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Georgia Bureau of Investigation, North DeKalb
Mall, and Stonecrest Mall. The County’s major
employment centers are Northlake, Emory/CDC,
and Lithonia Industrial District. There are also

Government
DeKalb County is one of the ten (10) counties that
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comprise the metropolitan Atlanta region. This
jurisdiction is 268 square miles and is home to 11
incorporated municipalities. Through a 1981 Act
of the Georgia General Assembly, DeKalb
County was established with distinct executive
and legislative county government branches. The
executive branch is headed by the elected
position of Chief Executive Officer (CEO) and the
legislative branch comprises of a seven-member
body known as the Board of Commissioners
(BOC). The Board of Commissioners elects a
Presiding Officer and a Deputy Presiding Officer
from its membership. The CEO may preside at
Board meetings and may also vote in the event
of a tie-vote; however the CEO does not preside
or vote on zoning matters. The CEO has exclusive
power to supervise, direct, and manage the
administration of the County Government)

Economic Development

DeKalb County was known as a bedroom
community to the City of Atlanta. However, over
the years, DeKalb County has transitioned from a
suburban community to a more urban
community. DeKalb County is the State of
Georgia's fourth largest county and is home to

such entities as Emory University, Mercer University,

Georgia Perimeter College (now Georgia State
University), the Center for Disease Control,

-
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numerous Forfune 500 companies with office and
headquarter locations in DeKalb County.

Transportation

DeKalb County has five major road arteries that
run through its boundaries — Interstates 20, 85,
285, and 675, as well as US 78 on the east side of
the County. DeKalb County is also home to the
DeKalb-Peachtree Airport which is a general
aviation field that handles corporate operations
for the metro area. DeKalb Peachtree Airport is
the second busiest airport in Georgia, second
only to Hartsfield-Jackson Atlanta International
Airport. Hartsfield-Jackson Atlanta International
Airport, which is the world’s busiest airport for
passengers and operations, is only six miles from
DeKalb's southwestern border. The metropolitan
Atlanta area is also served by the Metropolitan
Atlanta Rapid Transit Authority (MARTA) system.
This system provides an alternative method of
tfransportation for DeKalb County’s residents and
businesses with the jurisdiction’s nine rail stations
and fifty bus routes.
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Purpose

The Comprehensive Plan is the guiding principal for the future development of
DeKalb County. After four (4) extensive public involvement meetings of all
segments of the community, a thorough analysis of current and future tfrends,
and assessment of the community’sissues and opportunities, the “blue print” for
the future was established. The comprehensive plan has been developed to
state the vision for the future and establishes the goals, guidelines, and policies
needed to achieve sustainable growth over a twenty to thirty year period. The
Comprehensive Plan is based on the required elements specified by the
Department of Community Affairs to address;

o Community Goals

* Needs and Opportunities

« Community Work Program

+ Economic Development

* Land Use

» Transportation

* Housing

« Water Supply/Economic Quality

Growth and Transportation. The Atlanta Metropolitan Area including DeKalb
County has experienced significant growth over the last twenty years. Although
not as significant in DeKalb, a growth trend is expected to continue wellinto the
next planning horizon of 2025. Overall, the population of DeKalb County
increased 40% from 1980 to 2000 (483,024 to 665,865). The population is
expected to increase to 848,706 in 2020. With changes in population, there is
an increase in the demand for housing, goods and services, traffic congestion,
and an increased pressure on infrastructure. The goal of this planis to prepare a
road map of short-term and long-term critical planning actions for the

county. The plan will help guide the allowable uses, density/intensity and design
character for future development.

2021 Comprehensive Plan

Strategies and Recommendations. The Comprehensive Plan includes
recommendations and strategies to improve the overall “quality of life” in
DeKalb County. It fakes a comprehensive approach to land

use, transportation, green space, recreation, housing, economic
development, infrastructure improvements, natural resources, environmentally
sensitive areas, community facilities and services, and intergovernmental
coordination. This document has been designed to be concise and user-
friendly and is intfended to guide decision making by elected officials.

Community Vision. Another purpose of the Comprehensive Plan is that it
provides a road map for the county’s future. It has been developed through
a public process involving the public, community leaders, and stakeholders
with the goal of making key decisions about the future of the county. The
Comprehensive Planis a vital plan, as it includes the community’s vision for
the future, key issues and opportunities, and an implementation program for
achieving the vision and addressing the identified issues and

opportunities. The Comprehensive Plan is infended to direct the coordinated,
efficient, and orderly development of DeKalb County and its environs based
on an analysis of present and future needs, to best promote the public
health, safety, morals, and general welfare.

Public Process. The Comprehensive Plan is a public driven document
designed to accommodate future population growth and development
while maintaining the county’s vision. The document is user friendly for day-to-
day decision making by community leaders as the community works toward
achieving the desired future of DeKalb County.
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This plan update is an extension of the previous comprehensive plan. The

previous comprehensive plan, the DeKalb County 2025 Comprehensive

Plan, laid the foundation for this effort, and where relevant, the findings and Set Goals for

recommendations of the previous plan were incorporated and updated. In County

addition, this plan incorporated and updated the recommendations of

several planning studies, including Livable Centers Initiatives (LCI),

neighborhood master plans, Comprehensive Transportation Plan, Parks and o G el a e

Recreation Master Plan, Sustainability Plan, Arabia Mountain Plan, DeKalb )

County HUD Consolidated Plan, and Economic Strategic Development Publi Meetings

Plan. The public outreach effort launched for this plan update included A e Public meetings

two public hearings, and four community workshops. Announcements and Input [ & ’

noftifications of these meetings were included on the County’'s website, WOrKshops,

local newspapers, and flyers passed out at local community events. In events

addition, an on-line community survey was posted providing those who

could not make the public meetings an opportunity to have their ideas

recorded and heard. To help direct the formulation of the plan update, a b ‘

stakeholders committee was formed and comprised of members o S S S = Research

representing a cross-section of the community including elected officials, ‘ and

local business interests, key staff, and residents. S
Analysis

Prioritize

e Analyze existing
conditions

e Re-evaluate policies
and strategies

The goals of the Stakeholders Committee was to:

e Condense Research
into a final report.

1. Help to draft a common vision for the future.
2. Solicit agreement on key issues.

3. Provide guidance on actions needed to achieve that vision. Condense
4. Affirm public input. Findings e Draft the

' comprehensive
The Stakeholders Committee met three times during the planning effort, plan. o

and summaries of their meetings are included in the Addendum.
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Chapter 2 Quality of Life
Demographics

Table 2.1: DeKalb County Changes in Demographics
DeKalb County

Amount of Amount of Amount of
=Ll 2Ll Change 20002010 | 2013 Change 20102015 | Change 20002015

This Secﬂon is bosed on The Socio_economic Total population G659 BES 31,891 3.9% 734871 G.2% 10.4%
conditions in DeKalb County. It discusses variables _ _

. . . . Latino Fopulation T.9% 9.8% 24 1% 8.8% -10.2% 11.4%
that include population demographics, economic
conditions, housing and public health. This chapter White popu lation 5.8% 33 3% 7 90 96 44 oy 1 B
will help provide the foundation for the issues,
opportunities, policies, and strategies to be discussed Black Popu lation 54.2% 54.3% 0.1% 54.0% -0.6% -0.4%
later in the plan.

Seniors (Age 65 & Above) 7.9% 5.0% 13.8% 10.7% 18.9% 35.4%

As shown in Table 2.1 below, the total populo’rlon has Median Household Income | $42,767 $a1,349 20.1% $50,799 -1.1% 18.8%
grown between 2000 and 2015 by 10%. The Latino

Oata Source: U 5. Census Surequ — 2000 & 2010 Census - 2015 ACS Sshimate

population experienced the largest growth between
2000 and 2015, by 11%. The senior population (age
65 & above) has experienced an increase of growth
by 35%, between 2000 and 2015. Median Household
Income (MHI) experienced a slight decline between
2000 and 2015, by only 1%. However, the MHI
between 2000 and 2015 has increased by 19%.
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Population Change e
Rate of Pop Change 2000 to 2010 nMumcipalmes
20 ‘| 5 2020 [ Loss by more than 10% Rate of Change 2010-2015
- [ Jtossbytot0% [ Loss by More than 10%
[ ] oanbyitos% [ Jrossby1to10%
. [] cain by 5 10 20% [ |canby1tos%s
The maps above show the change in I cain by more than 20% [ Gain by 510 15%
population by Census Tract. Between I cain by 15 10 30%

2000 and 2010, southwest DeKalb,
southeast DeKalb, Dunwoody and
areas around Chamblee had the
highest rates of population growth.
Significant population growth also took
place between Dunwoody and
Decatur. Between 2010 and 2015, the
rates of population growth slowed
down overall, but higher growth rates
did take place south of 1-20, in central
DeKalb and in north DeKalb. During this
same period, the highest growth rates
took place in small areas around
Ellenwood in south DeKalb, Clarkston,
Brookhaven and Chamblee.

MAP 2.1A MAP 2.1B

e % Rate of Population Change 2000 - 2010 by 2000 Census Tract L & Rate of Population Change 2010 - 2014 by 2010 Census Tract

Data Sowrce: U5 Cersus Bursau - 2010 Cersus and 2014 ACS Estmate Dsta Source: U5 Cersus Bursau - 2010 Corsus and 2014 ACE Estmate
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Figure 2.1
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Young and middle aged adults combine for 57% of the population. Children make up 34%. Chcp’rer 2
Quality of Life

m<14 Age Distribution and
m15-24 Projections 2010-2020
= 25-44 e
45-64 " 12 :g 1;‘ Age Distribution of School
65-84 =20 to 24 Aged Children:
m 85+ Children and young adults

under 24 make up 34% of
the total population. There
is an equal proportion of
young children (those
under the age of 9) and
older children (age 10 to
20) in DeKalb County.

Age Distribution Projections:

The proportions of each age group are projected to remain relatively stable, with some decrease in the proportion of younger groups
relative to older groups, indicative of an aging population.

2015 2020

m<14 m<14

m 15-24 m15-24

m25-44 m 25-44

m45-64 m 45-64
Data Source: 2010 & 2014; American

65-84 65-84 Communities Survey; 2020: ESRI business

analyst.

m 85+ m 85+ Atlanta Regional Commission
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Fleure 2.6 ; What Jobs do DeKalb Residents Do?
What Jobs Exist in DeKalb County Figure 2.7

Public Administration 16415
Public Administration 15403

Accommodation and Foed Services IS 26469
Food Services [N 22329

Health Care/ Social Assistance I 34381
Health Care and Social Assistance | I 30777

Educational Services I 26653
Educational Services I NN 32195
Administration and Support- Waste Management 25227
Admin and Support, Waste Management 19049
Professional, Scientific Technical Services  [NNENGITIININENGEGEGEEEEEEE 25353
Professional and Technical Services [N 10974
Finance and Insurance | INEEGSENNNN 114384
Finance and Insurance | 11879
Information 13346
Information 13611
Transportation and Warehousing 15425
Transportation and Warehousing 16111
Retail Trade I 27728
Retail Trade [N 30363
Wholesale Trade NN 13602
Wholesale Trade [ INNEEEEEN 13372
Manufacturing [ RN 14371

0 5000 10000 15000 20000 25000 30000 35000 40000

Manufacturing - | ENEREEN 13216

0 5000 10000 15000 20000 25000 30000 35000 40000 45000 . Lo
Resident Area Characteristics 2014:

Workplace Area Characteristics 2014: Resident Area Characteristics (RAC) describe the industry that
Workplace Area Characteristics (WAC) describe the jobs residents of a certain area work in for a living The most popular
that are available within a given study area. Most jobs industry is Health Care and Social Assistance, and the second
available in DeKalb are in the field of Health Care and most common is Retail Trade.

Social Assistance. Data Source: US Census Bureau, Census on the Map Workplace Area Profile Analysis

Data Source: US Census Bureau, Census on the Map Workplace Area Profile Analysis The Atlanta Regional Commission

The Atlanta Regional Commission
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Race Distribution

Race Distribution Projection

Proportions of White residents rose while the proportion of
Black and those of two or more races decreased between
2010 and 2014. The proportion of Asian residents increased

slightly since 2010. In 2020, the proportion of white and black

residents is projected to decline, and the proportion of Asian

and other populations is projected to increase.
Source: 2014 American Communities Survey; 2020 ArcGIS Business Analyst Online

2010 Race Distribution

Whites make up 33.3% of the racial
composition in DeKalb County as of
2010. Blacks make up 54.3%,
Asians 5.1%, and those of Hispanic
origin of any race are 9.8% of the

population.
Data Source: 2010 American Communities Survey
The Atlanta Regional Commission

Community Profile. The Atlanta Regional Commission

Figure 2.4 Figure 2.5
2014 2020

0000000000000 0000000000000
0000000000000 0000000000000
0000000000000 0000000000000
0000000000000 0000000000000
0000000000000 0000000000000
0000000000000 0000000000000
0000000000000 0000000000000
0000000000000 0000000000000
0000000000000 0000000000000
0000000000000 0000000000000
000000000060060060 0000000OGOOGOGOGS
0000000600 00000

8] ] o] O

Figure 2.3
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g;;eggggg:;ﬁmjﬁn Median Household Income and Income Distribution

2014 Income Distribution

Median Household Income In 2014, 23% of DeKalb’s households made more than
Median Household Income in DeKalb had risen between $100,000 a year, while 49% made less than $50,000
2000 and 2010 from $49,117 to $51,349, but, according to annually.

estimates, declined slightly between 2010 and 2015. It is Data Source: US Census American Communities Survey

projected to increase by 2020 to $57,608. The Atlanta Regional Commission

Data Source: 2000- US Census, 2010/2014- American Communities Survey 2020-
ArcGIS Business Analyst Online
The Atlanta Regional Commission

m <$25,000

60,000

58,000 57.608 u $25,000-$49,999

56,000

= $50,000-$74,999

54,000

= $75,000-$99,999
$100,000-$149,999
I = $150,000-$199,999
= $200,000+
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Household Income Distribution and Housing Trends

350000
300000 Housing Trends:
In 2010, of 89.1% of occupied units, 56.9% were owner occupied.
250000 ESRI's Business Analyst predicts 90.5% occupancy in 2020, 52.3% by
homeowners
Data Source: 2010 Census; 2014 American Communities Survey; 2020 ArcGIS Business Analyst Online Projections
The Atlanta Regional Commission
200000
150000
100000 o .
Owner Occupied Renter Occupied
m <$25,000
50000
m $25,000-$49,999
0
2010 2014 2020
m Owner Occupied mRented Vacant . $50’000-$74’999
$75,000-$99,999
Household Income
Distribution:
Istributi $100,000-$149,999
Renters have significantly lower incomes than
homeowners in DeKalb County. 69% of DeKalb’s m>$150,000

renters make less than $50,000 a year, while 34% of
homeowners make more than $100,000 annually.

Data Source: 2014- American Communities Survey- Financial Characteristics
The Atlanta Regional Commission
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Cost as a Percentage of Income

Cost as a Percentage of Income-
Renter Occupied

A This chart shows the distribution of renter incomes in DeKalb, categorized
h by the percentage of their income spent on housing. Light blue
represents less than 20% of income spent on housing, navy is 20-29% of
income spent on housing, and green is 30% of income or more spent on
housing. Lower income groups spend a larger proportion of their income
2 on housing than do renters with higher incomes.

o DataSource: US Census 2014 American Communities Survey- Financial Characteristics
The Atlanta Regional Commission

25
5
A m=m N

Less than $20,000 $20,000-$34,999 $35,000- $49,999 $50,000-$74,999 $75,000 or more

35

30

uless than 20% ®20-29% = 30% or more 20

Cost as a Percentage of Income-

Owner Occupied 15

This chart shows the distribution of homeowner

incomes in DeKalb, categorized by the 0

percentage of their income spent on housing.

Light blue represents less than 20% of income spent

on housing, navy blue is 20-29% of income spent

on housing, and green is 30% of income or more °

spent on housing. Lower income groups spend a

larger proportion of their income on housing than . .

do homeowners with higher incomes
Data Source: US Census 2014 American Communities Survey- Financial Less than $20,000 $20,000-534,999 $35,000- 549,999 $50,000-574,999 $75,000 or more

Characteristics mlessthan 20% m20-29% 30% or more
The Atlanta Regional Commission
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Housing Costs

30

25
Monthly Housing Cost

The greatest proportion of

20 renters and buyers pay
between $1,000 and $1,500
a month to live in DeKalb
County.

1 5 Data Source: US Census American Communities Survey
The Atlanta Regional Commission

1 L

0 el

<$200 $200-%499 $500-$799 $800-$999  $1,000-$1,499 $1,500-$1,999 >$2,000

o

w

Number of Housing Units



2014 Median
Home Value

Estimates

$163,600

2014 American
Community Survey

$146,900

Zillow Feb. 2014

5-Year Update <<

2021 Comprehensive Plan

$275,548

ESRI BAO 2015 Estimate

20



Table2.2: DeKalb Housing-Jobs Balancing 5-Year Update «

DeKalb County Data Year 2005: | Year2010: | Year 2015 2021 Comprehensive Plan
Estimates Census Estimates C h O p.l. er 2

Total Population 662,973 691,893 734,871 |_|_ f Lf
Labor Force 374,525 382,816 401,740 Q udall y O ITe
Housing Units 295,252 304,591 308,118 Jobs Housing Balance
Total Occupied Units 265,183 271,809 276,631 : : :
> Jobs-housing balance is a planning tool that local governments
Resident Workers in 142,896 149,272 156,679* can use to achieve a roughly equal number of jobs and housing
DeKalb units or households in their jurisdiction or part of a jurisdiction.
Ideally, the jobs available in a community need to match the labor
Households 265,183 271,809 276,631 force skills, and housing shall be available at prices, sizes, and
. locations for workers who wish to live in the area. Thereis a
Data Source: . . . q . 2
1U.S. Census Bureau, ACS 2005 Estimates “qualitative” as well as “quantitative” component to achieving
2U.S. Census Bureau 2010 Census Data i i i H i
X ) r o job-housing balance. Jobs-housing balance is more of a planning
El:t-irsr;aiznsiisczléu?:fe:gfuzs[i)gg EZtZOitgsResident Workers percentage Technique than a regulo’row tool. The table shows that in 2000
[Year 2015 Labor force X (Year 2010 Resident workers/2010 Labor Force) | there were neorly twice as ma ny jObS as housing units in DeKalb
Table 2.3: DeKalb Housing Balance Ratios County. The tofal occupied units include owners and renters. This
Jobs-Housing Units 272,990 : 304 9687 089 1 T;e?ioJIriis eiﬁerc’ried Tnodcvcjilr;’rinuneﬁinn’ro :rrhebfu’rurne. Ag?orrdigg”’go r;rhlese
Jobs-Ocoupied Units 272,990 : 271.809° 0.99 1 statistics, there is a continue to be a need for a ona

housing units in DeKalb County.

Percentage of workers who reside locally as | 149,272% / 482,393*
% of Total labor Force

31%

The majority of workers in DeKalb County do not reside in the
55% County (77%). Therefore, a high number of residents are

Percentage of workers who reside locally as | 149,272°/272,990*
% of Total Employment

commuting in and out of the County, which is common for the

Employment to population 272,990 : 691,893° 0.39 :1 . . e . ; .
r bpty - tp 2 " 372,990 : 149,272 1182 Atlanta region. Perhaps, if additional and mixed housing units
ODS 10 resiaent workers ) . ) . . . oy
' il _ L were provided in the county more employees would be willing to
Source: U.S. Census Bureau 2010 Decennial Census . . . q q
reside in the County, potentially decreasing automobile

Compiled by DeKalb County Planning and Sustainability Department dependency, Troffic congesTion and pO”UﬂOﬂ and also improve

12010 total employment 12010 Total Labor Force (Pop Age 16 — 64) the economy as less money would be spent outside of the county

2 2010 Housing Units 52010 Total Population where wages are paid.

