



More importantly, these lots are in the County’s Druid Hills Historic District 

and subject to its regulations, many of which seek to preserve the original platting 

of all the properties within the Historic District. 

  

 Equally important is the fact there has been no showing that it is infeasible to  

either maintain or redevelop these lots as single family homes. There are a 

number of homes along both sides of Briarcliff Rd. that have recently been 

substantially renovated as single family homes or replaced with homes of 

significant value. 

 

The Druid Hills Civic Association’s Board recently voted unanimously to 

oppose this development. On August 13th the Community Council UNAMIOUSLY 

recommended the denial of this application. The matter was deferred at the 

request of the applicant from the Historic Preservation Commission’s August 

calendar. We understand that the applicant, Elegant Homes, has now retained 

counsel and intends to seek a continuance of this matter. We would oppose that 

request in that the facts and circumstances of this application have not changed 

and there is no need to defer consideration of this application. 

 

For the reasons set forth above the Druid Hills Civic Associations request that 

this application be denied. 

 

 

Kit Eisterhold 

 

____________________ 

President, Druid Hills Civic Association 

 

cc: Mr. Andrew A. Baker, Director 

encl. 
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IN A MATTER BEFORE THE 
DEKALB COUNTY HISTORIC PRESERVATION COMMISSION 

 
 
 

  ) 
APPLICATION OF ELEGANT HOMES, LLC, ) 
TO AMEND THE OFFICIAL ZONING ) 
MAP OF DEKALB COUNTY, GEORGIA ) Z/CZ No. Z-19-1243376 
  ) 
  ) 
 

SUPPLEMENTAL OPPOSTION OF TIMOTHY AND LYNN BAXTER TO 
THE APPLICATION OF ELEGANT HOMES, LLC TO AMEND THE ZONING CODE 

 
 COMES NOW Timothy and Lynn Baxter (“The Baxters”), and file this 

Supplemental Opposition to the Application Of Elegant Homes, LLC To Amend The 

Official Zoning Map Of DeKalb County, Georgia (the “Application”), respectfully showing 

as follows: 

SUMMARY OF OPPOSITION 

 If approved, this Application to change three single family homes / parcels to a 

large and dense housing complex would do significant damage to the historic fabric of an 

important part of the Druid Hills Local and Federal Historic Districts, with the potential to 

set precedent for additional, damaging incursions.   The East Side of Briarcliff was part of 

the orginal platting by the Druid Hills Corporation and continues to reflect the original 

intent of Frederick Law Olmsted in his vision for the community.  

Approval would be in frank violation of numerous provisions in the Design Manual 

for Druid Hills Historic District (referenced herein), including one that specifically 

references Briarcliff Road as having some instrusive uses, but inclusion of which  is 

necessary to protect the District. 
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Finally, an approval would violate “best practices” applicable to the proper 

maintaince of Historic Districts, where instrusions (or “non-contributing properties”) are 

included when, as here, they are directly adjacent to historic properties and/or manifest 

important aspects of original intent (in this instance, single family homes on deep lots in 

a heavily-wooded setting). 

BACKGROUND 

1. Applicant Elegant Homes, LLC (the “Applicant”) is the owner of three 

adjacent properties on Briarcliff Road with numbers 1051, 1047 and 1043 (the “Subject 

Properties”). 

2. The Subject Properties are all located in unincorporated DeKalb County, 

and are in both (a) the Druid Hills National Register District, and (b) the Druid Hills Local 

Historic District (see Design Manual For Druid Hills Local Historic District (the “Design 

Manual”) at Illustration C. 

3. The Baxters are owners of property at 939 Briarcliff Rd., located 

approximate 700 feet south of the Subject Properties.    

4. The Subject Properties are presently zoned R-85, which is the least dense 

(single family) residential zoning designation within the Druid Hills Local Historic District. 

5. The Applicant is seeking to amend the DeKalb County Zoning Map to create 

a small cluster of RSM zoning co-extensive with the Subject Properties. 