32010 Occupied Housing Units §2010 Resident Workers
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Intergovernmental Coordination

This is of the utmost importance for service delivery without service duplication. It is
the goal of DeKalb County to ensure that there is no service duplication, overlap,
and competition. The purpose of this section is to inventory the existing
infergovernmental mechanisms and processes between DeKalb County, the twelve
(13) municipalities within the county, and the City of Atlanta.

In accordance with the State of Georgia’s Service Delivery Strategy (SDS) law,
DeKalb County is required to update its Service Delivery Strategy to reflect service
delivery arrangements in the incorporated and unincorporated areas. Participants
in the Service Delivery Strategy are:

* DeKalb County

» City of Atlanta

» City of Avondale Estates
» City of Brookhaven

« City of Chamblee

» City of Clarkston

« City of Decatur

+ City of Doraville

« City of Dunwoody

« City of Lithonia

» City of Pine Lake

« City of Stone Mountain
» City of Tucker

+ City of Stonecrest

Adjacent Local Governments

DeKalb County is one of ten counties in the Atlanta region, and the most dense
county in the state, by population. The County is bordered by Fulton, Gwinnett,
Rockdale, Clayton, and Henry Counties, and the City of Atlanta. Twelve (12) cities
are located within the County, and they are: Avondale Estates, Chamblee,

Clarkston,  Decatur, Doraville, Dunwoody, Lithonia, Pine Lake, Stone Mountain,
Tucker, and Stonecrest. The Service Delivery Strategy is designed to serve as a
primary mechanism to coordinate services between DeKalb County and city
governments. For more information about the service delivery strategy process visit
https://www.dekalbcountyga.gov/planning-and-sustainability /long-range-
planning.

Planning Coordination

DeKalb County does not have a formal and consistent coordination mechanism for
land use planning with adjacent local governments. Some land use coordination
takes place through the Atlanta Regional Commission and planning studies that
cross jurisdictional lines, but these activities do not provide a consistent and
formalized coordination process. The Atlanta Regional Commission’s Land Use
Coordinating Committee (LUCC) and the Transportation Coordinating Committee
(TCC) provide the opportunity to communicate with regional jurisdictions on
information, data, issues, regional studies and other planning topics around the
region. Aftending these meetings provide the opportunity to coordinate on
regional issues and studies, but does not provide a formal coordination process with
adjacent local governments.

Major development projects around the region have a formalized coordination
mechanism through the Developments of Regional Impact (DRI) process
coordinated by the Georgia Department of Community Affairs. The DRI process
requires all proposed development projects that meet a predetermined size
threshold to undergo a review by the appropriate Regional Development Agency
(RDA), the Georgia Regional Transportation Authority (GRTA), and the local
jurisdictions that are impacted by the proposed development. These major
projects must undergo a review of its land use, transportation and infrastructure
impacts. Because the DRI review process is only initiated for major development
projects, it does not provide a consistent coordination mechanism for all land use
activities.

22



DeKalb County Service Delivery Strategy 2019

ATTACHMENT A

Summary of Services in DeKalb County Cities

Chapter 2 Quality of Life
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. Avondale I Pine Stone
General Services Atanta Brookhaven | Chamblee | Clarkston | Decatur | Doraville | Dunwoody | Lithonia . Tucker | Stonecrest | Dekalb County
Estates Lake | Mountain . .
o e e e e et te e te e te et e G Intergovernmental Coordination
Furchasing o o o ] o o o o o o [ ] ] o
Information Technalcgies o o o o o o o o o o D o o o . .
Avondale Fine Stone
GIS | Basic] atlanta Brookhaven | chamblee | Clarkston | Decatur | Doraville | Dunwoody | Lithonia .| Tucker | Stonecrest Dekalb Coun
{ ! Estates Laks | Mountain 2
Farcel Creation ofoc oC oC oC oC oC oC oC oC oC DC oC oC o
Farcel Maintenance D/oc oC oC oC oC C C C oC oC DC oC oC o
Avondale Fine Stone
GIS [Non-Basic atlanta Brookhaven | chamblee | Clarkston | Decatur | Doraville | Dunwoody | Lithonia _ | Tucker | Stonecrest|Dekalb Coun
{ ) Estates Laks | Mountain 2
Soedializec Data/Mapping o o o o o o o o o o o o o o
Elections DC DC 15-DC oC DC B/oC [ [ oC oC D/DC oC [ o AlTACAMENT A
Perzannel o o o [ o o o o o o D [ [ o DeKalb County Service Delivery Strategy 2019
Froperty Tax Cotlections/ Tax Siting bc bc o o bc o bc bc bc D oc D bc [ Summary of Services in DeKalb County Cities
) Avondale Pine | Stone
Avondale Fne stone Planning & Related Atlanta |~ Brookhaven | chambles | Clarkston | Decatur | Doraville | Dunwoody | Lithonia [ - | = . | Tucker | Stonecrest | DeKalb County
Legal/tudicial Services Atanta Brookhaven | Chamblee | Clarkston | Decatur | Doraville | Dunwoody | Lithonia . Tucker | Stonecrest | DeKalb County
Estates Lake | Mountain -
Pimnring | zoning o o o o o o o o o o o o o o
Fugic Defender o o o o o o ] ] ] o o o o o Business & aicohol licenze [ ] o [ o o o ] ] o o ] o o
Salicitar o o o o o D D D D D o o o o Commanity Development - C036 o z oo oc [ oc oc nia oc N o oc BC [
Local Sovernment Attomney o o o D ] D o o o o o o o o Econamic Deveioamert o o o D o [ oA o o WA o A o A
Avondale pine Stone Coge Entarcemant/sencsirication o o o o o o o o o N o o o o
Public safe Atlanta Brookhaven | Chamblee | Clarkston | Decatur | Doraville | Dunwoody | Lithonia .| Tucker | Stonecrest Ib
o Estates Lake |Mountain * [ a [ WA WA a A “ Wa A WA A a A P
i i Y J Y ‘Avondale . . Pine Stone
Poiice [Basic) B B z o n/oc z z z ofoc n/oc s = =5 B Public Works Atlanta aokhaven | chamblee | Clarkston | Decatur | Doraville | Dunwoody | Lithonia = | Tucker | Stonecrest|Dekalb county
Foiice [Non-basi] D = o DC bc c o o bc DC [ DC bC D == = Lo
- p p Viater Tresiment | e
Animal Control DC DC oC oC DC D/oc foc [ oC oC [ oC DC o _ ! . . . - - - .
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Summary of
Services

The Service Delivery
Matrix is a quick-
reference guide, that is
designed to show the
level of service provided
by DeKalb County to it's
municipalities and the
City of Atlanta. Below is
a graphic illustration of
the matrix, and a more
legible version is located
in the SDS document, on
the Department’s
website.
https://www.dekalbcoun
tyga.gov/planning-ana-

sustainability/long-range-
[elle]alallale]




Decatur, GA

: . "1 & o Established in 1823
Table 2.4: Incorporation Population

Chapter 2 Quality of Life — — o ——
] Geographic Area 2014 | Stone Mountain,
Impact of Incorporation - Population

Incorporated DeKalb, including
Since the adoption of the previous comprehensive plan in recent incorporations

2007, DeKalb County has experienced a fremendous loss in
unincorporated population. The following cities have been
incorporated since 2007: Unincorporated DeKalb

301,973

Recent Incorporations Only 188,094

414,358

«Dunwoody (2010)
«Brookhaven (2012)

Table 2.5: 2015 Population Estimates by Race and

eTucker (2015) Ethnicity - Rank Order
«Stonecrest (20] 6) Rank by Racial & Ethnic Percent
Total White  Black Hispanic
According to 2014 ACS estimates, Unincorporated Atlanta
DeKalb's total population is 67% of total DeKalb County T > =
while incorporated DeKallb County overall has about 33% Estates 13 9
of the total population. The incorporated cities Brookhaven 3
(Dunwoody, Brookhaven, Stonecrest and Tucker) fogether T )
account for 40% of the total DeKalb County population. "
[ ] Pine Lake, GA

In rank order Avondale Estates ranks 15" for White 3 m « Established in 1937
Population Percentage, Lithonia ranks 15" in African Srauills i s
American population Percentage, Doraville ranks 15t in Dunwood 4 7 Dunwoody, GA
Hispanic population Percentage and Clarkston ranks Tst in 12 1. T T
Asian population percentage. pine Lake X

Stone \ Brookhaven, GA
The sustainability of unincorporated DeKalb is dependent Mountain 2 3 . * Established in 2012
upon the County finding strategies to alleviate the need for 1 13 1 13 -
future incorporations and annexations. Tucker 5 ; 6 6 s | Tucker, GA

Data Source: U.S. Census Bureau ACS 2015 Estimate ... ... * Established in 2015
Compiled and calculated by DeKalb County Planning and

Sustainability Department =

Population for he cities of Tucker, Stonecrest and Portion of StonecreSt' GA
Atlanta are aggregated using Census Block Group data of each e Established in 2016
jurisdiction




Chapter 2 Quality of Life
Historic Resources

5-Year Update <

2021 Comprehensive Plan

DeKalb County is rich in historical resources and archeological resources. Many
historic homes, mills, and bridges still stand as a living museum and history lesson for
all. These are the sites and structures that molded the history and created the future
of the county.

Several strategies to preserve DeKalb County’s historic resources are currently
underway. These strategies range from efforts at the local level all the way to the
federal level, with several structures and districts listed on the National Historic
Register. DeKalb County's Board of Commissioners created a seven-member
Historic Preservation Commission, in 1994. This Commission is charged with the
designation of historic properties, the issuance of certificates of appropriateness,
and public hearing procedures. The commission is currently taking applications for
historic designation and working to increase public awareness of the economic
value of historic preservation. Listed in Table 2.6 , are several historic districts and
structures located in the county.

- ] L

Table 2.6

National Register Listed Districts

Avondale Estates Historic District December 8, 1986

Cameron Court Historic District September 30, 1982

Candler Park Historic District September 8, 1983
March 17, 2005
May 23, 2012
October 25, 1979
March 31, 2000
November 20, 1975
September 24, 2009
September 27, 2007

December 24, 2013

Candler Park Historic District

Decatur Downtown Historic District
Druid Hills Historic District

Emory Grove Historic District

Emory University Historic District

Kirkwood Historic District

Klondike Historic District

McDonough —Adams-Kings Highway Historic District

Northwoods Historic District June 2, 2014
Oglethorpe University Historic District August 6, 1994
Ponce de Leon Court Historic District July 2, 2011

Ponce de Leon Terrace- Ponce de Leon Heights-Clairmont
Estates Historic District
South Candler Street- Agnes Scott College Historic District

November 2, 2011
July 29, 1994

Stone Mountain Historic District December 7, 2000

August 31, 1998

University Park- Emory Highlands- Emory Estates Historic
District

Winnona Park Historic District

May 30, 2002
City of Stone Mountain September 19, 2016

National Heritage Area

October 12, 2006

Arabia Mountain National Heritage Area
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Chapter 2 Quality of Life — National Register Historic Properties

1. Agnes Lee Chapter House of the United
Daughters of the Confederacy (July 25,
1985)

2. Blair-Ruthland Building

(December 12, 2002)

Bond Family House (September 17, 2008)

Briarcliff (August 4, 1988)

Briarcliff-Normandy Apartments (March 26,

2003)

Callanwolde (April 24, 1973)

Callanwolde (October 9,2003)

Cheek- Spruill House (June 9,2000)

Cora Beck Hompton Schoolhouse and

House (April 16, 1992)

10.Decatur Cemetery (May 23, 1997)

11.Decatur United Post Office (July 5, 2000)

12.Decatur Waterworks (March 15, 2006)

13.DeKalb Ave.-Clifton Rd. Archeological Site
(December 14, 1978)

14.Donaldson-Bannister House and Cemetery
(August 9, 2009)

15.Dr. Luther C. & Lucy Hurt Fischer House (June
8,2011)

16.Druid Hills Parks and Parkways (April 11, 1975)

17 .Kirkwood School (September 19, 2002)

18.Mary Gay House (May 5, 1975)

19.Neville and Helen Farmer Lustron House
(March 18, 1996)

20.0Ild DeKalb County Courthouse (August 26,
1971)

el

0 0 N O

21.Pythagoras Lodge # 41 Free and Accepted
Masons (August 19, 1982)

22.Robert A. Alston House (July 14, 2004)

23.Scottish Rite Hospital for Crippled Children
(June 17, 1982)

24 .Scofttish Rite Hospital for Crippled Children
(September 4, 2004)

25.Smith-Benning House (June 28, 1982)

26.Soapstone Ridge (May 7, 1973)

27 .Steele-Cobb House (July 17, 1982)

28.Swanton House (August 30, 1978)

29.The Seminary (November 15, 1978)

30. Villa Mira Flores (Pending 2015)

31.William & Minnie Pearce House (January 27,
2012)

32.William T. Genrty House (May 2, 1985)

33.Zuber-Jarrell House (September 30,1997)
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Chapter 2 Quality of Life
DeKalb Geological Features

The County’s valuable resources have been inventoried and
assessed for management, conservation and long-range
benefits to the community. The assessment also considers the
potential vulnerability of the community's natural resources to
land development and other human activities. Currently,
there are management planning programs underway to
protect and conserve these natural resources.

The area within DeKalb County contains two significant and
unigue geological features: Soapstone Ridge and Stone

Mountain. Soapstone Ridge consists of approximately 5,000
acres located in the southwestern portion of the County.
Rising 200 feet above the surrounding terrain, the Soapstone
Ridge is a series of ultramafic rock formations which appear
sudsy when wet, hence the name "Soapstone." The
Soapstone Ridge contains aboriginal steatite quarries which
are of archeological and historic significance. Soapstone
was used by early inhabitants of DeKalb County to carve
bowls and other small tools as early as the Archaic Period
(3000 B.C. - 1500 B. C.). This designated area is protected by
strict archaeological guidelines. Stone Mountain is located in
the eastern area of the county and is the largest exposed
granite outcropping in the world. The mountainous dome
was created over millions of years as the surrounding cover of
softer soils eroded away exposing the solid granite mountain
which stands over 700 feet above the surrounding landscape.
Smaller granite outcroppings are scattered throughout the
eastern portion of DeKalb County comprising a total of 2,045
acres.




Chapter 2 Quality of Life
Arabia Mountain

DeKalb Geological Features

itself is part of the 2,550 acres DeKalb
County park called the Davidson —
Arabia Nature Preserve. The Preserve
also includes other large formations of
exposed granite, wetlands, pine and
oak forests, multiple streams, and two
lakes. The rare, native plant species,
such as the signature red diamorpha
in the winter and fall’s yellow daisies,
make it seem as though the rock is in
constant metamorphosis.

While the Preserve is considered an
exceptional ecological wonder the
area is also very much influenced by
the hand of man. The evidence of
quarrying activities are apparent in
the industrial debris left on the
mountain and of the abandoned
structures once used by workers for
storage, offices and shelter. The ruins
of quarry buildings are found
interspersed throughout the park and
metal spikes that were used to split
the granite are still embedded in the
rock.




Chapter 2 Quality of Life
Wetlands

DeKalb Geological Features

According to maps prepared by the U.S. Department of Interior, Fish
and Wildlife Service there are various wetlands in DeKalb County.
The majority of the wetlands are located in flood prone areas of
perennial creeks. Wetlands are protected under Section 404 of the
Federal Clean Water Act, which is administered by the U.S. Army
Corps of Engineers and the U.S. Environmental Protection Agency.
Section 404 requires that any activity involving the deposition of
dredged or fill material must receive a permit from the Corps of
Engineers. Before development permits are issued, a careful field
examination shall be conducted to determine the magnitude and
importance of each wetland and its role in the overall ecosystem.
As a result of HB 285, State law requires that the engineer of record
(with a current Level Il certification) must make a site visit before
plans can be submitted to the County which will outline all Natural
Resources on the property. This would include all state waters within
200’ of the property and all wetlands on the property.

The Georgia Department of Natural Resources requires that the
county adopt, implement, and enforce an ordinance protecting
"Significant Recharge Areas." DeKalb's ordinance must include limits
on impervious surface areas accompanying development,
infiltration of storm water, and regulation for the handling of
hazardous materials. At present, DeKalb County has no ordinance
or designated recharge areas. By designating greenways within
recharge areas, DeKalb County can effectively address the need
for ground water recharge without a regulatory approach.




Broadband in DeKalb County

Georgia Senate Bill 402 was enacted in 2018. And from the enactment
of this legislation the Georgia Broadband Deployment Initiative (GBDI)
was formed. The GDBI coordinates with five (5) state agencies: Georgia
Department of Community Affairs, Georgia Department of
Transportation, Georgia Department of Economic Development,
Georgia Technology Authority, and the State Properties

Commission. Additionally, the GBDI also works with a Stakeholders
Advisory Council comprised of private sector telecom and cable
companies, utility cooperative representatives, and local government
officials. The ultimate objective of this effort is serving unserved
Georgians.

A primary focus of the State Broadband Plan is to identify, evaluate and
recommend options which can be implemented by governments and
providers.

Georgia

According to BroadbandNow, a consumer advocacy website that
compiles broadband access data and pricing, Georgia ranks 12th
nationally in broadband access.

94.1% of Georgians have access to wired broadband 25 mbps or higher.
90.8% of Georgians have access to wired broadband 100 mbps or
higher

40.8% of Georgians have access to 1 gigabit broadband

DeKalb County

According to Broadband Now' numbers, DeKalb County's access
percentages are as follows:

99.4% have access to broadband 25 mbps or higher.

99.4% have access to broadband 100 mbps or higher.

69.3% have access to 1 gigabit broadband.




Broadband Coverage by Speed in Georgia
County Level

25+ mbps 100+ mbps 1 Gbit
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Percentage of Citizens w/ Access to

Georgia

DeKalb

Fulton

Gwinnett

Clayton

Henry

Rockdale

Broadband
Speeds
25+ Mbps 100+ Mbps
94.1 90.8
99.4 99.4
98.8 98.6
99.5 285
99.5 99.3
99.9 99.9
99.3 99.3

1 Gbit

40.8

69.3

54

68.7

39.2

42.6

22.4

Broadband Access by Percentage

25+ Mbps O100+ Mbps [O1 Gbit

Fulton Gwinnett Clayton

The table and corresponding Chart is a comparative look at broadband access
by speed in the Aflanta Metropolitan Area counties. The Atflanta Metropolitan
Area is the most densely populated region in the state and is home to many of
the state's largest employer's headquarters.

The state of Georgia anticipates continued growth and will continue to attract
employers and invest in infrastructure and institutions that aid in the
development of start-up businesses. This will include expanding higher speed
Broadband.
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The Georgia Broadband

Deployment Initiative has used the

Census Block Level to identify

Broadband service levels.

The analysis of service levelsin

DeKalb County has identified

8,182 Census Blocks that are

designated Unserved Locations.

Because Broadband has become ; ‘ . ,

essential to business, education, i P , : '

healthcare, agriculture, and ' : ‘ ; DR
overall quality of life, DeKalb : ’ o L =y O ; 1 (i) g:scr;oLdLoqarion;g,;gg
County will continue to work to ‘ : ' : ‘ VOd LOCRBONS: 387,
see the 8,182 Census Blocks PRSI S
currently designated as Unserved

Locations, significantly reduced, if

not eliminated.