6. If the Applicant is successful, the Subject Properties would transition from 

the least dense zoning designation in Druid Hills (R-85) to a designation (RSM) that 

permits 12 units per acre. 
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7. Rezoning of single family residential lots to this level of density (including 

multi-family units) in the Druid Hills Historic District sets a terrible precedent, and is, in 

fact, unprecedented; it has never been done. 

REZONING CONSIDERATIONS 

8. The Application is the very definition of “spot zoning,” i.e., a markedly 

different zoning for a parcel of land within a larger zoned area, but where that different 

zone is at odds with a municipality’s master plan and current zoning restrictions.  See, 

e.g., East Lands, Inc. v. Floyd County, 244 Ga. 761 (1979). 

9. The denser uses on the West Side of Briarcliff - on which the Application is 

based - is irrelevant to support the Applicant’s position. 

10. In addition, the West Side of Briarcliff is not part of the most significant of 

the Druid Hills Character Areas - “Character Area No. 1,”  while the East Side is.  See 

Design Manual at 102. 

THE DRUID HILLS HISTORIC DISTICT – LOCAL AND FEDERAL; 
INCLUSION OF “INSTRUSIVE” AND NON HISTORIC PROPERTIES 

ALONG BRIARCLIFF ROAD 
 

11. When the Druid Hills Local Historic District (the “Historic District”) was 

created, the uses on the West Side were already established, but the decision was made 

to preserve the historic character of the neighborhood by a R-85 designation beginning 

on the East Side of Briarcliff that continues further East.    

12. A primary goal of the Historic District’s zoning is to prevent further 

degradation of the neighborhood’s historic character.  The zoning scheme’s density and 

lot sizes were selected to further this aim.  If developers such as the Applicant are 



 - 4 - 

permitted to start chipping away at the configuration of the Historic District, the historic 

designation will serve no purpose. 

13. The Design Manual specifically addresses, in several places, the issues 

raised by the Applcation, and also specifically calls out Briarcliff Road and explains the 

rationale for it being included in the Historic District notwithstanding some non-historic 

properties. 

14. With respect to why non-historic properties are included within the Historic 

District, the Design Manual states: 

One of the primary reasons for designating historic districts is 
to protect the historic character and integrity of the district as 
a whole. Selectively deleting non historic properties from 
boundaries would create a “Swiss cheese” effect (emphasis 
in original). 

Design Manual at Appendices, p. ix. 

15. In addition, the Design Manual states:   

Intrusions (that is, areas with a high concentration of 
nonhistoric development) within the core area are included 
because of their potential to impact surrounding historic 
properties and the district as a whole (emphasis added). 

 
16. Of particular significance to this case is the Design Manual’s discussion of 

why non-historic aspects of Briarcliff Road are included in the Local District; the reasoning 

in that buffer areas at the edges of the Historic District are critical to preserve the character 

of the District as a whole. 

Buffer areas have been included in certain places at the edges 
of the district. These buffer areas include non-historic 
properties, changes to which have the potential to impact 
surrounding historic properties as well as the district as a 
whole. Falling into this category are certain areas along 
Briarcliff Road and some non-historic developments along 
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the southern boundary of the district. (emphasis added)”  
Design Manual at § 1.2.  

 
17. Yet a key argument of the Applicant here is that it is entitled to make 

its changes precisely because its properties “are at the edge of the Historic 

District.”  Such an argument runs completely contrary to the Design Manual’s intentions 

regarding the inclusion of intrusive properties, and, more specifically, the zoning on the 

East Side of Briarcliff Road – all to protect the integrity of the Historic District as a whole. 

PLATTING HISTORY – PART A 
HISTORICAL INCLUSION OF THE EAST SIDE 

OF BRIARCLIFF ROAD IN HISTORIC DRUID HILLS PLATTING 
 

18. As described in the Design Manual, the East Side of Briarcliff Road was 

always included in the original layout and platting of Druid Hills, which was performed by 

Civil Engineer O. F. Kauffman on behalf of the Druid Hills Corporation (successors to the 

Olmsted firm).  Design Manual at 10-11. 