To achieve this, DeKalb County

Government will coordinate with

city governments within DeKalb

County, DeKalb County School

System, DeKalb County Board of

Health, Decide DeKalb

Development Authority, and state

and regional partners to

strengthen and expand this vital

service.
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Chapter 3

County and Local Plans
County & Supplemental Plans

In the years since the last Comprehensive Plan,
additional county-wide and local small area plans have
been completed. Many of these plans address issues
and set policy guidance that are relevant for 2035
Comprehensive Plan. Significant community input was
often utilized during plan development. The plans have
been completed and managed by the County. They
have all been adopted by the DeKalb County Board of
Commissioners. Many of the findings and
recommendations provide context as well as a valuable
background on recent policy decisions. This section
includes two types of plans:

+ County-wide Plans - Content and policy
recommendations cover the entire
unincorporated county.

+ Supplemental Plans— Content and policy
recommendations that apply to specific/local
areas within the county.

This section will provide an overview of these existing
plans. Goals and policies within these plans that relate
directly to the 2035 Comprehensive Plan will be covered
in more detail in the Community Goals Section.

— -{”mG,\l.n COUNTY \ﬂl

SEPTEMBER 2013

THE 2014-2018 CONSOLIDATED
PLAN FOR HUD PROGRAMS,
INCLUDING THE

014 ANNUAL ACTION PLAN

DeKalb County, Georgia

DeKalb County Strategic
Recommendations

Comprehensive Economic
Development Strategic Plan

August 19, 2014
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DEKALB COUNTY BOARD OF HEALTH
Master Active Living Plan

COVINGTON HIGHWAY CORRIDOR

DEKALB COUNTY BOARD OF HEALTH

Master Active Living Plan
PANOLA ROAD/SALEM ROAD

DEKALS COUNTY BOARD OF HEALTH
K Master Active Living Plan

INDIAN CREEK MARTA STATION

Medline %

LCI Plan
DeKalb County

in association with
Atlanta Regional Commission




Chapter 3 County and Local Plans
2014-2018 Consolidated Plan

DeKalb County has adopted the 2014-18 Consolidated Plan for
HUD Programs, including the 2015 Annual Action Plan. The Plan
identifies how the County will allocate the resources it expects to
receive from HUD for programs annually.

Highlights of the Consolidated Plan include;

.Community Development Block Grants (CDBG) initiatives and
funding focused on completing significant Capital Improvement
projects.

.HOME |Initiatives to assist First Time Home Buyers and aid in the
creation of CHDO'’s

.Restructuring of single family program to perform special purpose
home repairs.

.Mitigation of homelessness

.Economic Development - coordination with DeKalb Business
Enterprise Corporation (DEBCO) to increase affordability and
accessibility of loans for small businesses and creation of jobs;
Kensington LCI development, 1-20 East Transit, & Memorial Drive
Redevelopment

Objectives and outcomes of the Plan:

eDecent Housing
eSuitable Living Environment
eEconomic Opportunity

Workforce Housing
www.workforcehousing.com
Vacant Housing
www.vacanthousing.com
Foreclosures
www.foreclosures.com




Chapter 3 County and Local Plans
Strategic Economic Development Plan
N=b4

The Decide DeKalb Development Authority, jointly with DeKalb County,
retained RKG Associates to complete a five-year update to its Strategic
Economic Development Plan (SEDP). The first countywide SEDP was issued in
2014 and analyzed DeKalb County’'s economic development strengths,
challenges, and trends, and issued a series of recommendations — one of
which was the formation of the Decide DeKalb Development Authority
(“Decide DeKalb" or “DDDA"). This five-year update provides a refreshed
analysis of a rapidly-evolving county, and establishes a revised set of goals,
target industries, and action items. These aim to help County stakeholders
maximize their economic development resources to attract and retain as
many good-paying jobs as possible, while simultaneously helping DeKalb
residents to enjoy the very highest quality of life.

Work Plan

From its public kickoff meeting in August 2018 through final strategy
conversations with County and DDDA staff in February 2019, the SEDP
combined a data-driven economic and market analysis approach with a
public engagement process that captured the community’s unique goals
and concerns. While a robust quantitative analysis serves as a base for
evaluating DeKalb County’s market for economic development initiatives,
the SEDP’s recommendations are only made actionable by public buy-in. For
this reason, SEDP staff engaged with business owners, County and municipal
staff, economic development professionals, elected officials, and the general
public to ensure that the Plan’s outcomes reflected DeKalb's unique culture
and goals. Support for an economic development plan is never unanimous,
but the SEDP’s public engagement process can leave decision-makers
confident that there is broad public backing for its goals and action items.
Statistical Analysis
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DeKalb County, Georgia

Strategic Economic

Development Plan
Update 2019




Chapter 3 County and Local Plans
DeKalb County 2014 Transportation

Plan

DeKalb County adopted it's Transportation Plan in May 2014. The
DeKalb County 2014 Transportation Plan is about improving the lives of
local residents and creating an environment for business and institutions
to thrive. The strategies identified in the Plan will have the desired
outcome of improving the quality of life for existing and future residents
and offering enhanced economic vitality. The Plan was intentionally
designed to emphasize implementation by seeking to align public
policy, funding, and partnerships that promote positive influences on
the transportation system.

The primary component of the County’s Transportation Plan is the list of
regionally significant projects commonly supported by County
representatives. This list of fransportation projects can be used to
provide input for the regional fransportation planning process where
additional funding is available. These identified projects shall form the
basis of future funding requests submitted to the Atlanta Regional
Commission (ARC) and the Georgia Department of Transportation
(GDOT) during the Transportation Improvement Program (TIP) and
Regional Transportation Plan (RTP) update cycles.

The document provides an overview of the planning process, the
resulting recommendations, and the necessary actions for ensuring
ongoing implementation. Preceding this report is an additional
technical document called the Existing Conditions and Needs
Assessment Report, which provides a thorough overview of the existing
transportation network and provides an assessment of current and
future transportation deficiencies. Readers also may go to
www.dekalbtransportationplan2014.com to access additional
information about this plan.

2014 Transportation Plan
EXISTING CONDITIONS AND WEEDS ASSESSMENT REPORT
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County and Local Plans
DeKalb County Parks and
Recreation Master Plan

The Parks and Recreation Department is
dedicated to enhancing the quality of life of
the citizens by connecting communities to
exceptional parks, recreational facilities, and
cross generational programs that promote
healthy and active lifestyles. The goal for
this 2010 DeKalb County Comprehensive
Parks and Recreation Master Plan is to set the
direction for the Department by identifying
the standards, policies, and resources
required to achieve the County’s goals for
parks and recreation.

The purpose of the Parks and Recreation

Master Plan was to create a collective vision '3
in regards to the types of parks and :

recreation services to be provided by the ' B
County over the next decade. The DeKalb —
County Parks and Recreation Department

started a process to build upon previous

planning efforts, sought input from

constituents and stakeholders and

developed a plan of action to improve

County-wide recreational opportunities.
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County and

Local Plans
Planning in DeKalb

The DeKalb County
Comprehensive Plan is supported
by many other planning
documents that serve to shape
development and the provision of
County services. The graphic
below in Figure 1.1 displays all
relevant documents within which
the comprehensive plan is based
on. Livable Centers Initiatives and
Neighborhood Studies are also
referred to as Small Area Plans
(SAP), which in detail, provide
more detail to future land use
recommended policy and
strategies.

For more information on ARC LCls:
https://atlantaregional.org/plans-
reports/livable-centers-initiative-2015-

report/

Neighborhood Studies /

Master Plans

Memorial Drive
Revitalization Plan
SDAT Bouldercrest
Georgetown/N. Shallowford
Lavista Blueprints
Hidden Hills
Lawrenceville Community Choice

2035 Comprehensive Plan
2014 Transportation Plan
Strategic Economic Development Plan
Consolidated Plan for HUD Programs
Solid Waste Management
Watershed Management
Parks and Recreation
DeKalb Transit Master Plan
[-20 East MARTA TOD Plan

I j _I:;‘Ir-‘:' : - # Krﬂ‘@
- Q\;’;:,—"“-:~
8
A
‘ -
&
Livable Centers Inifiative
(LCI)
Doraville GM Plant
Medline
Northlake
Wesley Chapel

Candler Flat Shoals
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Chapter 3 County and Local Plans
Community Plans

Community planning is essential to the vitality of a community.
Community planning is a local comprehensive planning process that
is designed to build, strengthen, and support community structures. The
overadll intent of community planning is to develop an inclusive plan
that can be utilized to guide local community development initiatives.
People who are close to the underlining issues can clearly identify
community needs and advocate passionately for local concerns. The
process directly engages community leaders and the broad-based
citizenry in an active effort to move their community from today's
reality to the possibilities of tomorrow.

DeKalb County has assisted in the development of several community
plans, including neighborhood plans, revitalization plans, and overlay
studies, among others. Many have been adopted and others
accepted by the Board of Commissioners, while others are in the
process of completion. The status of the plans can be found on page
180 of this document. The community plans developed for DeKalb
County are as follows:

. Tucker Strategic Neighborhood Plan

. Emory Village Revitalization Plan

. LaVista Plan (Blueprints)

. Scoftdale Revitalization Plan

. Greater Hills Community Overlay Study

. Garvin Study

. Lindbergh-Lavista Plan (Blueprints)

. Moreland-Bouldercrest-Cedar Grove Plan

O NO~UO NN —

1
Needs PUinC

Assessment Involvement

NAE

4
Plan Plan
Implementation Development

5
Evaluation

Corridor Plans

These are plans that generally occur along a stretch of road within the
County. The acceptance or adoption is executed through the Board of
Commissioners. Corridor Plans in DeKalb County are:

1. Lawrenceville Community Choice

2. Memorial Drive Strategic Action Plan
3. Clifton Corridor Transit Study

4. Buford Highway Corridor Study

5. Tucker Strategic Neighborhood Plan
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Table Public Outreach Schedule

Public Involvement 5-Year Update < MEETING TYPE/FOCUS DATE
2021 Comprehensive Plan

Obtaining information from the public iss one of the primary methods used for developing the Creation of Project Webpage &  July 2020
Comprehensive Plan Update needs. Residents and stakeholders in the area present an important source £UIDTE IR ENIE]

. . . - . 2 Finalize First Draft August 2020
of information for where the system can be improved. Even though our traditional methods for public
engagement were altered during COVID-19, we were still able to gain input for critical areas of the plan. 3 Finalize CWP/ROA with DeKalb  October 2020
Opportunities for public input were leveraged, including two (2) steering committee and public meetings, Departments
virtually through Zoom. We included surveys to assist with input, along with development a project [4  Steering Committee Meeting — |/August 2020
webpage. A technical stakeholders committee was established serving as a sounding board for
analyses, public partficipation and documentation as well. This final report document also is being posted
for a 30-day public review period in which anyone can download the document and submit comments. 7 Complete Second Plan Draft December 2020
At the conclusion of the 30-day review period, there wil also be a public meeting at a Board of
Commissioners meeting where adoption will be discussed.

6 Public Meeting September

8 Steering Committee Meeting August/October
2020
Public Meeting September/Nove
mber 2020
DCA Review Process Jan/Mar 2021

DeKalb Public Hearing Process  Apr/Jun 2021




DeKalb County Planning and Sustainability Department — Long Range Planning DeKalb County S-Year Update «

GEORGIA 2021 Comprehensive Plan

Project Timeline 2021 Comprehensive Plan 5-Year Update

=

\’*?
-

Project Planning Steering Committee Steering Committee Submit Plan to DCA October 29, 2021 is
DCA Meeting Formation and Meeting #2 DCA Review due date for
Plan Edits Meeting Public Meeting #2 Plan Edits verification by DCA
CWP/ROA : : Public Hearing
Public Meetin oAl

Maintenance _ g Finalize Plan for Process
Schedule Project Website DCA Review
Data & Analytics Complete Doc Draft

Jan=Aug Aug-Sep Oct- Dec Jan - Aug Sep - Oct

#J0))0) 2020 2020 2021 2021

Plan Development Public Engagement and Final Plan DCA Verification and Adoption
Beginning stage of preparing the Includes involvement of a steering committee and DeKalb Involves the process of DCA review, BOC
document for updates. Process is citizens. The input will be vital to updating the Issues and adoption of the plan, and DCA verification of
guided by DCA Requirements and Opportunities of the plan development. A project website has the plan. Mandatory 60-day review period
the Maintenance Schedule. been developed as a resource. Due to COVID-19, all from DCA. QLG status may be suspended if

meetings will be virtual. the County fails to meet requirements by
10/29/21.



Public Outreach ~ 5YerUpdate K

2021 Comprehensive Plan

The Steering Committee

The purpose of the Steering Committee is to provide
valuable input into the development of a 5 - year
comprehensive plan update for DeKalb County based
on each individuals expertise. Also, they will be an
advocate for the goals of the plan so that information
is spread among a larger group of DeKalb County
residents. This group has met on two occasions, and
have extensively communicated via email throughout
the process. They were an integral part of the
comprehensive planning process by providing
challenging feedback, creative ideas, and guidance
for planned public meetings. A list of the participating
committee is listed in the following table. I \

City Attorriey Patrick G. Gilligan

LN 'mﬂl‘.ﬂf“

The Committee:
« Commissioner Reps
+ Community Council
+ Decide DeKalb

+ Atlanta Regional Commission —
Counciiman MatthgWWardell |

Audio Settings ™ Lo ‘
Chat Raise Hand

Prior to each public meeting, steering committee meetings were held. The Steering Committee played a major role in developing the
strategic plan for the public meetings and the gathering input for the 2035 Plan.




Logistics Methods for Public Engagement

5-Year Update «

2021 Comprehensive Plan

Virtual Meetings



- 5-Year Update <K
Chapfer 4 Public Outreach R e

The Steering Committee

The purpose of the Steering Committee is to provide
valuable input into the development of a 25 year
comprehensive plan for DeKalb County based on each
individuals expertise. Also, they will be an advocate for
the goals of the plan so that information is spread
among a larger group of DeKalb County residents. This
= 9roup has met on two occasions, and have extensively [
communicated via email throughout the process. They ;.
were an integral part of the comprehensive planning
process by providing challenging feedback, creative
ideas, and guidance for planned public meetings. A | |
list of the participating committee is listed in the = g ‘
following table. \ ——

e

The Committee: «
| « Commissioner Reps \
+ Community Councill

+ Decide DeKalb

+ Atlanta Regional Commission

Prior to each public meeting, steering committee meetings were held. The Steering Committee played a major role in developing the
strategic plan for the public meetings and the gathering input for the 2035 Plan.
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Chapter 5 Issues and Opportunities 5-Year Update <

2021 Comprehensive Plan

Categories Opportunities

In’rergovemmen’rol Communication Land use development coordination has improved

C dinat A lack of communication between DeKalb County between DeKalb County Government and the
ooramnartion Government and the Department of Education. Department of Education.

Coordination Service delivery coordination and participation has
The lack of communication between DeKalb County and its | increased in the past few years.

' N‘ municipalities.
" Impact of Incorporation County staff have begun to analyze the impact of
(/)

New incorporations and annexations has impacted DeKalb | incorporations and annexations across departments
County’s service delivery. with existing municipalities.

Nelitite|NelaloBzilSfelilolM CGreenspace DeKalb has a greenspace program that has
1. The county needs to preserve open space and its critical ~ €xpanded and added new parks.
Resources

environmental areas.
&
:ﬁ\.

2. The County’s availability of greenspace is shrinking, due
to increased development.

3. Some neighborhoods desire more small and local
park/greenspace options.

Historic Sites There are tools in place to preserve the County's
' There are many sites that need to be evaluated for historic historic districts.

designation.

Stormwater Runoff The county is dedicated to using Best Management

Non-point source pollution and stormwater runoff are major ~ Practice (BMP) to reduce the implact of stormwater

concerns. runoff and non-point source pollution.
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Chapter 5 Issues and Opportunities

Categories

Issues

5-Year Update «

2021 Comprehensive Plan

Opportunities

Land Use

FSE8ss
L 3 % 3%

(

Residential

1. Multi-Family — Many older multi-family developments are suffering
from physical deterioration and are often concentrated in areas
with higher poverty rates.
Single-Family — Residents in some parts of the county have raised

concerns over stormwater runoff and sewer capacity problems as

more intense developments have increased around their
neighborhoods.

Many new re-developments have taken place on or near
underutilized commercial corridors.

Many new-redevelopments have added density and a
diversity of housing types and options.

The County is dedicated to using Best Management
Practice (BMP) to reduce the impacts of stormwater runoff
and non-point source pollution.

Commercial Corridors

1. Manyresidents feel that some corridors and retail centers have
uses that do not meet the needs of nearby residential
neighborhoods.

2. Some major corridors have a high percentage older retail strip
commercial centers are in decline or underutilized.

The location of underutilized strip commercial centers will
allow for redevelopment along major corridors without
intruding into established residential neighborhoods.
Declining and underutilized strip commercial centers
provide an opportunity for redevelopment and mixed use.
A new zoning code will be updated that shall begin to
address density and design concerns.

Neighborhood Character

Many neighborhoods lack a sense of place or identity.

The County is undergoing Gateway and Branding
implementation of the Memorial Drive Revitalization Plan to
identify character in the neighborhood.

Parks and Trails

Pedestrian and/or bike connectivity is lacking, along major corridors,
between new developments, neighborhoods, retail centers, parks
and institutional attractions.

DeKalb has significantly increased the amount of parks and
its trail network around and between existing
neighborhoods.

Transportation

1. Areas with high levels of development have raised density and
fraffic concerns amongst existing residents.

2. Traffic congestion and commute times, especially around high
growth areas, could impact future development and zoning
decisions.

3. Some high intensity uses are not adequately served by public
fransportation.

The increased acceptance and demand for Transit
Oriented Development (TOD) has increased
redevelopment opportunities around existing MARTA
stations.
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Chapter 5 Issues and Opportunities

Categories

Issues

Opportunities

Population

Poverty
Poverty rates have increased in certain sections of central and south
DeKalb County.

The cost of living is relatively low in many parts of the county
compared to the region as a whole.

Seniors

1. The senior populationis expected to continue o increase and
require more housing and service options.

2. Gentrification continues to displace seniors low income residents.

DeKalb's diverse population and cultural diversity allow for a
wide range of social, cultural and economic opportunities.

Housing
)

Affordable Housing
The location of affordable housing is offen away from major
amenities, employment centers and high-income neighborhoods.

DeKalb has proximity to downtown Atlanta and many
growing in-fown neighborhoods.

Housing Types
Many subdivisions built over the last 30 years are in need of increased
upkeep, maintenance or rehabilitation.

Density and housing types are increasing within some new
developments allowing for more housing options.

Economic
Development

o
[e]

Innovativeness
There is public concern that more innovative economic development
needs to take place.

Due to its proximity to Hartsfield-Jackson Atlanta Airport and
maijor freight corridors, Southwest DeKalb has logistics and
distribution opportunities.

Disparity of Economic Growth

1. Some parts of central and south DeKalb lack adequate retail and
employment options.

2. DeKalb'seconomic growth has been uneven and primarily in
north and parts of Central DeKalb.

The DeKalb Development Authority (Decide DeKalb) has
been recognized as DeKalb's agency to implement
economic development activity.

Impact of Incorporation
Incorporations and annexations have impacted unincorporated
DeKalb's tax base and service delivery.

DeKalb has strong medical, educational and research
institutions.
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Broadband

Issues

Not enough people in south portion of
DeKalb County know about broadband
capabilities in their neighborhood.

Opportunities

DeKalb provides broadband service to well
over 90% of it's citizens. The county will work
to market the service on the county
website.



5-Year Update «

2021 Comprehensive Plan

Chapter 6 Community Goals

The Community Goals section will provide the long-term vision and policies for DeKalb County’s future growth. The foundation of this section is are updated
goals from the 20215 Comprehensive Plan. The process included community input, assessment of current needs and opportunities, and adjustments based on

the updated Department of Community Affairs Minimum Standards and Procedures For Local Comprehensive Planning. Specific implementation policies are
tied to each goal and are listed in the Community Work Plan section.

Economic Development

Revitalize Corridors

Public / Private Partnerships
Infrastructure and
Aesthetics
Employment Center
Creation

B e W

Transportation

Asset Management
Functional Classification
Freight and Air Travel
Access Management
Complete Streets
Bicycle and Pedestrian
Demand Management
Coordination with MARTA
NeiglelellS
Priority Projects

Land Use

Protection of Single Family
Residential
Mixed Use Development
Enhanced Buffers
Staggered Heights
Streetscaping
Cultural Diversity
Traffic Calming
Healthy Neighborhoods
Connectivity
Small Area Plans
Broadband




Chapter 6 Community Goals - Broadband 5-Year Update <K

2021 Comprehensive Plan

Broadband Policies

1. Service Areas -

|ldentify Unserved Locations within Service
Areas and target them through collaboration
with governments, educational/institutional
entities, and private sector partners

2. Activity Centers -.

Market Broadband coverage in Activity
Centers to attract redevelopment partners
and startup businesses.

3. Low Coverage Areas -.

The Georgia Broadband Deployment
Initiative has identified Low or no coverage
areas within the county. DeKalb County will
develop partnerships to address these areas
through partnerships.

4. Marketing -

Over 98% of DeKalb County has broadband
access. And nearly 70% of DeKalb County
has high speed broadband access. These
factors should be used to attract investment
from business, education, and healthcare
sectors.
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Natural Resources Policies ~ Encourage fthe preservation of
open space, farmland, natural and

critical environmental areas.
1. Environmental Sensitivity -
Protect environmentally-sensitive
areas including wetlands,
floodplains, water supply
watersheds and stream corridors

7. Acquisition of Open Space -
Continue coordination with RAC
Recreation, Parks & Cultural Affairs
to facilitate open-space acquisition
and expansion

2. Develop more Neighborhood

Parks - Increase the amount of
parks within neighborhoods that are

easily accessible to nearby
residents. 9. Private Partnerships - Partner with

nongovernmental organizations to
acquire and protect land.

8. Zoning - Implement zoning tools
that preserve open space, natural
resources and the environment.

3. Trails Networks - Continue to
expand the existing network of trails
and greenways. Look for 10. Stormwater Management -
opportunities for new trail networks . Encourage techniques to reduce

storm water runoff and other

drainage issues as part of
development activities.

4. Environmental Preservation -
Preserve trees and other natural
resources to protect the
environment and aesthetically 11. Development Guidelines -
enhance communities. Enact guidelines and structural

controls to minimize the affects of

5. Historical Preservation - Preserve stormwater runoff.

and protect historic character of

the County including historic and 12. Preservation - Encourage the
culturally significant sites. preservation of open space,
farmland, natural and critical
environmental areas.

6. Open Space Preservation -



9-Year Update «

2021 Comprehensive Plan

Chapter 6 Community Goals — Historic Preservation

Historic Preservation Policies

1. Preservation - Encourage the
preservation and adaptive reuse of rural
and historic structures to promote a
sense of place related to the heritage
and rural character of communities.

2. Development - Maintain the
atmosphere of historic areas while
accommodating new residential
development.

3. Zoning - Establish new and enforce
ordinances to protect historic areas.

4. Preservation - Continue the
preservation of Historic and Architectural
Districts, structures and sites.

5. Analysis - Complete a County-wide
Historic Resource Survey

6. Historical Sites - Identify additional
historically significant sites and institute
“formal protection” through historic
preservation designation.

7. Urban Design - Enforce urban design
criteria for historic preservation districts.
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Chapter 6 Community Goals - Housing

Housing Policies

1. Infill Housing Development - While
meeting infill/historic guidelines, identify
and encourage new and innovative
approaches to quality residential
development which expand housing
opportunities and minimize public and
private costs.

2. Multi-family Housing - Improve the
conditions of older apartment structures
within DeKalb County.

3. Housing Variety - Design Guidelines
- Continue to enforce and improve
design guidelines for residential infill that is
compatible with the surrounding area.

4. Fair Housing - During the rezoning
process, prevent the occurrence of
discrimination in housing on the basis of
age, race, religion, sex, or national origin.

5. Workforce Housing - Provide workforce
housing in appropriate activity centersin
the County.

6. Senior Housing - Encourage housing for
the elderly that is well planned, soundly
financed and located within a

pedestrian friendly, residential community.

7.

10.

Special Needs - Increase the
availability of special needs housing to
meet the growing population.

Mixed Use Developments - Promote
mixed use developments that allow for
more affordable housing types in typical
higher end developments.

Housing Variety/Access - Utilize the
zoning code to provide a variety of
housing opportunities and choices to
better accommodate the needs of
residents. Mixed use developments shall
include a variety of home styles, densities
and price ranges in locations that are
accessible to jobs and services.

Code Compliance- Improve the
enforcement of building codes and
standards to improve housing conditions
within aging multifamily housing
developments.

9-Year Update «

2021 Comprehensive Plan
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2021 Comprehensive Plan

System Maintenance

Chapter 6 Community Goals - Transportation

Roadway Functional Classification

Transportation Policies

According to the 2014 Transportation Plan, it
addresses different policies that DeKalb County
has considered and will continue to refine and
implement over the coming years. The following
policies provide only a frame work of policy
guidelines, and the complete detail are
included within the 2014 Transportation Plan:

Provide a system of categories include at a
minimum arterials, collectors, and local
roads. Access and mobility are the two key
factors.

A. Arterials - provide greater mobility
(meaning higher speeds over greater
distances) while providing very little
access to adjacent land uses through

Provide system maintenance such as
road resurfacing, signal timing, and
bridge repair.

A. Roadways - Maintain the existing
roadway system to sustain the
success and growth of DeKalb
County.

B. Bridges - Maintain, repair, and

driveways and inferconnecting
roadways.

B. Local Streets - Provide less mobility
(typically meaning lower speeds) but
better local access to adjacent
destinations because of more infrastructure in the County to
driveways and infersections. provide efficient and safe flow of

C. DeKalb County Functional traffic.

Classification Map - DeKalb County
has adopted a functional classification
that is based on baselines provided by
GDOT. (See Map 1 on page 33 of the
2014 Transportation Plan,
Recommendations Report)

replace bridges that are necessary
for the public’s safe travel.

C. Signal Systems - Maintain signal
systems and Advanced Traffic
Management Systems (ATMS)
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Chapter 6 Community Goals - Transportation

5-Year Update <K

2021 Comprehensive Plan

Freight and Air Travel Human Service Transportation Complete Streets

A. Truck Route Designation - Routes where
heavy vehicles can operate legally for the
purpose of general travel throughout the
County.

B. Truck Route Design Considerations - Need to
be balanced with concerns for other modes
as well, particularly in areas where there are
higher instances of bicycles and
pedestrians.

C. Rail Lines and Crossings - Two locations have
been identified forimprovements: 1) North
Clarendon adjacent to East Ponce de Leon
Avenue (upgrade traffic signal) and, 2)
Goldsmith Road adjacent to East Ponce de
Leon Avenue (upgrade traffic signal).

D. Airport - Guide future development former
GM plant to coordinate with the DeKalb-
Peachtree Airport.

E. DeKalb County Recommended Truck
Network - See Map 2 on page 35 of the 2014
Transportation Plan, Recommendations
Report.

Provide and improve non-emergency
transportation access to fransportation
disadvantaged populations. Strategies
include:

A. LCI Areas - Confinue to implement
projects within LCI study areas

B. Infill Development - Continue to focus
on infill development around existing
and planned transit infrastructure.

C. Sidewalks - Continue to install
sidewalks and improve crossings.

D. TOD - Continue working with MARTA
and developers to create more
transit-oriented development
around existing and planned transit
stations.

Design and construct roadway
corridors to accommodate users of all
ages, abilities, and modes.

A. Construction - Consider installing
bicycle, pedestrian, and transit
facilities along any roadways
that are newly constructed or
largely modified.

B. Strategy - Refer to the Appendix
of the 2014 Transportation Plan
for more detail on the
installation of Complete Streets
in the County.
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Chapter 6 Community Goals - Transportation 5-Year Update <<

2021 Comprehensive Plan

Levels of Service - Use this method for Balance the need to access major Transportation Demand Managgment (TDM) -
. . . . . . Promote the reduction of single-
evaluating bicycle and pedestrian thoroughfares through intersecting driveways . )
. . . occupancy vehicle (SOV) commute trips,
accommodations on roadways. Strategies and streets with the need to preserve speed .
. . . . through strategic programs such as
include, but are not limited to the following: and safety for travelers using those ) i )
. . . carpooling, vanpooling, teleworking, and
A. Investigate the potential for making thoroughfares. Involves the control of the o )
. . . . . . establishing flexible work arrangements.
new bicycle and pedestrian location, spacing, design, and operation of . _ o
. . . . . Transit and Land Use - Pair transit investment
connections between streets that driveways, median openings, inferchanges, : L
. . with complementary transit-oriented
terminate to one another, but do not and street connections to a roadway. g | f ogtt
physically connect. A. Approach - Allow the existing roadway evelopment pattemns.
B. Bicycle and Pedestrian Level of Service corridor to be preserved while
Goals - Refer to Map 3 of the 2014 maintaining fraffic flow by improving
Transportation Plan, the ability to access destinations. ARC and MARTA
Recommendations Report on page B. Strategy - Use the access management
. . Coordination with MARTA - Use the concepts
43. toolkit in the Appendix of the 2014 ) vi | st b ; g
Bicycle Priority Network - All roadway projects Transportation Plan. nvolving rai stations, ) Us systems, an )
. . . other related sources in efforts to continue
will be evaluated as candidates for possible hen dination bet
bicycle and pedestrian improvements. strengfhening coordination between
DeKalb County and MARTA.
ARC - Continue to partner with ARC to
improve Human Services Transportation.
Refer to ARC's Human Services
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Chapter 6 Community Goals

Major Regional Projects - Encourage the
implementation of projects that require the
coordination and resources beyond the County’s
conftrol, that include: Managed Lanes, Collector-
Distribution Systems, Inferchange Improvements,
and Transit Expansion. Note: More details are found
in the 2014 Transportation Plan, on pages 66-69.

Priority Projects for DeKalb County and DeKalb Cities -
As funding becomes available, implement projects
within Tier 1, Tier 2A, 2B, & 2C, and Tier 3. Note:

b o o
\ i 1%
. e . . s o™ |
More details on specific projects, funding, tables AN o < ugt/
“ and maps are found in the 2014 Transportation _ Y u 'ﬂ.-..
Recommendations include setting priority Plan, Recommendo.’ric.)ns Rep?r’r, on pages 70-139. | t ..:‘i* : : : : ilﬁ’u : g
transportation projects that affect schools; Project Fact Sheets - This is p.orfrpn of ’rh‘e 201 4_ . \
consider future study of other school Transportation Plan that prioritizes projects within
transportation priorities; and, prioritize school

unincorporated DeKalb County and each of its
siting considerations. (see the 2014

cities. They contain relevant information that
Transportation Plan, Recommendations Report include:
for more detail, on pages 64-65).

According to the 2014 Transportation Plan, it
addresses different policies that DeKalb County
has considered and will continue to refine and
implement over the coming years. The following
policies provide only a framework of policy
guidelines, and the complete detail are included
within the 2014 Transportation Plan:

- Project Name and Tier
- Description and Details
- Probable Costs
-Implementation Detail
-Funding Considerations
-Project Map
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Chapter 6 Community Goals 5-Year Update <K

2021 Comprehensive Plan

Human Service Transportation Complete Streets

Access Management

Provide and improve non-emergency transportation Design and construct roadway corridors

Balance the need to access mojor. access to fransportation disadvantaged to accommodate users of all ages
thoroughfares through intersecting populations. Strategies include: abilities. and modes
driveways and streets with the need to ' ’

A. LCI Areas - Continue to implement projects
preserve speed and safety for travelers within LCI study areas

using those thoroughfares. Involves

A. Construction - Consider
installing bicycle, pedestrian,

B. Infill Development - Continue to focus on and fransit facilities along any

fhe control f)f fhe IoFoTion, spocin.g, design, infill development around existing and roadways that are newly
and gperqflon of driveways, median planned transit infrastructure. constructed or
openings, inferchanges, and street C. Sidewalks - Continue to install sidewalks and

largely modified.

connections fo a roadway. Improve crossings. B. Strategy - Refer to the Appendix
A. Approach - Allow the existing roadway D. TOD - Continue working with MARTA and ' of th g 201 4Transportation Plan
corridor fo be preserved while developers to create more transit- for more detail on the
maintaining fraffic flow by improving oriented development around existing

installation of Complete Streets

the ability to access destinations. )
in the County.

and planned transit stations.
B. Strafegy - Use the ARC - Continue to partner with ARC
access management toolkit in to improve Human Services

fhe Appendix of the Transportation. Refer to ARC's Human

2014 Transportation Plan. Services

A. Transportation Plan 2013 Limited Update and
Lifelong Communities Handbook.

B. Funding - Bolter programs currently being
offered through the Human Development
Department.
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5-Y Updat ((( . Map 5.1: SEDP Employment Centers
-Year Update
Cha pTer 6 2021 Comprehensive Plan

Community Goals
Economic Development Policies

DeKalb SEDP Employment Centers

Perimeter Center
1-85 &1-285 Cluster
PDK Cluster

Druid Hills/Briarcliff
Northlake

Tucker Summit CID

Dunwoody

O NOUL D WN =

.. . oo . . . . . Emory / CDC
The policies identified in this section support what has been previously addressed in Downtown Decatur
activity centers, and also provide guidance for character areas in the county that are o Kensington

outside of activity centers. Many of these policies are derived from the DeKalb County
Economic Development Strategic Plan.

11 Bouldercrest Logistics Ctr
12 South DeKalb Cluster

13 Lithonia Industrial Cluster
14 Stonecrest Center
Economic Strategic Plan (EDSP) - Implement the recommendations identified in the — mm‘y‘:es

DeKalb County Economic Strategic Plan.

(The following is from the Comprehensive Economic Development Strategic Plan - DeKalb
County Strategic Recommendations report completed in 2014 by Angeloueconomics.
Included are the reports recommendations that most directly apply to the 2035
Comprehensive Plan. Please refer to the full report for more details)

\

J
Clarkston Stons

Stone Mountain
B Park

Pine Lake

8 e !
Avondale g
Estates m

Target Area Industries

Decatur
Atlanta

h\% £ g
- 4

Stonecrest

Lithonia

Sources:
DeKalb County Assessors Database,
RKG Associates

1.25 25 5 Miles




Target Areas within DeKalb County Employment Centers

DeKalb County
Employment

Centers
(Unincorporated)

Kensington Station

South DeKalb

YFE YE YES 0
Cluster = = =

Bouldercrest
Cluster

Medline/Scottdale

YES 0 - YES 000

------------------ YES

North Druid Hills
Briarcliff

Emory/CDC

YES YES

YES
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Chapter 6 Community Goals

Revitalize Commercial Corridors and Embrace New
Employment Centers

During the development of the EDSP, analysis was completed to identify
locations to focus job creation and overall economic growth. This analysis
included consideration of the corridors and activity centers within the previous
2025 Comprehensive Plan as well as additional locations that based on the
following criteria:

- strategic location

- existing commercial activity

land availability, and

- potential development

*The majority of the EDSP’s recommendations align with or are adjacent
to centers and corridors recommended within this plan and the previous
2025 Comprehensive Plan. Below are the EDSP's Action Plan’s for the
Employment Centers and Commercial Corridors identified.

Policies

1. Incentivize redevelopment and build public/private partnerships - To ensure
economic relevance, DeKalb County must encourage redevelopment.

2. Create employment centers throughout the region - employment centers
shall be created at strategic, historically underutilized intersections or sites.

3. Use incentives and prime locations to support existing industry clusters and to
create new ones - Employment centers shall not focus solely on the target
industries but shall also provide opportunities for supporting mixed-use
development that includes housing and retail.

Enhance Quality of Place

Policies

1. Incorporate new employment
centers in next comp plan
update - A complementary
approach to land use and zoning
must be implemented to support
the establishment and growth of
the employment centers.

2. Improve Infrastructure & Aesthetics
of Major Corridors - The county
needs to invest in infrastructure
improvements, such as
walkability, street connectivity,
and beautification projects along
its major corridors.

9-Year Update «

2021 Comprehensive Plan
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Chapter 7 Land Use 5-Year Update <

2021 Comprehensive Plan

Contents Light Industrial
Suburban
Traditional Neighborhood
/1 Future Land Use Plan Conservation Open Space
Future Development Plan Concept Institutional
Future Land Use Map (FLUM) 126 small Area Plans (SAP)

Land Use Trends

Land Use Consistency Table
Land Use Policies

Development of Activity Centers
Urban Scale and Intensity

Transit Oriented Development

86 Character Area Land Uses (Policies and
Development Guidelines)
Regional Center
Town Center
Neighborhood Center
Community Revitalization Center
Industrial

Memorial Drive Revitalization Plan
I-20 East TOD MARTA Plans

Livable Centers Initiative (LCI) Plans
Master Active Living Plans (MALP)
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Chapter 7 Land Use 5-Year Update <K

2035 Comprehensive Plan

The Development Plan

ID NAME/LOCATION SMALL AREA PLAN
C once p-l- ID” NAME/LOCATION bl s 1 Moreland Ave. & Cedar Grove SDAT - SW DeKalb
2 |-285 & Chamblee Tucker Road None 4 LaVista Road & Briarcliff Road None
5 Toco Hills N. Druid Hills LCI 6 Oak Grove None
; i Master Active Livin i
The FUTU@ Land Use Map provides specific 9 Memorial Drive & Columbia Drive 5, g 7 Emory Village ::;;?;Iisecenters
and defailed fUTUI’Q development pafferns 10 GSU/Georgia Piedmont Memorial Drive Plan
for the County. This Future Land Use Plan 19 I-20 and Panola Road MARTA |-20 TOD Plan 11 Village Square/Value Mall Memorial Drive Plan
and Map consists primarily of the Activity Wesley Chapel LCI 12 Panola & Rockbridge Road None
Centers which emerged from the concept 20 1-20 and Weslety Chapel Road and MARTA |-20 TOD e ResoneIRookbIidgeIRoad oS
.. Plan 14 Redan & Hairston Road None
map. There are three types of Activity it oa 2 1 Covington Highway & Hairston N
Centers: Neighborhood Centers, Town 99 (120 sl Caraller Fase at onoals an Road one
Candler Road LCI ; ;
Centers and Regional Centers, which have TV 16 Covington Highway & Panola Road  None
g dincluded ’ t of th 23 1-20 and Gresham Road Master Active Living 17 Covington Highway & DeKalb None
emerged and included as a part of the Plan Medical Way
Future Development Plan. There are a total _ _Master Active Living 20 Hairston Road & Central Drive None
of 46 Activity Centers countywide. In 28 Redan Road and Indian Creek Drive o, | - ;IatdShoaIs Pkwy & Wesley Chapel ll\D/IIaster Active Living
- None oa an
addition, the Future Development Plan 31 gﬁgh DgKalb Mall o 24 East Lake Village None
includes residential designations: Rural, 23 S '.f‘t"z: OT"‘“"'W None 27 Browns Mill & Klondice Road None
Suburban, and Traditional. WIE LTSS . 29 Redan Road None
45 N. Decatur & Scott Blvd. Medline LCI . Master Active Living
30 Salem Crossing Plan
32 Bouldercrest & 1-285 SDAT - SW DeKalb
Livable Centers
REGIONAL CENTERS 33 Briarcliff & N. Druid Hills Road Initiative
ID NAME/LOCATION SMALL AREA PLAN 34 Shallowford Road & I-285 None
3 Northlake Mall Northlake LCI 35 Clairmont & Briarcliff Road None
, . Kensington MARTA 37 Cedar Grove SDAT - SW DeKalb
8 Kensington MARTA Station Station LCI 38 Panola & Redan Road None
39 Hairston and Rockbridge Road None
Memorial Drive & 1-285 Memoriala Drive Plan 41 Memorial Drive & Wilkinson Drive  None
42 Flat Shoals Pkwy & Clifton Road :‘r:;;?;:secemers
43 Panola and Young Road
REGIONAL PARK & RECREATIONAL CENTERS N. Decatur Road & DeKalb Livable Centers
ID NAME/LOCATION SMALL AREA PLAN 44 \ndustrial Way Initiative
25 Arabia Mountain Park Lawrenceville Hwy & McLendon

46

. Community Choice
26 Stone Mountain Park Drive y
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Chapter 7 Land Use
Future Land Use Map
(FLUM)

This map was created by delineating the boundaries of
each of the character areas, based on the concept map
as well as the countywide small area studies and existing
and proposed transit stops, which were instrumental in the
location of the Activity Centers. The 46 Activity Centers
have also been mapped and placed in the appendices
section of this document. Each parcel of land in the
County is identified with a future land use designation.