19. Exhibit “A” hereto shows the Kauffman Platting of Druid Hills (from Design 

Manual at 24), which includes the entire East Side of Briarcliff, but not the West Side.  It 

thus makes sense that the Deisgn Manual, and the National Druid Hills District, would 

seek to preserve the East Side of Briarcliff in as much of its original form as possible. 

PLATTING HISTORY (B) 
HISTORICAL PLATTING THAT INCLUDED THE APPLICANT’S PROPERTIES 

 
20. Exhibits “B” and “C” hereto are specific plats of the subject Properties during 

the early development of Druid Hills (circa 1926).   It can be seen that all lots on Briarcliff 

and Springdale share back boundary lines, and that there are no platted properties 

whatsoever on the By-Way (which was built as a means by which the streetcar could 

reach Emory Village; see Design Manual at 11). 



 - 6 - 

21. The area represented by Applicant’s Properties were platted with 110 feet 

of frontage, as opposed to the 80 feet of frontage they enjoy now.  The depth of these 

lots remains the same as they did during Druid Hills’ development.  100 feet is the 

standard frontage on the historic properties at this portion of Briarcliff Road (including the 

historic homes at 921, 931, 939, 949, 957, 967 and 975 Briarcluff Road). 

22. Exhibit “C,” which includes owner designations on the plat, shows that the 

Applicant’s Properties were part of numerous individually platted parcels owned by 

William Candler, whose “Rest Haven” mansion still stands at 940 Springdale Road.    Like 

his brother Charles Howard Candler at Callanwolde, William Candler placed extensive 

acreage around his home. 

23. William Candler died in 1936; the platted lots that comprised his “grounds” 

were replatted and developed after the “historic period” (said by the Applicant to have 

ended in 1946).1    This includes property (a) on Briarcliff, beginning with the Metro Church 

to the By-Way (b) Lots on the South side of the By-Way between Briarcliff and Springdale; 

and (c) Lots both north and south of “Rest Haven” at 940 Springdale Road. 

24. At that time (circa 1946), the platting for the properties that comprised 

William Candler’s holdings were laid out as they presently stand.  See Exhibit D hereto; 

a present day tax map of the area in question. 

25. However, it is important to recognize that the Applicant’s lots are of a size 

and shape (80’ x 500’) that closely mirrors the original plats, and are quite similar to the 

                                                
1  There appears to have been some ten years’ time between when Mr. Candler died, 
and when his heirs sold the lots adjacent to “Rest Haven.” 
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parcels on the historic properties further south on Briarcliff Rd (which have 100 foot 

frontages, and depths of less than 400’). 

26. This is consistent with the Design Manual, which discusses how later 

platting that is done in a manner similar to the original layout lends strength to the original 

plan: 

The historic layout of the neighborhoods and  subdivisions, 
located within the Druid Hills Local Historic District,  . . . . has 
definable characteristics that have been replicated in 
more recent development plats by later designers. These 
plans guided the configuration of streets, public open 
spaces, and private lots. The original layout creates a 
historical context for the district. The cumulative effect of 
alterations to this layout would destroy this 
context.  (emphasis added).  Design Manual at § 9.1. 
 

THE “DOMINO” PRECEDENT FOR THE REZONING OF 
NON HISTORIC PROPERTIES THAT WOULD BE SET BY 

AN APPROVAL OF THE APPLICATION 
   

27. According to the Applicant, the rezoning of his Properties would establish a 

precedent for “non-historic structures on non-historic properties.”   The following is an 

excerpt from the Applicant’s presentation at the Community Meeting on October 10, 2019 

 

28. Yet if this is so, there are numerous parcels whose zoning could be changed 

and which could be repurposed in the same manner as proposed by the Application; 

these include: 

• Lots north of Applicant’s on Briarcliff Rd 
• Lots south of Applicant’s lots on Briarcliff Rd (Metro Church) 
• Nearly all lots/properties on the By-Way, all the way to Lullwater Road 
• The By-Way originally just a street car line, no houses fronting it 
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• Several lots on Springdale near the corner of the By-Way and two properties 
on the other side of “Rest Haven” 

 
See Exhibit E hereto, a depiction of adjacent properties that have non-historic parcels on 

non-historic lots; compare to platting as original on Exhibits B and C. 