The Future Land Use Map also includes gateways, which are
not a part of the character areas. These gateways are
locations that serve as important entrances and means of
access into the County and create an identity or “sense of
place.” Gateways may be represented with appropriate
signage, landscaping, hardscaping and other
beautification measures.

The Future Land Use Map depicts the way the County
anfticipates land will be used over the next 20 years. The
map will be put into practice as a guide for zoning
decisions. The policies in this section are a continuation of
the countywide policies discussed further in the Community
Goals Section.

A digital and interactive version of a parcel based future

land use map is available on our website. Click the following

link for access:
: i viewer/index.html?id=f241af

5-Year Update K

2035 Comprehensive Plan

Character Area Groupings at a Glance

Mixed Use

® Regional Centers

* Town Centers

* Neighborhood Centers

* Commercial Redevelopment Corridors
¢ Highway Corridor

Residential

¢ Suburban
* Traditional Neighborhood
* Rural Residential

Industrial and
Open Space

e Light Industrial
¢ Industrial (Heavy)
» Conservation / Open Space
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Land Use Trends in Dekalbk

This table shows the number and types of land use amend-
ments that have occurred from 2007 through 2016, There were
no land use amendments moving frem aor to, far the fallowing
character areas:

« Conservation/Greenspace

« Fural Residential

+« Regional Center

All of the other character areas experience some sort of
change. The character area experiencing the most develop-
ment change were Suburban, Commercial Fedevelopment
Corridors, and Town Centers. The trend of dewvelopment has
leaned toward s projects with mare commerncial and mixed-use.

DeKalb Trends Towards Mixed Use

Table 7.3: DeKalb County Land Use Amendments (2007-2016)

Change To TOTAL
Change From AMENDS
FROM
Conservative / Opens Space (C005)
Rural Residential (RR])
Suburban [(SUB) 8 5 1 20
Traditional MNeighborbhood [T 1 1
Office Park (OP) 1 1
Light Industrial (LIMND) 1
Industrial {IMD)
Commercial Redevelopment Corri-
dar [CRC) 1
1
1
TOTALS AMENDS TO 10 3 1 26




Chapter 7 Land Use — Consistency with Chapter 27 DeKallb County Zoning Ordinance

Character Areas and Permitted Zoning Districts

RE RE RE R-60 RSM MR-1 HR41  R-100 M c-2 RSM HR-1
® RLG RLG RLG RSM MR-1 MR-2 MU-1 R85 M2  OD MR-1 MU-1
¢  R-100 R-100 R-100 MR-1 MR-2 HR-1 MU2 R75 OD ol MR-2 MU-2
- R-85  R-85 R-85 MR-2 HR-1 HR-2 MU-3 R60  C-2 M MU-1 MU-3
- R-75  R-75 R-75 MU-1 HR-2 HR-3 MU-4  RSM M-2 MU-2 MU-4
N RNC R-60 R-60 MU-2 MU-1 MU-1 NS MR- MU-3 C-1
) MHP  RNC RNC MU-3 MU-2  MU-2 C-1  MR-2 NS Cc-2
NS MHP RSM NS MU-3  MU-3 c2  Mu-1 C-1 oD
o) RSM MR-1 C-1 MU-4  MU-4 oIT  Mu-2 c-2 ol
S MU-1 MU-1 ol MU-5  MU-5 ol MU-3 ol oIt
c NS MU-2 oIt ol ol oD ol oD M
o) c1 NS oIT oIt oIt oIt M-2
N oIt C-1 C-1 C-1
ol oIT Cc-2 c-2

du/a = swelling units per acre
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Character Area / Density

Future Land Use Max Primary Uses Permitted Zoning Small Area Plans (SAP)
DeKalb COUHTY du/ac
Townhomes / Condominiums / Apartments MU-1, MU-2, MU-3, MU-
FUTU re I—O nd Use Regional Center Over 60 Retail and Commercial / Office 4, MU-5, MR-2, MR-1, C- Kensington LCI
PlOn 9 No Max Civic / Entertainment & Cultural / Parks & Recreation 1, Ol, OIT, HR-1, HR-2,  Memorial Drive Revitalization Plan
Health Care / Institutional/ Technology Centers HR-3

Memorial Drive Revitalization Plan /
Candler Road LCI / Emory Village LCI /

Townhomes / Condominiums / Apartments

Retail and Commercial / Office MUZILMU=2, MU=3, MU-

Land Use [ Up10 60  ivic / Entertainment & Cultural / Parks & Recreation ;" gfﬁ@ﬁk_g"‘;smo N. Druid Hills LCI / Wesley Chapel LCI /
C N 1_ Health Care / Institutional/ Technology Centers T ' ' Medline LCI / Panola MALP
onsiIs ency Townhomes / Condominiums / Apartments MU-1, MU-2, MU-3, MR- Memorial Drive Revitalization Plan /
Tq ble Neighborhood Center Upto2 Retailand Commercial / Office 1, MR-2, C-1, OI, NS, Portion of N. Druid Hills LCI (Mason Mill
Civic / Parks & Recreation / Institutional NSRSM Node)
. Townhomes / Condominiums / Apartments MU-1, MU-2, MU-3, MR- . . N
NI AUMTO  1c  Reioiona Commercial Offcs
P Mixed Use / Institutional RSM 9
Traditional Single-Family Homes / Apartments

MU-1, MU-2, MR-1, C-1,

Ol NS, RSM eneS

Traditional Neighborhood 12 Assisted Living,

Neighborhood Retail / Schools / Institutional
Office Development / Business Services /
Educational /Training Facilities / Apartments and MUS, MU4, MU3, MU2,

Office Professional 30 Condominiums / Accessory Commercial / MRT, MR2, C-1, Ol, None
Technology Centers / Medical and Training Facilities HR1, HR2

/ Institutional Uses

Single-Family Detached / Townhomes

Neighborhood Retail / Schools / Libraries /

Suburban Up to 8 Institutional MU-1, C-1, OI, NS, RSM, Hidden Hills Study
Assisted Living Facilities / Parks and Related RE, RLG, R-100, R-85, R-
Health Care / Civic 75, R-60, MHP, RNC
Low Denisity Single-Family Detatched
Rural Residential Upto 4 Agricultural Related / Cultural and Historic / NS, RE, RLG None
Institutional
. Passive Parks / Nature Trails / Floodplains / Wetlands
C°"Se";°"°" / Open N/A  Watersheds / Golf Courses / Athletic Fields All zoning designations. None
pace ;
Amphitheaters
Warehouse Distribution / Wholesale-Trade /
Light Industrial Up to 120 Automotive OD, C-2, M-1, HR-1, HR-
Entertainment 2, HR-3 None

Manufacturing / Warehouse Distribution / Wholesale-

Heavy Industrial N/A Trade / Automotive / Entertainment

OD, C-2, Mand M-2  SDAT - SW DeKalb and Conley Study

5-Year Update <<
2021 Comprehensive Plan




Chapter 7 Land Use — Guiding Principles for Development

9-Year Update «

2021 Comprehensive Plan

The basic premise is to focus more intense
development at the Activity Centers/Nodes.
This basic premise will help to protect existing
neighborhoods from incompatible land uses.
The intent of the 2035 plan is not to allow
intense development throughout the
designated node, but to provide consideration
of the allowable densities/intensities. Listed
below are the guiding principles for
development.

A. Locational Criteria - The most intense
development shall occur in the center of the
node or at the major intersections within the
defined area. Higher density residential is
encouraged within the defined area (stand
alone or as a vertical mixed use
development). Office uses are encouraged
within the node but can also be used as a
buffer/transition between existing
commercial uses and residential uses. Density
shall be increased to support urban lifestyles

within mixed uses. Bonuses shall be granted
for workforce and senior housing.

B. Land Use Compatibility - Development
intensity shall transition from the most dense
toward the edge/periphery of the activity
center. Smaller scale professional services and
residential developments may serve as
transitions to existing neighborhoods.
Staggered heights, greater setbacks,
increased screening/buffers can help
mitigate compatibility issues.

C. Neighborhood Compadtibility -
Commercial and office uses that would have
a negative or blighting influence on adjacent
residential neighborhoods or individual
residence shall not be permitted.

D. Services/Facilities - Proposed
developments shall not degrade the level of
service on roadways, capacity of
water/sewer, or cause drainage problems.
The developer must provide evidence to the
contrary that is acceptable to staff, make on

or off site improvements, and/or provide
funding to mitigate impact on public facilities
and services. All new development will be
subject to review of its proposed impact on
existing services and infrastructure.
Developers will be required to submit
additional plans, which will mitigate any
negative impacts.

E. Environmental - The proposed
development shall be allowed only in areas
where it can be demonstrated that
environmental damage will not occur and
mitigation measures must be approved by
EPD and local stream buffer standards.

F. Policies - The policies and strategies will
be used to make recommendations for
zoning and land use decisions.

G. Mandatory Pre-Application Meeting
— shall occur prior to zoning and land use
application submittal to guide the applicant
with development standards and maintaining
an acceptable quality of life.
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Chapter 7
Land Use Policy

Guiding Principles for
Development

Locational Criteria
Land Use Compatibility
Neighborhood
Compatibility
Services/Facilities
Environmental

Policies

Mandatory Pre-
Application Meeting

ARA

Infill - Identify and encourage the
development of priority areas for new infill
or redevelopment.

Mixed Use
Tl
HA

Create compact mixed use
districts and reduce automobile
dependency and travel to
obtain basic services.

Density

AR Allow increased density to
LT encourage urban lifestyles that
support mixed use in activity
centers.

Existing Residential

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

Parking

Decrease the amount of land
used for surface parking.

=

Corridor Aesthetics

Improve the aesthetic appearance of
developments along major corridors.

Contextual Design

Support context sensitive design as a
way to mitigate the impact of new
development at higher densities and
intensities.

Land Development

Enforce the Land Development Chapter
(14) of the County Code to improve
development within the County.

Zoning (Commercial)

Strictly regulate existing nonconforming
commercial uses that are not recognized by
the Future Development Map.

Development Standards
Provide standards of development for
retail, office and neighborhood-serving
commercial uses to protect the appeal
and character of neighborhoods.
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Chapter 7
Land Use Policy

Guiding Principles for
Development

Locational Criteria
Land Use Compatibility
Neighborhood
Compatibility
Services/Facilities
Environmental

. Policies

. Mandatory Pre-
Application Meeting

e

Transportation

Encourage development within and
near principal fransportation
corridors and activity centers.

Clustering

Encourage the clustering of
neighborhood and community
shopping and office facilities in
nodes with defined boundaries
which are convenient to population
concentrations and major
transportation facilities.

TOD

Encourage Transit Oriented
Development (TOD) in appropriate
locations.

Brownfield/Greyfields
Promote the reclamation and re-use
of Brownfield and Greyfield
development sites

New Developments

Promote new communities that
feature greenspace and
neighborhood parks, pedestrian
circulation fransportation options,
and appropriate mix of uses and
housing types.

Buffers

Encourage the use of buffers by large
scale office, commercial, industrial,
institutional and high density
residential development to reduce
noise and air pollution in residential
neighborhoods.

5-Year Update «

2035 Comprehensive Plan
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Cha

1. Design Guidelines -
Implement design guidelines for
site planning, landscaping,
hardscaping ,and architectural
features to exhibit and enhance
local character.

3.Small Area Plans (SAP) -

Create small area studies to
address specific land uses issues
where needed. Adopted SAPs
within Activity Centers (Regional,
Town, and Neighborhood Centers)
supersede the policies of general
policies and guidelines. Implement

appropriate sub-policies (pages 85-

114 in this chapter) and
development guidelines in Activity
Centers that have Small Area
Plans, which provide more
guidance to the development of
mixed use and transition down to
single family residential.

4. Connectivity - Establish inter-
parcel connectivity between

residential and commercial
properties .

r'7 Land Use - Development of Activity Centers

5. Councils, Commissions

and Boards Promote the
appropriate training and guidance
for the Community Council,
Planning Commission and Board of
Commissioners to ensure that
objective and consistent zoning
standards are applied.

6. GIS - Implement GIS based
planning efforts to improve visual
awareness and planning analysis.

7. Graphic Enhancements -

lllustrate complex concepts with
photos, renderings and other
imagery.

8. Developers and

Community Engagement -
Encourage developers to work
extensively with surrounding
neighborhood residents to resolve
community concerns prior to
formalizing development plans.

9-Year Update «

2021 Comprehensive Plan

Land Use
Criteria
Land Use &

. Neighborhood
Bitoisotibility

Environmental &
Service/Facilities

Guiding Principles for
Development
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Chapter 7 Land Use Urban Scale

Suburban and Neighborhood
Commercial Center
Redevelopment Corridor

Regional
Center
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Chapter 7 Land Use — Transit Oriented Development So;eggggrg::ﬁswemon

TOD OVERVIEW

From the MARtA I-20 East Corridor TOD Plan

Transit-Oriented Development (TOD) is pedestrian- ’:1-1.‘. :"T“
oriented, compact, mixed-use development that is G =
centered around quality public transportation. TOD . e
often includes a mix of residential, office, and retail
supported by neighborhood amenities. TOD creates ISOLATED
connected, focused, and mixed-use communities, as
illustrated in Figure 1-4. It is generally denser than the
development surrounding it or often includes higher
densities and multifamily housing options. The typical
arrangement of TOD density is presented in Figure 1-5
with development focused at the center of a one-
quarter to one-half mile radius area, which is estimated
to be a 5 to 10 minute walk from transit. The

characteristics of TOD include an emphasis on the

Typical
public realm, public space, planning at the pedestrian Distribution of
scale, providing freedom of mobility choice, ensuring Development
developmentis sensitive to community context, and Density in TOD
reducing and/or incorporating shared parking
requirements. The form of TOD is highly dependent on
context. Density and mix of uses depend not only on the
type of transit, but also on the context of the surrounding
areas, input from the community, and the value of the
land. TOD is adaptive, and the look and feel should
consider the desires of the existihg community to ensure
a good fit and to avoid displacement of current Legend

High Darsity Loww [Demsity

residents. E——




Chapter 7 Land Use

Transit Oriented
Development (TOD)
Strategies

The County adopted the I-20 East
Corridor MARTA TOD Plan in
December 2019. This Comprehensive
Plan fully supports and encourages
the strategies and recommendations.
Key public and private investments
and strategies need to be
coordinated and implemented to
facilitate and accelerate TOD. The
opportunity for TOD may vary in
different regions, and for different
station typologies. However, certain
universal strategies should be
considered as a starting point when
planning station area TODs:

Complete Streets

Great Neighborhood Spaces and
Stations

Prioritize Places Over Parking
Mixed-Use Development
Strategic Growth Near Transit

See the lillustrations on this page.

“Complete Streets” Improvements

create a safe, convenient and comfortable
environment for pedestrians, cyclists, and
transit users. Complete Streets design
enhances the unique character of the
neighborhood, encourages the use of transit,
and improves mobility for all users of the
street. Continued expansion of Complete
Streets should be focused in station areas

to enhance first/last mile connection and
support TOD.

Example of a Street that is Not Transit-Supportive
or a Complete Street

Example of a Street that is Transit-Supportive and
a Complete Street

Figure1—'7: TOD Design Strategies

Creat Neighborhood Spaces and Stations
Plazas and open spaces at the immediate
area around a station makes the transit
experience more convenient and interesting.
Plazas and open spaces create a sense of
place and improves the user experience. They
also attract active uses such as restaurants,
markets and community facilities, which
further activate the station area.

Example of an Un-Engaging Station Area

Example of an Engaged Station Area with a Plaza
and Open Space
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Chapter 7 Land Use

Transit Oriented
Development (TOD)
Strategies

Character areas that
support TOD strategies:

Regional Center

Town Center
Neighborhood Centers
(only if supported by a
Small Area Plan)

Prioritize Places Over Parking to reduce the
amount of space dedicated to parking, while
still meeting the needs of the community,
local businesses, and residents. It reduces the
amount of land lost to surface parking lots
and encourage shared parking between uses
to maximize TOD and create publicly available
spaces. Surface and structured parking should
be placed at the rear of buildings, allowing
building frontages along streets.

Example of Over-Supplied Parking

Example of Reconfiguring Surface Parking to
Provide an Opportunity for New Business Frontage

Mixed Use Development provides a mix of
residential, retail, office, commercial, and
community facilities that create a “Live, Work,
Play” environment surrounding a station,
reinforcing the use of transit. It promotes
walking by making the streets more
interesting with active ground floors, and
encourages a more efficient use of land and
infrastructure.

Example of Single-use Building and Inactive Street

Example of Mixed Use Building with an Active
Ground-Floor Use

Strategic Growth Near Transit makes transit
easier to access for more people by placing
the tallest buildings with the most people
closest to the transit station. TOD density

and compactness is not uniformly high, but
varies based on its community context, transit
capacity, and distance from the transit station.
The greatest density is encouraged in areas
immediately surrounding the station.

Example of Sparse and Low-Density Development

Example of a TOD Density Distribution from a

Station Area
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Chapter 7 Land Use — Transit Oriented Development 5-Year Update <K

2021 Comprehensive Plan

+ Set development standards that ensure high quality development

» Expand access to entrepreneurship and employment opportunities for local

. communities

Eq U |'|'C] b | e TO D » Provide workforce development to train community members for new jobs in

the corridor

PO |IC|€S « Give small business enterprises opportunities to locate within new
developments

» Provide incubator space and guidance for community-based start-ups

« Use the DeKalb County land bank to devote land to workforce housing

GOALS OF EQUITABLE TOD

L0 L 0L
L0 L L0 L

L r [

| : 10010 0010
*J_LLU_L_I "I!|_|IE I ]I[ﬂ.l. _ IH. IIIII. I' || | | | ||| '. [T
W TR o -y -

PREVENT DISPLACEMENT OF PRESERVE AND ATTRACT PROVIDE A VARIETY OF HOUSING SUPPORT ECONOMIC SUPPORT TRANSIT IMPROVEMENTS
CURRENT RESIDENTS IN AREAS I DEVELOPMENT THAT SUPPORTS I STOCK & MAINTAIN WORKFORCE I DEVELOPMENT PROGRAMS AND I AND ENHANCE SAFETY & MULTI-
OF REDEVELOPMENT COMMUNITY VISION HOUSING ATTRACT & RETAIN JOBS MODAL CONNECTIVITY

SOURCE FOR EQUITARLE TOD PRINCIPLES: "EQRNTARLE DEVELOPWENT FRIMCIPLES AND SCORECARD: A TOSL FOR COMMUNITIES AMD PLAKMERS" INKUARY 200
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Transit station, such
as a light rail station,
that is part of a
transportation network
allows residents to access
the region’s neighborhoods,
destinations, and centers,
thereby promoting
transit use

j
DDDDD%M'
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000 000
0Doooolf
gooodo 0
0000

Open spaces
to include
transit-plazas, small
parks or regional
open spaces

High-quality walking

environments and
streetscape that allow
people to take care of
some of their daily
needs by walking
or biking

(000 00)
00

coooooo|N-

Includes moderate- to
high-density mix of
residential, commercial,
employment, and civic/
cultural developments

Includes residential
buildings that can
vary from small-lot

single family/
duplex/ townhome
units to high-rise
multifamily units

Offers mixed use
and employment
developments that
can vary from mid- to
high-rise residential
over commercial to
low-to-high-rise
office/commercial

Source: GAO. | GAO-15-70
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Future Land Use Activity Centers
Intensity Rings Concept

Core
— The most intense level of

deniity and building heights
cour here

Intermadiate

This represents. a transition of
a besser intense density than
the core. Busilcling heights ane
also boweer than the core.

Duter Ring

The purpose 5 Lo Eransition

_ ito sainghe family residential,
with enhanced buffers, low
dhensity, and hower badlding
heights Than inlermediale.

Using the Kensington LCI Activity ixed Has
Center as an example, see how the it
Intensity Rings Concept is applied.
Office
OUTer Rlng Greenspace
Core
Core s Study Area Boundary

m m m Greenway Connection
Proposed BRT 1
m m w Proposed BRT 2

Infermediate
Outer Core
Core/Intermediate
. Outer Ring

Outer Ring

IQTMUO®>

Max Height: 1-3 Stories

Density: 24 du/ac

N Clmmeiden Avn

ook 4y

A

Max Height: 8-20 Stories
Density: 24 du/ac

Max Height: 5-6 Stories
Density: 60 du/ac

3 =
Max Height: 5-6 Stories
Density: 60 du/ac

Max Height: 8 Stories
Density: 75 du/ac

.
¥

/

Max Height: 1-3 Stories &%

Max Height: 8 Stories
Density: 75 du/ac Ak Y

Minimum Height: 8 Stories
Maximum Height: None
Density: 120 du/ac

Max Height: 8 Stories
Density: 75 du/ac

Max Height: 5-6 Stories
Density: 60 du/ac

8 Max Height: 1-3 Stories
Density: 24 du/ac

Density: 24 du/ac AR\




Chapter 7 Land Use
Regional Center
(N®)

The intent of the Regional Activity
Centeris o promote the
concentration of regional serving
activities to a centralized location
that allow for a variety of uses
while reducing automobile travel,
promoting walkability and
increased transit usage. These
areas consist of a high intensity of
regional commercial, office,
employment area, and higher-
education facilities. These areas
are characterized by high
vehicular traffic, and high transit
use, including stops, shelters and
transfer points. The areas also
have on-site parking, high floor-
area-ratios, large tracts of land,
and campus or unified
development.

Kensington
Station y
Development
Concept Vision




Chapter 7 Land Use
Regional Cenfter
(RC) Policies

Premise

These policies are primarily
applicable to activity centers
that do not have adopted
studies. Studies that are
adopted for Regional
Centers are referred to as
Small Area Plans (SAP), and
they provide more detailed
guidelines and
recommendations for land
use, zoning, development,
transportation, housing,
economic development,
and green space. If there
are conflicts between SAP
and Town Center policies,
SAP policies shall take
precedence.

Protect Single Family
Neighborhoods

Preserve and enhance the integrity and
quality of existing residential neighborhoods.

Maximum Density

Encourage the maximum density of residential
in mixed use projects not to exceed 120
dwelling units per acre, with the most intense
development located towards the commercial
and/or office core of the Regional Center.
Properties located along the outer edges of the
Regional Center shall be sensitive to the
building height and density of adjacent single
family residential. (Refer to Figure 7.3, page 60)

Retrofitting

Foster retrofitting for conformity with traditional
neighborhood principles.

Mixed Use Development

Create compact mixed use districts and
reduce automobile dependency and travel
to obtain  basic services.

Transitional Buffers

Require greater setbacks and/or transitional
buffers for developments when located
adjacent to lower density residential uses.

Enhanced Buffers

Require the incorporation of enhanced
buffers in efforts to protect single family
neighborhoods.

QQHHHE

Staggered Heights

Require the consideration of staggered
height implementation when
developments are adjacent to single
family residential neighborhoods.
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Chapter 7 Land Use
Regional Cenfter
(RC) Policies

Open Space and linkages
Pocket Parks - P ?h o dovel T gd
ncourage that all development an

Create focal points through the use of E ° . . X .

o redevelopment in activity centers provide
existing pocket parks and squares for . .

. . open space and/or contribute to the public

community activities.

realm with wider public sidewalks, pedestrian
linkages and other design features.
%‘ ® Healthy Neighborhoods
Kensington Station ‘ Promote healthy living in neighborhoods by
Target Area: Corporate incorporating a pedestrian environment

Headquarters and Business Cultural Diversity that encourages socialization, walking,

Operatoins Promote activities to highlight historic and cultural biking and connectivity. Implement the
assets in ’r.he.commgm’ry and provide opportunities for recommendations of the Master Active
community interaction. o

Living Plans (MALPs).

/ﬁ\ ﬁ/ﬂ\ High Density Residential

-

Employment Centers

Residential development shall reinforce the
Infill Developmeni q center by locating higher density housing
Utilize vacant properties in the neighborhood as an H H options adjacent to the center. Housing in
opportunity for infill development of compatible Regional Center shall be targeted to a
structures. broad range of income levels.

Parkin Streetscaping
g. . E Improve street character with consistent
Clearly define road edges by locating signage, lighting, landscaping and other

buildings near the roadside with design features
) parking in the rear.
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Chapter 7 Land Use
Regional Center (RC)
Policies

Primary Uses

Townhomes
Condominiums
Apartments

Health Care Facilities
Retail and Commercial
Office

Institutional Uses
Entertainment and Cultural
Facilities

P:ark and Recreational
Facilities

Public and Civic Facilities
Convention Centers

Permitted Zoning

MUS
MU4
MU3
MU2
MRI
MR2

CI

Ol

HRI
HR2HR3

Pedestrian Enhancements

Create a pedestrian-friendly environment by
adding sidewalks that link neighborhood
amenities.

Traffic Calming
Organize circulation patterns through traffic

calming techniques and access management.

Add traffic calming improvements, sidewalks,
and increased street interconnections to
increase safety and improve walkability.

Pedestrian Oriented Design

Design shall be pedestrian-oriented with
walkable connections between different uses.

VMT

Promote new and redevelopment at or near
activity centers as a means of reduce vehicle
miles traveled (VMT).

High Density Development

Each Regional Center shall include a very high-

density mix of retail, office, services, and
employment opportunities to serve several
neighborhoods.

Small Area Plans (SAPs)

Implement appropriate sub-policies (pages
85-114in this chapter) and development
guidelines in Regional Centers that have
Small Area Plans, which provide more
detailed guidance to the development of
mixed use and fransition down to single
family residential.

Regional Centers with SAPs include:

+ Kensington
» Northlake Activity Center
« Memorial Drive (DeKalb Watershed Plaza)

Implementation Tools

For the Northlake Activity Center, refer to the
SAP in this chapter, Northlake LCI, and
Chapter 27 Article 3 of the DeKalb County
Zoning Code for specific overlay district
regulations and design guidelines. For the
Kensington Activity Center, refer to the SAP,
and the Kensington Station LCI and
Supplemental LCI Plans.
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Chapter 7 Land Use
Regional
Center(RC)

Design Guidelines

Setbacks — Greater setbacks shall be
required when adjacent to lower
density residential uses and transitional
buffers shall be required.

Buffers — Development shall incorporate
enhanced buffersin an effort to
protect single family neighborhoods.

Heights — Proposed development shall
consider and implement staggered
heights when adjacent to single family
residential neighborhoods.

Typical Distribution of
Development Density in
Regional Center (RC)

The graphic below is for illustration purposes,
and this concept may be applied to all
activity centers.

Legend
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Chapter 7 Land Use

Town Center (TC)

The intent of the Town Centeris to
promote the concentration of residential
and commercial structures, which serve
many communities in order to reduce
automobile travel, promote walkability
and increased transit usage. The areas
consist of a focal point for several
neighborhoods with a variety of activities
such as general retail, commercial,
professional office, higher-density
housing, and appropriate public and
open space uses that are easily

accessible by pedestrians. This character #

area is similar to neighborhood center,
but at a larger scale. The preferred
density for areas of this type is up to 60
dwelling units per acre.




Chapter 7 Land Use
Town Center (TC)
Policies

Premise

These policies are primarily
applicable to activity centers
that do not have adopted
studies. Studies that are
adopted for Town Centers
are referred to as Small Area
Plans (SAP), and they provide
more detailed guidelines and
recommendations for land
use, zoning, development,
transportation, housing,
economic development, and
green space. If there are
conflicts between SAP and
Town Center policies, SAP
policies shall take
precedence.

Protect Single Family
Neighborhoods

Preserve and enhance the integrity and
quality of existing residential neighborhoods.

Maximum Density

Encourage the maximum density of residential
in mixed use projects not to exceed 60 dwelling
units per acre, with the most intense
development located towards the commercial
and/or office core of the Town Center.
Properties located along the outer edges of the
Town Center shall be sensitive to the building
height and density of adjacent single family
residential. (Refer to Figure 7.3, page 60)

Retrofitting

Foster refrofitting for conformity with traditional
neighborhood principles.

Mixed Use Development
Create compact mixed use districts and
reduce automobile dependency and travel
to obtain  basic services.

Transitional Buffers

Require greater setbacks and/or transitional
buffers for developments when located
adjacent to lower density residential uses.

Enhanced Buffers

Require the incorporation of enhanced
buffers in efforts to protect single family
neighborhoods.

n@ﬂqﬂﬁ

Staggered Heights
Require the consideration of staggered
height implementation when
developments are adjacent to single
family residential neighborhoods.

97



Chapter 7 Land Use
Town Center (TC)
Policies

Preferred Uses

Each Town Center shall
include a high-density mix of
residential, retail, office,
services, and employment to
serve several neighborhoods.

Permitted Zoning
MUS
MU4
MU3
MU2
MUT
N
MR2
C-1
Ol
HR-1
HR-2
RSM

Open Space and linkages

Encourage that all development and
redevelopment in activity centers provide
open space and/or conftribute to the public
realm with wider public sidewalks, pedestrian
linkages and other design features.

Pocket Parks

Create focal points through the use of E
existing pocket parks and squares for
community activities.

-

@ Healthy Neighborhoods

Promote healthy living in neighborhoods by
. . incorporating a pedestrian environment
Cultural Diversity that encourages socialization, walking,
Promote activities to highlight historic and cultural biking and connectivity. Implement the
assets in the community and provide opportunities for
community interaction.

recommendations of the Master Active
Living Plans (MALPs).

q High Density Residential

Residential development shall reinforce the
Infill Developmeni HH center by locating higher density housing
Utilize vacant properties in the neighborhood as an options adjacent to the center. Housing in
opportunity for infill development of compatible Regional Center shall be targeted to a
structures. broad range of income levels.
Streetscaping

Parking

Clearly define road edges by locating
buildings near the roadside with
parking in the rear.

E Improve street character with consistent
signage, lighting, landscaping and other
design features.
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i Small Area Plans (SAPs
Chop’rer / Land Use Pedesirian Enhancements Implement appropriate su(b—policie)s (pages

Town Center (TC) Creg’re q pedes’rrion—frigndly gnvironmenf by 85-114 in this chapter) and development
Solicias adding sidewalks that link neighborhood guidelines in Regional Centers that have
amenities. Small Area Plans, which provide more

detailed guidance to the development of

. . mixed use and fransition down to single
Traffic qummg family residential.

Organize circulation patterns through traffic
calming techniques and access management.
Add traffic calming improvements, sidewalks,
and increased street interconnections to
increase safety and improve walkability.

Regional Centers with SAPs include:

Redan Road / Indian Creek MALP
MARTA 1-20 East Corridor

Wesley Chapel LCI

Candler Flat Shoals LCI

Medline Activity Center

Toco Hills Node of the N. Druid Hills LCci

Pedestrian Scale . . .
Pedestrian Oriented Design

Design shall be pedestrian-oriented with

Development

Create pedestrian scale
communities that focus on walkable connections between different uses.

the relationship between the
street, buildings, VMT

streefscaping and people. Promote new and redevelopment at or near

activity centers as a means of reduce vehicle
miles traveled (VMT).

High Density Development

Each Regional Center shall include a very high-
density mix of retail, office, services, and
employment opportunities to serve several
neighborhoods.
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Chapter 7 Land Use
Town Center(TC)

Design Guidelines

Setbacks — Greater setbacks shall
be required when adjacent to
lower density residential uses and
transitional buffers shall be
required.

Buffers — Development shall
incorporate enhanced buffers in
an effort to protect single family
neighborhoods.

Heights — Proposed development
shall consider and implement
staggered heights when adjacent
to single family residential
neighborhoods.

Typical Distribution of
Development Density in
Town Center (TC)

The graphic below is for illustration purposes,

and this concept may be applied to all
activity centers.

Legend

High Dieraity Loear Density

2

A

I'. i : : ..JI
' Corelntensity .
60 dufac:
' :
Intermedl:ate Range T L
24-45du/ac " Outer
I :

e § . 8-24 du/ac
T

Transition between
Activity Center and Residential

Transitional Buffer

Residential Area / Suburban

Allowable Building Heights for
Town Center

Building Height up to 3 stories

@

100



Neighborhood Center (NC)

The intent of the Neighborhood Center Character Area is to
identify areas that can serve the local neighborhood’s needs for
goods and services. These areas shall complement the character
of neighborhoods and the location of the commercial areas shall
reduce automobile travel, pro-mote walkability and increased
transit usage. These areas consist of a neighborhood focal point
with a concentration of activities such as general retail,
neighborhood commercial, professional office, higher-density
housing, and ap-propriate public and open space uses that are
easily accessible by pedestrians. The proposed density for areas
of this type is up to 24 dwelling units per acre.
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Chapter 7 Land Use
Neighborhood
Center (NC)

Policies

Premise

Premise - These policies are
primarily applicable to
activity centers that do not
have adopted studies.
Studies that are adopted for
Neighborhood Cen-ters are
referred to as Small Area
Plans (SAP), and they provide
more de-tailed guidelines
and recommendations for
land use, zoning,
development, tfransportation,
housing, economic
development, and green
space. If there are conflicts
between SAP and Town
Center policies, SAP policies
shall take precedence.

Protect Single Family
Neighborhoods

Preserve and enhance the integrity and
quality of existing residential neighborhoods.

Maximum Density

Encourage the maximum density of residential
in mixed use projects not to exceed 60 dwelling
units per acre, with the most intense
development located towards the commercial
and/or office core of the Town Center.
Properties located along the outer edges of the
Town Center shall be sensitive to the building
height and density of adjacent single family
residential. (Refer to Figure 7.3, page 60)

Retrofitting

Foster retrofitting for conformity with traditional
neighborhood principles.

Mixed Use Development

Create compact mixed use districts and
reduce automobile dependency and travel
to obtain  basic services.

Transitional Buffers

Require greater setbacks and/or transitional
buffers for developments when located
adjacent to lower density residential uses.

Enhanced Buffers

Require the incorporation of enhanced
buffers in efforts to protect single family
neighborhoods.

AQHHHE

Staggered Heights
Require the consideration of staggered
height implementation when
developments are adjacent to single
family residential neighborhoods.
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Chapter 7 Land Use
Neighborhood
Center (NC)

I

I n nd link

Pocket Parks Open Space and ages

. Encourage that all development and

Create focal points through the use of . . .
redevelopment in activity centers provide

existing p.fcke’rfi.rks and squares for open space and/or conftribute to the public
communily QCTiVITISs. realm with wider public sidewalks, pedestrian

POl ICles linkages and other design features.
Primary Uses @ Healthy Neighborhoods
1 ‘ Promote healthy living in neighborhoods by
T G . . incorporating a pedestrian environment
Condomini Cultural Diversity that encourages socialization, walking,
AOH Tom'r]r'ums Promote activities to highlight historic and cultural biking and connectivity. Implement the
parrments assets in the community and provide opportunities for , ,
Health Care Facilities community interaction. recommendations of the Masfer Active

Living Plans (MALPs).

Institutional Uses
Entertainment and

High Density Residential

Retail and Commercial

Residential development shall reinforce the
Cultural Faciliies Infill Development q center by locating higher density housing
Eg(r:kmﬁgsd Recreational Utilize vacant properties in the neighborhood as an H H op’ri?ns adjacent to the center. Housing in
PUblic and Civic Facilities opportunity for infill development of compatible Regional CenTersholl be targeted to a
structures. broad range of income levels.

I

. Streetscaping
Parking . .
Improve street character with consistent
Clearly define road edges by locating

signage, lighting, landscaping and other
buildings near the roadside with

design features.
) parking in the rear.
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Chapter 7 Land Use
Neighborhood
Center (NC)

Policies

Permitted Zoning

MU-5
MU-4
MU-3
MU-2
MR-1
MR-2
C-1
Ol
HR-1
HR-2
RSM

Pedestrian Enhancements

Create a pedestrian-friendly environment by
adding sidewalks that link neighborhood
amenities.

Traffic Calming

Organize circulation patterns through traffic
calming techniques and access management.
Add traffic calming improvements, sidewalks,
and increased street interconnections to
increase safety and improve walkability.

Pedestrian Oriented Design

Design shall be pedestrian-oriented with
walkable connections between different uses.

VMT

Promote new and redevelopment at or near
activity centers as a means of reduce vehicle
miles traveled (VMT).

High Density Development

Each Regional Center shall include a very high-
density mix of retail, office, services, and
employment opportunities to serve several
neighborhoods.

Preferred Uses

Each Neighborhood Center shall include @
medium- high density mix of retail, office,
services, and employment to serve
neighborhoods.

Small Area Plans (SAPs)

Implement appropriate sub-policies (pages
85-114 in this chapter) and development
guidelines in Neighborhood Centers that
have Small Area Plans, which provide more
guidance to the development of mixed use
and transition down to single family
residential.

Neighborhood Centers with SAPs include:

Emory Village LCI

Bouldercrest & 1-285 SDAT

Greater Hidden Hills

Mason Mill Node of the N. Druid Hills LCI
Plan
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Chapter 7 Land Use
Neighborhood
Center(NC)

Design Guidelines

Setbacks — Greater setbacks shall
be required when adjacent to
lower density residential uses and
transitional buffers shall be
required.