29. Exhibit E shows only the non-historic structures on non-historic parcels 

adjacent to the Applicant’s properties, but the Druid Hills Historic District is rife with similar 

examples. 

30. Obviously the Metro Church would be the next property sought by a 

developer (perhaps Minerva again), and the Applicant’s Project puts the corner of The 

By-Away and Briarcliff Road at immediate risk for similar development.  

“EDGE OF THE NEIGHBORHOOD / DISTRICT RATIONALE” 

31. The Applicant argues that the changes it proposes are permissible because 

“it’s only the edge of the Historic District.”   

32. First, this sort of rationale renders the notion of a boundary meaningless.  A 

boundary is a boundary.   But we know that the East Side of Briarcliff was chosen for 

inclusion within the Federal Historic District2 because it had been originally platted by the 

O. F. Kauffman, C.E., of the Druid Hills Corporation (referred to in the Design Manual as 

“Olmsted’s protegé), and which platting was based on the F.L. Omsted designs.  See 

Design Manual at 11 and ¶¶ 18-19 above. 

33. While much of the West Side of Briarcliff was originally taken up by the 

grounds of Callanwolde (Callanwolde’s property originally included all the property on 

which Pruitt Health and Laurel Heights stand), there was also almost immediately non-

                                                
2  It is worth noting that the Local Druid Hills Historic District is quite a but further 
West; this Project is not near “the edge” of that District at all. 
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residential uses (for example, a gas station stood at the north west corner of Stillwood 

and Briarcliff across from the Subject Properties). 

34. Most importantly, and as shown above, an approval of this Project would 

functionally create a new “Edge of the Neighborhood” for the next developer to tee off 

from. 

35. And as previously noted, the Design Manual states:   

Buffer areas have been included in certain places at the edges of the 
district. These buffer areas include non-historic properties, changes 
to which have the potential to impact surrounding historic properties 
as well as the district as a whole. Falling into this category are certain 
areas along Briarcliff Road and some non-historic developments 
along the southern boundary of the district. (emphasis added)”  See 
Design Manual at § 1.2. 
 

ECONOMIC FEASIBILITY 

36. The Applicant is claiming that its parcels are not economally feasible for 

single family devlopment. 

37. Yet this committee will, on the same night it hears this application, 

review a COA application for a new single-family home at 957 Briarcliff Road 

(approximately 500 feet south of the Applicant’s Properties).   This COA application will 

seek approval for both the demolition of an existing structure, as well as the construction 

of a new, historically appropriate home. 

38. Further, the dimensions of the lot at 957 Briarcliff are smaller than the 

smallest of the Applicant’s lots. 

39. The lot at 957 Briarcliff Road measures 41,514 sf. (102’ x 407’); the smallest 

of the Applicant’s lots at 1043 Briarcliff Road measures 43,360 sf. (80’ x 542’).  See 

Exhibits E and F hereto. 
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40. In addition, there are at least two additional single family homes being 

constructed on the East Side of Briarcliff Road at the corner of Harvard Road, 

approximately one mile north of the Subject Properties. 

41. The Applicant’s economic feasbility argument is without merit. 

THE EAST SIDE OF BRIARCLIFF ROAD IS INTRINSICALLY 
HISTORICAL AND WORTH PRESERVING 

42. The East Side of Briarcliff Road retains the objective of the Kauffman Plats 

and the Olmstead vision of the Druid Hills communtiy - single family homes set on 

individual deep lots in harmony with the natural landscape of the area. The Application 

is completely contrary to these concepts.  