Buffers — Development shall
incorporate enhanced buffers in
an effort to protect single family
neighborhoods.

Heights — Proposed development
shall consider and implement
staggered heights when adjacent
to single family residential
neighborhoods.

Typical Distribution of
Development Density in
Neighborhood Center (NC)

The graphic below is for illustration purposes,
and this concept may be applied to all
activity centers.
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Chapter 7 Land Use
Neighborhood Center
(NC) Policies

Applied Design Guidelines for the Briarcliff
and Clairmont Road NC

Core of NC
Density = 24 dwelling units per acre
Building Height = 3 Stories

Intermediate NC Area
Density = 18 dwelling units per acre
Building Height = 2 Stories

Outer Edge of NC
Density = 12 dwelling units per acre
Building Height = 1-2 Stories

Transitional Buffers - Require greater setbacks
and/or transitional buffers for developments when
located adjacent to lower density residential uses.

Enhanced Buffers - Require the incorporation of
enhanced buffers in efforts to protect single family
neighborhoods.

Staggered Heights - Require the consideration of
staggered height implementation when
developments are adjacent to single family
residential neighborhoods.

; (i
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Commercial Redevelopment
Corridor (CRC)

The intent of the Commercial
Redevelopment Corridor Character Area is
to promote the redevelopment of declining
commercial corridors and to improve the
function and thetic appeal of more
sf’roble commercial corridors. These areas
os’rly consist of strip-style shopping centers
1Jho’r arein need of aesthetic or functional
provemenTs are in economic decline or
re vacant.. They are often characterized
y a‘high degree of vehicular traffic, on site
arking, moderate floor to area rgtio dnd
large tracks of lond. The propesed density
for areas.of this typesis.up |8 dwellingwnits

per acre, with.a maximum height of 3 stories. &8
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Chapter 7 Land Use
Commercial

Redevelopment Corridor
(CRC)

Primary Uses

Townhomes
Condominiums
Apartments

Health Care Facilities
Retail and Commercial
Office

Institutional Uses
Entertainment and Cultural
Facilities

Park and Recreational
Facilities

Public and Civic Facilifies

Major CRC Corridors

Memorial Drive
Lawrenceville Highway
Covington Highway
Panola Road

Turner Hill Road

Rock Chapel Road
Hairston Road

Cyclists and Pedestrians

Provide safe and attractive facilities for
bicyclists and pedestrians.

Transportation

Provide transportation alternatives to
reduce automobile dependency.

Mixed-Use Redevelopment

Redevelop older strip commercial centers
intfo viable mixed-use developments .

Streetscape

Create pedestrian scale communities that
focus on the relationship between the
street, buildings, streetscape
improvements and people.

Mixed Use Districts

Create compact mixed use districts and
reduce automobile dependency and
travel to obtain basic services.

Density

Cluster high density development at
nodes & along major corridors outside of
established residential areas.

Landscaping

Use landscaping and other buffers to
protect pedestrians from heavy fraffic.

Aesthetics

Create and implement performance and
aesthetic standards to improve visual
appearance.

Sighage
Implement signage and billboard
controls.

Parking

Require parking to the side or rear of
buildings.
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Chapter 7 Land Use
Commercial

Redevelopment Corridor
(CRC)

Permitted Zoning

MU-5
MU-4
MU-3
MU-2
MR-1
MR-2
C-1
Ol
HR-1
HR-2
RSM

ﬁ ° o
E-i Connectivity

Promote parcel interconnectivity.

TOD

Promote transit oriented development.

. ° °
¢l\ Bike Parking
OYO Provide safe and accessible areas for
bicycle parking.

Transit Incentives

Provide incentives to encourage transit
compatible development.

T—Q\ Transportation

o™ e" Accommodate and encourage the
development of multi-modal
fransportation centers, where
appropriate.

¢y Access Management
™"®" (Create and implement driveway controls
and access management standards.

Tree Preservation

Establish tree preservation and
landscaping standards.

Development

Focus development on parcels
that abut or have access to the
designated Commercial
Redevelopment Corridor.

Architectural Standards
Upgrade the appearance of
existing older commercial buildings
with facade improvements.

Redevelopment
Concept

In appropriate locations, build new
commercial structures closer to
street on existing under-utilized
parking lots creating internal smaller
or decked parking.
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Typical Distribution of Transition between

Chapter 7 Land Use . : :
Development Density in Activity Center and Residential

Commercial
Redevelopment Corridor

(CRC)

Commercial Revitalization Corridor

The graphic below is for illustration purposes,
and this concept may be applied to all

Design Guide”nes activity centers.
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Industrial (IND)

The intent of the Industrial Character Area is to identify areas that
are appropriate for more intense industrial and industrial related
uses. The location of these uses shall be such as to protect
residential and commercial areas from potential disturbances
generated by industrial land uses. These areas consist of land used
in higher intensity manufacturing, assembly, processing activities
where noise, vibration and air pollution or other nuisance
characteristics are not contained on-site.




Chapfter 7 Land Use /ﬂ\ Zoning Compatibility Landscaping
1 Protect existing and zoned Incorporate landscaping and
| nd UST”O' undeveloped industrial land from site design to soften or shield
(l N D) PO||C|eS unnecessary infrusion by views of buildings and parking
conflicting land uses. lots, loading docks, etc.
St U kﬂ Re-zoning | 9 Location of Centers
Minimize the rezoning of light Locate industrial centers in
. . industrial properties to residential areas with good access to
Construction Businesses US-65 highways.
Heavy Manufacturing )
Retail Sales (with
restrictions)
sforage (including -1 Regulations Compatibility mi] Future Designations
Suieieer, : —| Create and implement zoning Designate specific areas through
Accessory Commgraol dd | t lati f the use of zoning and other land
Coruny Bealiies and development regulations for . :
Y indus‘l‘ri0| uses. use tools for industrial

development.

Permitted Zoning

;ﬂ Retrofit

H'j Develop or, where possible, retfrofit
property planned industrial parks
with adequate water, sewer,
storm-water, and transportation
infrastructure for all component

uses at build-out.
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Industrial (IND)

o Truck Routes Buffer
PO||C|eS Designate truck routes to Protect surrounding areas from the
reduce noise, pollutants and negative impacts of noise and light
traffic congestion in residential pollutants.
areas.
/\ Residential Protection
Access Management ﬁ Prohibit the encroachment of

Provide access controls and industrial uses into established
management standards in residential areas.
compliance with the DeKalb
County Transportation Plan.

* 0, Environmental Compatibility
YT¥r Infrastructure Bl Direct development to industrial
‘EF Provide appropriate districts located in areas with
infrastructure support for compoﬁble soils droinogg gnd other
industrial development in environmental characteristics.

designated industrial areas.

ﬂ Adaptable Reuse

Convert obsolete and empty
industrial buildings into multi-
family and/or live-work
establishments.

eavy industrial uses producing noise 113
vibration and dust




Light Industrial (LIND)

1
The intent ofrrhe'ﬂl_igh’r Incjkﬂd%\oroc’rer Area is

identity areas q{%proprio’re forin lds_’rﬁ_gyte uses.
erve

The location of these areas shall pres he
appeal and appearance of residential and
commercial areas from the prospective intrusion
of light industrial land uses. These areas consist of
areas used in low intensity manufacturing,
including wholesale tfrade, and distribution
activities that do not generate excessive noise,
vibration, air pollution or other nuisance
characteristics.
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Chapter 7 Land Use
Light Industrial
(LIND) Policies

Primary Uses

Light Industrial Uses
Manufacturing
Warehouse/Distribution
Wholesale/Trade
Automotive

Accessory Commercial
Educational Institutions
Community Facilities

Permitted Zoning: M-1

Infrastructure

Provide appropriate infrastructure
support for industrial development in
designated industrial areas.

Buffer

Protect surrounding areas from the
negative impacts of noise and light
pollutants.

Residential Protection
Prohibit the encroachment of industrial
uses into established residential areas.

Environmental Compatibility
Direct development to industrial
districts located in areas with
compatible soils drainage and other
environmental characteristics.

Zoning Compatibility
Protect existing and zoned
undeveloped industrial land from
unnecessary intrusion by
conflicting land uses.

Re-zoning
Minimize the rezoning of light
industrial properties to residential

us-€es.

Future Designations
Designate specific areas through
the use of zoning and other land
use tools for industrial
development.
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Chapter 7 Land Use
Light Industrial
(LIND) Policies

Primary Uses

Light Industrial Uses
Manufacturing
Warehouse/Distribution
Wholesale/Trade
Automotive

Accessory Commercial
Educational Institutions
Community Facilities

Permitted Zoning: M-1

Retrofit

Develop or, where possible, retrofit
property planned industrial parks
with adequate water, sewer,
storm-water, and transportation
infrastructure for all component
uses at build-out.

Location of Centers
Locate industrial centers in
areas with good access to
highways.

Landscaping

Incorporate landscaping and
site design to soften or shield
views of buildings and parking
lots, loading docks, etc.

Regulations Compatibility
Create and implement zoning
and development regulations for
industrial uses.

Truck Routes

Designate truck routes to
reduce noise, pollutants and
traffic congestion in residential
areas.

Access Management
R Provide access confrols and
o' Mmanagement standards in

compliance with the DeKalb

County Transportation Plan.

%)

Adaptable Reuse
Convert obsolete and empty
industrial buildings into multi-
family and/or live-work
establishments.
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Suburban (SUB)

The intent of the Suburban Character Area is to Ly , :
recognize those areas of the county that have BEEEEET. = s ) . el N o
developed in traditional suburban land use . T : e
patterns while encouraging new development # o2
to have increased connectivity and

accessibility. These areas include those
developed (built out) and those under
development pressures. These areas are b
characterized by low pedestrian orientation, -
limited transit access, scattered civic buildings
and curvilinear street patterns. The proposed
density for areas of this type is up to 8 dwelling
units per acre.

Most of these areas are prevalentin South
DeKalb (below Memorial Drive and |-20 areq).




Suburban Residential Protection
Protect stable neighborhoods from /ﬁ\ ﬁ /ﬁ\
(S U B) incompatible development that could alter

established single-family residential
development patterns and density.

Primory Land Uses Protect single family stable neighborhoods Infill DeYel99me“f
adjacent Activity Centers from Enforce residential infill development
Single Family Detached established residential development ﬁxisfihg neigf;hborhoods. ”F’Srmi’r ocgessorﬁ/
Residential Y scale infill multi-family residences to increase
ighborhood density and income diversit
Townhomes e ) nelg Y &
e e Traditional Neighborhood
| \iig | o e
SSIsTe g raciimnes P"ﬂCIpIeS
Neighborhood Retail In appropriate locations, encourage
residential development to conform with
Nejglelely traditional neighborhood development /\
lEreEs principles including a higher mix if uses,
improved pedestrian vehicular activity and
ih increased pedestrian access to retail and oge
Health Care Facilites other OCTiVﬁieS. Trqns"lonql Buffer
Parks and Recreational In areas OdjOC@nT to ACTlVlTy Center, rGQUire
the transition of higher densities to occur
Facilities . . within Activity Center and abiding by the
L - - Non-Residential Developmeni delineated Activity Center Boundary.
P:ublic and Civic Facilifies The non-residential development in suburban
Institutional Uses areas shall be limited to small-scale

convenience goods/services to meet the
needs of the surrounding residents. Small scale
nonresidential development shall be limited to
qualifying intersections (collector roadway and
above).
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Suburban
(SUB)
Character
Area Polices

Permitted Zoning:

N=
RLG
R100
R85
R75
R60
NN[@
MHP
RSM
MU
NN
Cl
OIT
Ol

/R\

-

Density Increases

This shall be evaluated for theirimpact
on county facilities and shall not
degrade the overall quality of service
delivery and quality of life for the

surrounding established neighborhood.

Walkability

Locate development and activities
within easy walking distance of
transportation facilities.

Greenspace

Whenever possible, connect to a
regional network of greenspace and
trails, available to pedestrians.

Connectivity

Promote strong connectivity and
continuity between existing and new
developments.

Street Design

Promote street design that fosters
traffic calming including narrower
residential streets, on-street parking,
an the addition of bicycle and
pedestrian facilities.

So

Bicycle and Pedestrian
Encourage good vehicular and
pedestrian/bike connections to
retail/commercial services as well as
internal street connectivity, connectivity
to adjacent properties/subdivisions, and
multiple site access points.

Transportation Alternatives

Provide a variety of fransportation
alternatives such as bicycle and
pedestrian paths and greenway areas.

Sense of Place

Promote sense of place initiatives
such as public art, fountains, plazas,
signage, and other design guidelines
to improve the public realm.

Density

Promote moderate density, traditional
neighborhood development style
residential subdivision, which may utilize
alley ways and rear vehicular access as
well as automobile dependency.
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Chapter 7 Land Use Py 2 Nodes
Suburban (SUB) O

ChQrQCTer Are(_'] oy A) Create neighborhood focal points through the
. N G S e, ; use of existing pockets parks and squares for
Polices . community activities
B) Create neighborhood focal points by locating
schools, community centers, or well-designed
small commercial centers at suitable locations
within walking distance of residences.

Street Character

Improve street character with consistent signage,

lighting, landscaping and other design features.

Architecture

Encourage compatible architecture styles that
maintain regional and neighborhood character.




Traditional Neighborhood (TN)

The intent of the Traditional Neighborhood -
Character Area is to preserve the style &
and appeal of older traditional
neighborhood communities. These areas
primarily consist of residential areas in
older parts of the community that were
typically developed prior o WWII. The
characteristics include higher pedestrian
orientation, sidewalks and more grid-like
street patterns. They have on-street
parking, small, regular lots, and buildings
closer to the front property line. Many of
these areas have a predominance of
alleys and neigh-borhood-scale
commercial scattered throughout. The
proposed density for areas of this type is
up to 12 dwelling units per acre.

S g
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Residential Protection o -
Protect stable neighborhoods from in- ﬁ WCI"(CIbI'Ify

Chapter 7 Land Use
Traditional
Neighborhood
(TN) Policies

compatible development that could alter Locate development and activities within
established residential development patterns easy walking distance of fransportation
and density. Protect stable neighborhoods facilities.
adjacent Activity Centers from incompatible
development that could alter established /\\ Infill Development
ﬁ Enforce residential infill development
regulations in efforts to preserve and

residential development patterns and
density.
stabilize existing neighborhoods.

Primary Land Uses Traditional Neighborhood

Principles /ﬂ\ Infill Development

Encourage residential development to . : )
conform with existing traditional Permit accessory housing unifs, or new
well-designed, small-scale infill multifamily

Traditional Single Family
Residential Homes

Apartments

Assisted Living Facilities
Neighborhood Retail
NelglelelS

Libraries

Health Care Facilities
Parks and Recreational

neighborhood development principles
including, existing grid street patterns, a
higher mix if uses, and increased pedestrian
access to retail and other activities.

Non-Residential Development
The non-residential development in suburban

residences to increase neighborhood
density and income diversity.

Transitional Buffer

In areas adjacent to Activity

Centers, re-quire the transition of

areas shall be limited to small-scale
convenience goods/services to meet the
needs of the surrounding residents. Small

higher densities/intensities to occur
within Activity Center and abiding
by the delineated Activity Center

Facilities
Institutional Uses

scale nonresidential development shall be boundary.
limited to qualifying intersections (collector
roadway and above).
Greenspace

Density Increases

This shall be evaluated for their impact on
county facilities and shall not degrade the
overall quality of service delivery and quality
of life for the surrounding established 122
neighbor-hood.

Wherever possible, connect to a
regional network of greenspace and
trails, available to pedestrians.

&
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Chapter 7 Land Use
Traditional
Neighborhood
(TN) Policies

Permitted Zoning

N=
RLG
R-100
R-85
R-75
R-60
RNC
RSM
MR-1
MU-1
MU-2
NN
€+
OIT
Ol

e
Ka

&

Connectivity

Connect new streets and minimize or
prohibit cul-de-sacs to disperse traffic,
shorten walking/biking trips.

Street Design

Promote street design that fosters traffic
calming including narrower residential
streets, on-street parking, and the
addition of bicycle and pedestrian
facilities.

Bicycle and Pedestrian
Encourage good vehicular and
pedestrian/bike connections to
retail/commercial services as well as
internal street connectivity, connectivity
to adjacent properties/subdivisions,
and multiple site access points.

Transportation Alternatives
Provide a variety of fransportation
alternatives such as bicycle and
pedestrian paths and greenway areas.

Architecture

Encourage compatible architecture
styles that maintain regional and
neighborhood character.

=l

Sense of Place

Promote sense of place initiatives such as
public art, fountains, plazas, signage and
other design guidelines to improve the
public realm.

Density

Promote moderate density, traditional
neighborhood development style
residential subdivisions, which may utilize
alley ways and rear vehicular access.

Nodes

(A) Create neighborhood focal points
through the use of existing pockets parks
and squares for community activities. (B)
Create neighborhood focal points by
locating schools, community centers, or
well-designed small commercial centers
at suitable locations within walking
distance of residences.

Street Character

Improve street character with consistent
sign-age, lighting, landscaping and other
design features.
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Conservation Open Space (COS)

The intent of the Conservation and Open Spcce
Character Area is to preserve areas in the county with
significant natural and ecological features, as well as
environmentally sensifive recreational facilities for public
enjoyment. These areas consistof un-developed natural
lands, environmentally sensitive and conservation areas
that are not suitable for developmdm‘ It alsoincludes -
land used for active recreohond\ purposes that provide
for a wide range of activities with'some Iond de&gnc’red
for cultural ond hISTOI‘IC preservo’rlon




Preservation st Farinerships
Coordinate with non governmental

Chapter 7 Land Use

Protect environmentally sensitive

Conservation Open
s throughout the County Ionczljo’rher entities to acquire and protect
Space (COS) Policies and.
Environmental Sensitive
Primary Uses e A o ey
: reas
@ _~_ Acquisition

Passive Parks

Nature trails

Flood Plains

Wetlands

Natural and Conservation Areas
Golf Courses

Athletic Fields and Courts

Bike and Pedestrian Paths
Amphitheaters

Zoning

Permitted in all zoning districts.

%

(((

areas including wetlands,
floodplains, water supply
watersheds, and other water
sources.

Connectivity

Increase the amount, quality,
connectivity and accessibility of
greenspace.

Trails

Create a network of safe and
pleasant trails and greenways.

Greenspace
Databank

Inventory the amount and quality
of green spaces within the
county.

Execute innovative financing tools for
conservation area preservation and
greenspace space acquisition.

Zoning Tools

Design, implement and enforce land use
and zoning tools (not limited to overlay
districts or conservation subdivision
districts) that preserve conservation lands
green space and water resources.

® Recreation Destinations

Promote conservation and greenspace
areas as passive use and recreation
destinations.
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Chapter 7 Land Use
Conservation Open
Space (COS) Policies

Statues

Utilize environmental statues to
protect conservation and green
space areas. Coordinate
environmental protection
programs and statues with the
appropriate agencies.

Land Use Compatibility

Limit land uses within and near
established preservation areas to
compatible activities.

Comprehensive

Transportation Plan

Adopt/Implement the
Comprehensive Transportation Plan
pedestrian greenway projects.

Set Asides

Require that open space is set aside
for all major developments.

Connectivity

Interconnect existing trails and
recreation areas wherever possible.

e
[e]

Right-of-way Acquisitions
Identify areas such as right of ways and
redevelopment areas to be used for frails
and greenspace.

Neighborhood Parks

Promote the development of
communities that feature greenspace
and neighborhood parks.

Way Finding
Provide way finding/markers and
appropriate signage along frail routes.

Community Groups

Provide a framework for community and
voluntary groups to participate in green
space acquisition and management.