43. The East Side of Briarcliff Road at issue here is clearly within “Character 

Area No. 1” of the Historic District. 

44. In addition, other portions of Briarcliff Road are recognized as additional 

“potential additional Character Areas” by the Design Manual.  See Design Manual at 97. 

45. If the Application is approved, it would create an unprecedented intrusion 

into the National Historic District on the East Side of Briarcliff Road and set the stage for 

future such intrusions that would cumulatively destroy the character of the neighborhood 

and render the historic designations meaningless.   
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WHEREFORE, and for all of the foregoing reasons, Timothy and Lynn Baxter 

respectfully request that the DeKalb County Historical Commission recommend denial of 

the Application of Elegant Homes, LLC To Amend The Official Zoning Map. 

 

Respectfully submitted this 18th day of October, 2019 

 

        __________________ 
        Timothy Baxter 
 
        __________________ 
        Lynn Baxter 
 
        939 Briarcliff Rd., NE 
        Atlanta, GA  30306-4664 
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EXHIBIT A 
 

 



 - 13 - 

 

  



 - 14 - 

 



 - 15 - 

EXHIBIT D 
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DHCA’s Statement in Opposition to the Application 
 
RE:  Applications on 1043, 1047, 1051 Briarcliff Road- 
Request to Rezone from R-85 to RSM (Elegant Homes) 
 
 
Viability of these lots as single-family home lots: 
 
Relating to the applicant’s claim that single family homes are not 
a viable alternative for developing on the existing 3 lots, market 
research and activity prove this is inaccurate statement.  The 
majority of land use along the Druid Hill’s stretch of Briarcliff is in 
fact single family homes, both newly built and existing 
historic/older properties.   
 
Recent activity on the FMLS shows just one single family home is 
for sale asking $1,249,000 for a 5 bedroom 3.5 bath home.  Of 
the 8 homes sold in the past 12 months as of end of September, 
prices range from $450k-$875k for older stock (Pre-1970 built).  
This limited availability of supply of available homes for purchase 
furthers the case that demand exists for single family along this 
corridor at prices that greatly exceed the median home price.   
 

 
 
 



 
 
The current property owner, Elegant Homes, purchased 3 
homes/lots at substantial valuations given his intent to tear them 
down: 
According to the tax assessor’s site they paid: 
1043 Briarcliff: $1,250,000 (2/15/2016) 
1047 Briarcliff: $850,000 (2/15/2016) 
1051 Briarcliff: $750,000 (2/15/2016) 
$2,850,000 in Total 
 
The current property owner/developer clearly intended to re-zone 
the lots for higher density given the amounts paid and effectively 
paid the seller’s as if zoning was already granted, which it is being 
contested by neighbors and the Druid Hills Civic Association.  
This approach limits the ability to build and sell at a profit under its 
current R85 zoning classification due to the owner’s investment 
basis/cost in the land and not due to the viability for single family 
on the lots as is allowed by right.  The community should not be 
negatively impacted for the owner’s decision to effectively 
overpay for the property on the bet he’s successful in a rezoning.  
 
 



Example 1: Currently two homes under construction at Harvard 
Rd & Briarcliff:

 
 
Both homes are spec builder offerings, furthering the evidence of 
marketability and demand for high end single family along 
Briarcliff. 
 
 
 
 
 
 
 
 
 
 
 
 



Example 2: New home under construction underway at the 
corner of Briarcliff Road & Briardale Lane 

 

 
 
 
 
 
 
 
 



 
 
Example 3:  Teardown of existing historic home that burned down 
and plans submitted to replace it with a single family home at 957 
Briarcliff 
 

 
 
 
 
 
 
 
 



 
 
Example 4:  Further investing into single family home at 975 
Briarcliff with the addition of a freestanding 3 car garage. 
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