Pedestrian Access

Construct safe and convenient
pedestrian access on frails, walkways and
parks in the urbanized

areas.
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Institutional (INS)

The intent of the Institutional Character
Area is to designate specific areas that
provide institutional services. ‘These
areas consist of large areas used for
religious, civic, educational and
governmental purposes. Those smaller
areas with similar purposes have been
infegrated into the rural, suburban and
traditional neighborhood character
areas as secondary uses and are
considered residential support uses.




Chapter 7 Land Use o ore
L 4 Compatibilit
|ﬂST|TUT|OﬂQ| (l NS) Ensure ’rﬁo’r ins’ri’ru’rizlnol land is /\ﬁ Future Development

compatible with adjacent uses. Provide opportunities for the

1—~1 development of institutional uses
POl ICIES within the County.
Primary Uses .
Transportation
Colleges and Universities (F;Tfoevrlslgﬁ’gg??g?ggllgg auto- g Access Management
Hospitals an Rehabilitation mobile dependency. M M Create and implement driveway
Centers controls and access management
Emergency Service Centers standards.
Churches and Religious
Facilities
Governments Buildings
Civic Facilities Infrastructure
Cemeteries Locate developmentsin areas
with direct access to existing .
Notable Institutions infrastructure. Commercial Uses

Promote the location of accessory
commercial uses to support worker

Georgia State University activity

Georgia Piedmont College
DeKalb County Public Schools
DeKalb Medical Hospital

Georgia Bureau of Investigation Walka bl|lfy
Locate development and activities

within easy walking distance of
transportation facilities.
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Chapter 7 Land Use Connectivity Traffic Calming

: : Provide direct connections to nearb Organize circulation patterns
| ﬂSTITUTIOﬂCﬂ (l NS) networks of greenspace or frails, Y through traffic calming techniques
1—~1 available to pedestrians, and and access management.
POl ICIES bicyclists.
Permitted Zonin .
9 Buffer Aesthetics

Use landscaping and other buffering to
R-100 separate developments from surrounding

R-85
R-75
R-60
RSM
MR-1
MR-2
MU-1
MU-2

Create and implement performance
and aesthetic standards to protect
uses. adjacent properties.

MU-3
Ol
OIT
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Chapter 7 Land Use
Office Park (OP)
Policies

Protect Single Family
Neighborhoods
Preserve and enhance the integrity and

quality of existing residential neighborhoods.

Primary Land Uses

» Office Development
* Business Services

» Educational /Training
Facilities

* Apartments and
Condominiums

e Accessory Commercial
* Technology Centers
* Medical and Training
Facilities

* |nstitutional Uses

Locations

Mercer University
Cliff Valley Way
-85

Sheridan Park

o

2\

><|

)

Streetscaping

Improve street character with consistent
signage, lighting, landscaping and other
design features.

Retrofitting

Foster retrofitting for conformity with
traditional neighborhood principles.

Mixed Use Development

Create compact mixed use districts and
reduce automobile dependency and
travel fo obtain  basic services.

Transitional Buffers

Require greater setbacks and/or transitional
buffers for developments when located
adjacent to lower density residential uses.

Enhanced Buffers

Require the incorporation of enhanced
buffers in efforts to protect single family
neighborhoods.

n@ﬂqﬂﬁ

Staggered Heights

Require the consideration of staggered
height implementation when
developments are adjacent to single
family residential neighborhoods.
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Chapter 7 Land Use
Office Park (OP)
Policies

Permitted Zoning

MUS
MU4
MU3
MU2
MR
MR2
C-1
Ol
HR1
HR2

Pedestrian Enhancements

Create a pedestrian-friendly
environment by adding sidewalks that
link neighborhood amenities.

Traffic Calming

Organize circulation patterns through
traffic calming techniques and access
management. Add traffic calming
improvements, sidewalks, and increased
street inferconnections to increase
safety and improve walkability.

Pedestrian Oriented Design
Design shall be pedestrian-oriented with
walkable connections between
different uses.

VMT

Promote new and redevelopment at or
near activity centers as a means of
reduce vehicle miles traveled (VMT).

vy Stormwater Run-off
Implement techniques to reduce
.’ stormwater run-off and improve
drainage.

Visual Impacts

Promote the protection of adjacent
structures and businesses from visual
impacts.

Transportation

Provide transportation alternatives to
reduce automobile dependency.

Infrastructure

Locate developmentsin areas with
(. direct access to existing

infrastructure.
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Kensington Activity Center

Memorial Drive Revitalization
Plan Corridor

Northlake-Tucker Activity Center

Medline Activity Center

Wesley Chapel Activity Center

Candler Flat Shoals Activity
Center

North Druid Hills Activity Centers

MARTA 1-20 East TOD Plans

Master Active Living Plans
(MALPs)
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Small Area Plan (SAP): Memorial Drive Revitalization Plan
Boundary: Memorial Corridor bounded to the west by [-285 and to the east
MEMORIAL DRIVE MIXED USE CORRIDOR by Ridge Avenue. Residential boarders the north and south.
Commission District 4 / Super District 6 and 7




4

:" MM SRV
GAT EWAY WEST ool oo contors

At the western end of the corridor, Gateway West has the broadest potential to beco:
regional interest. Therefore, the vision for this part of the corridor is an urban cente:
land uses. Ideas discussed at the Design Workshops included:

* Retall + Creenspaces + Office Space « Cult
* Restaurants + Public Squares « Apartments The

A recent conversation in DeKalb County is the potential need for a civic or conventic
host everything from High School graduations to professional conferences and festiv
central location within DeKalb County (just east of the Kensington area, where the att
location has led to discussions about consolidation of County offices and services) w.
transportation access via I-285 and nearby MARTA heavy rail stations at Kensington
site 1s a strong candidate for such a consideration. Such an investment would be ge
the idea of having a cultural and/or theatre component of any redevelopment here a:
particularly strong anchor for the mix of uses envisioned.
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5-Year Update «

2021 Comprehensive Plan

Chapter 7 Land Use — Memorial Drive Revitalization Small Area Plan

LEGEND
EXISTING BUILDING

B PROPOSED BUILDINGS

B PEDESTRIAN CONNECTIONS
ROADS

* PARKING
" PLANTED AREA/LAWN
 GREENSPACE

The 1llustrative
redevelopment
plan above includes
various features
including green
and public spaces
and a tighter urban
network of
buildings and
streets to reflect the
vision for the area.
This image also
implies how the
exiting building
fabric can be
honored through
incremental
development,.

(
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Supports Town Center

The Global City concept explicitly recognizes the opportunity to enhance and express the cultural diversity
of the area. Less urban and intense than the ideas expressed at Gateway West, but still embracing a more
urban environment than current conditions, this area would also potentially support multi-story buildings
including restaurants, retail, offices, and residential opportunities.

The ‘global’ component of the area would likely be reflected in the desired types of businesses and may
require the specific curation of locally owned and sourced opportunities. Optimally, these businesses
would not only support the cultural needs of the local community but also serve patrons from around the
Atlanta region with interest in the various cultures featured, similar in many ways to how Buford Highway is
known as a culinary destination for both various Asian and Hispanic foods.

With Georgia State University's Clarkston Campus and Georgia Piedmont Technical College nearby there
are also opportunities to leverage the business of students who visit the area. Longer term options
assoclated with the schools depending on their growth patterns could include student housing and
opportunities for co-working and/or business incubator spaces. 137



Chapter 7 Land Use — Memorial Drive Revitalization Small Area Plan 5-Year Update <<

2021 Comprehensive Plan

LEGEND
EXISTING BUILDING

M PROPOSED BUILDINGS

I PEDESTRIAN CONNECTIONS
ROADS
PARKING
PLANTED AREA/LAWN

| GREENSPACE

The 1llustrative redevelopment plan above
includes various features to re-orient the area
into a less suburban oriented place including
eliminating setbacks and placing parking in
the rear and developing opportunities for
pocket parks‘and other greenspace features.
The long term centerpiece of this area would
be the conversion of part of North Indian
Creek Drive into a plaza space.
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" REVITALIZATION COR :I-I-Tl"):l PLAN

Supports Commercial
Redevelopment Corridor

Unlike some other surrounding commercial areas in the middle of the Memorial Drive corridor where

i residents broadly spoke of a desire to preserve shopping plazas as they are (but with the hope for maybe
some aesthetic enhancements), the two mostly vacant shopping centers at Hambrick Village have attracted
the attention of specific redevelopment. Recognizing that increased density in this area is generally not
desired coupled with the desire to leave other parts of the corridor alone (effectively as part of the
Commercial Redevelopment Corridor), the redevelopment of this area can be elevated to serve

M specifically as a Neighborhood Center.

As such, much of the thinking in this area is to not necessarily build taller but rather to rethink the purpose
and layout of these sites. An illustrative site plan implies smaller scale retail but is balanced out with
general ideas for residential including the potential for senior housing and even (as suggested by a few
members of the community) tiny houses.

. : Separate, but compatible, concepts for the area that were discussed during the process included ideas for
AN g - some type of tourist or festival activity (including potentially a permanent ferris wheel that could be visible
In contrast to today’s conditions, this rendering of a possib]g-z%.@m_re_remforces the }geed forlandscaping and from Stone Mountain), park space (including in particular sporting fields), and civic cultural gpportunities
tree coverage (along with some fagade enhancements to the existing structure) to;zmake tlnsig;.re%more S'LlCh as arecre ation cent er, ]ibl‘ ary, or sma]l the atre.

attractive. 4




Chapter 7 Land Use — Memorial Drive Revitalization Small Area Plan  5-Year Update «K
2035 Comprehensive Plan
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Chapter 7 Land Use
Memorial Drive

Revitalization
Small Area Plan

r emphasizes e
a variety of purposes from retail l

> AT o\ bon ook e

Supports Commercial

GATEWAY EAST Redevelopment Corridor

Gateway East represents a unique opportunity on the corridor. Somewhat less built up and retail oriented
than other parts of the corridor, there is an element of this area offering a blanker slate of how
redevelopment could occur. The community’s vision implies maintaining a relatively suburban oriented
density but also envisions a pivot into being a more employment oriented area supported by a mix of uses
(effectively retaining the area as a Commercial Redevelopment Corridor in feel if not necessarily function).

The concept of turning this area into a more employment oriented area 1s not immediately obvious given
its distance from [-285, but when considering the easy access to the Stone Mountain Freeway immediately
to the northeast the opportunities become more clear. Different than other nearby suburban oriented
employment areas that are explicitly industrial and warehousing related (such as along Mountain Industrial
Boulevard) the employment vision is for small scale light industrial, office, and manufacturing that is craft
related due to the desire to mix housing and retail into the area.

A good model for the vision of this area is on the aforementioned Westside of Atlanta along Howell Mill
Road in the early 2010s where such manufacturing uses intermixed with coffee shops, chef driven

| restaurants, artist galleries, and small scale retail.



Chapter 7 Land Use — Memorial Drive Revitalization SAP Gateway East 5-Year Update <<

2021 Comprehensive Plan

This 1llustrative plan view of potential redevelopment emphasizes restoring a R

: ! * EXISTING BUILDING
grid pattern in the area. M PROPOSED BUILDINGS
M PEDESTRIAN CONNECTIONS
RUADS
' PARKING

" PLANTED AREA | LAWN
B GREENSPACE

e —— Ilr T P T
' =2
MEMORIAL DRIVE
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Land Use
Development
Guidelines

With a focus on four strategic
areas along the corridor, the
expressed vision for the corridor
encourages redevelopment to
start in these areas: 1. Gateway
West: A regional urban center
at the |-285 interchange 2.
Global City: A community that
reflects the diversity of the
corridor 3. Hambrick Village: A
neighborhood serving
commercial node 4. Gateway
East: With easy access to Stone
Mountain Freeway, this area
represents unique opportunities
to bring craft oriented
employment to the corridor.

Chapter 7 Land Use — Memorial Drive Revitalization Small
Area Plan

Sub-Area
Districts

Gateway West

Global City

Hambrick Village

Gateway East

Land Use
Designations

Regional Center

Town Center

Neighborhood Center
Commercial Red Cor

Town Center
Suburban

Primary Uses

Convention Center, Civic, Mixed-Use,

Retail

Commercial, Office, Retail,

Neighborhood Shopping

Density

No Max

Up to 60
du/ac

18-24 du/ac

Up to 60
du/ac

5-Year Update <K

2021 Comprehensive Plan

Preferred Lot
Coverage

Preferred
Building Height

Minimum of 5 stories

Maximum of 5 stories

1-3 Stories

Max of 5 at Hairston node
only
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STATION AREA TOD
PLAN

The station area-specific TOD plan for
each station is described in this
chapter. For each station, the following
key urban design elements are
presented: o The vision section
highlights the overarching theme or
goal, and the broad design ideas
behind the specific proposed
character for each station. o The street
grid laid out in the mobility section sefs
up the "bones” of the station area
plan, establishing the blocks and
circulation pattern. o The open space
network section overlays a system of
open spaces on the street grid to
expand and complement its non-
vehicular connectivity. It describes the
scale and type of each individual
space that makes up the larger
network to provide amenitfies and
create a sense of place. o The land use
and density section discusses proposed
development patterns for the station

areaq, specifically the density and scale,

mix of uses, and any station-area-
specific parking strategies. o The public
realm improvement section
encapsulates specific elements from
the mobility, open space, and land use
sections to establish a unique
character for each station area.

INDIAN CREEK
MALIN STREET RETAIL + DENSE RESIDENTIAL

INDIAN CREEK

The Plan consists of these community
coviNncTonNHicHWAY  station area visions and implementation
recommendations for achieving them.

COVINGTON HIGHWAY
TEWN CENTER + RETAIL ANCHOR

WESLEY CHAPEL ROAD

PANOLA ROAD LITHONIA INDUSTRIAL MALL AT
BOULEVARD STOMECREST

WESLEY CHAPEL ROAD PANOLA ROAD LITHONIA INDUSTRIAL BOULEVARD MALL AT STONECREST
BUSINESS CENTER + COMMUTER CENTER SUPPORT EXVSTING ANCHORS AND EMPLOVERS CORPORATE READURRTER + DENSE TOWNHOUSE UIVE -+ WORE + PLAY DISTRICT

09 1 [ o

SPORTS OESTIMATION HEITEL S
RECEEATION SHOPPRIG

w X

HENGHBORHOOD SMAALL BUSIKESS
RETAIL LIGHT INCAISTRIAL
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Chapter 7 Land Use
Small Area Plans (SAP)
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ChOpTer 7 Land Use Small Area Plans (SAP) Residential Neighborhood Central Boulevard Community Green Civic Plaza “Main Street” Retail
I1-20 East TOD Corridor Plan
Indian Creek Location

THE VISION The TOD framework envisions a cenftrally
located Civic Plaza surrounded by retail, restaurants,
and apartments that would combine with Indian Creek
Station to create a new place for local and regionall ; : A . - e WERGL | TS T
gathering. The mix of uses connects to Redan Road as Ny RN === Wl N Y & e | LY
a ‘Main Street’ retail and residential corridor and is the \ ' ' % : /i
primary gateway for the development. A Community ¢
Green forms the interface between the station area
and a multi-family neighborhood (see Figure 2-2). This
area of apartments is organized along a north-south
boulevard that connects all areas of the development.
The proposed transit station would be in the center of
the redevelopment site, providing opportunity for
integration with the private development and planned
civic spaces. Aside from existing MARTA facilities, the
site is clear of structures. On the northern portion of the
site, new development and open spaces are proposed
on the existing station surface parking lot while on the
southern portion, redevelopment is proposed to take
the place of underutilized vacant land. The plan for the
Indian Creek Station will create a transformative,
mixed-use town center with the potential to become a
regional draw for Atlanta and a gateway to expanded
transit service and new development along the [-20
corridor to the east.

v T
ELDER LN

e

omcase] |

Ire 2-2: Illustrative Site Plan of the Indian Creek Station Area
14/



LAND USE & DENSITY

The station area plan is divided into two
distinct areas: a Mixed-Use District and a
Residential Neighborhood.

Uses

The nine-block Mixed-Use District envisions
the Indian Creek development as a regional
destination by including a diverse and
complementary mix of national anchor and
local retail options, restaurants and places
for entertainment. These uses are focused at
the ground level along Main Street and
frame the Civic Plaza and station area.
Parking is provided for each block by an
above-grade garage that is integrated with
the development to preserve a contfinuous
street wall and reinforce the street as
“public space”. The garages offer parking
for visitors and residents as well as allocated
Park-and-Ride spaces for commuters
connecting with tfransit at the station. When
combined with the apartments above each
block, the Mixed-Use District is a lively,
transit-centric urban place for the east side
of 1-285 and the I-20 corridor.

Building Heights

The plan re-imagines what is currently a
large surface parking lot for the existing
MARTA station as a seven-block
neighborhood of medium and low-density
multi-family apartment buildings, ranging in
height from 3 to 5 stories. Interior courtyards

offer amenities for residents and are
infegrated with above-grade parking
garages. Neighborhood services, like dry
cleaners and small markets, are included at
the ground level of buildings to meet
residents needs.

Density

Development densities would be highest in
the Mixed-Use District, with block base
heights ranging from 4 to 5 stories and 7 to
10 story towers. The development scale is
most dense around the station and Civic
Plaza, with density gradually decreasing
from west to east, fransitioning to the single-
family homes east of Elder Lane and the
Green Buffer. The Neighborhood is a mix of
medium and low-density blocks, with some
towers ranging in height from 6 to 8 floors to
mark important intersections. Development
densities should be moderately higher than
the surrounding development to support
transit ridership.

Figure 2-4:

Farmers/Makers Market

Figure 2-5:

Indian Creek Development Density

Examples of Uses and Densities

Main Street Retail
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Linear Park
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[ | 5 -6 Stories
3- 4 Stories

1-2 Stories

148



Civic Plaza Community Green Residential Neighborhood

Neighborhood Retail Mixed-Use District

Figure 2-6:  Aerial View of Potential Future Build-out in the Indian Creek Station Area (Looking Northwest)
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OPEN SPACE NETWORK

Civic Plaza and Community Green form the primary
open spaces for the proposed Indian Creek
development. Combined with the station, these Contral Boulevard Linear Park  Community Civic plaga

elements create a memorable and important transit- *

Green

z <
centric place for residents, commuters and visitors. A /’ /// ™~
linear Park connects the neighborhood and the mixed- / s "\

use district with places for recreation and gathering, and
forms a pedestrian and bicycle network for the entire site. g
At the heart of Indian Creek is Civic Plaza. Framed by the 8§
station to the east, lively and active retail and restaurant
frontages to the south and west, and the Community [
Green to the north, Civic Plaza is the premiere gathering ] STATION |
place for the community and has the potential to |
become a regional destination. A variety of | |
programming ensures the space is active year-round and \ l ' /
can include farmers and makers markets, outdoor \ \
performances, and holiday and food festivals. The \ \ q H /
Community Green is a large open space for residents, \ N y
commuters and visitors alike. This space is framed to the N OMNORTHBOUND s /
north and west by an arc of multifamily apartments that \ N 285 _:>
follow the curve of Main Street. The Community Green e
acts as a ‘front yard’ where the neighborhood to the e N -
north and the mixed-use district to the south meet. Across ©% -
its half-mile length, the Linear Park is infended for passive ARKET PLACE
and active uses and includes places for rest and e SECONDARY OPEN B vixeo-use Vi
relaxation, fitness stations, dog runs and a multi-use path SPACE CORRIDOR RESIDENTIAL
for pedestrians and bicyclists. Along the northern and Figure 2.5
eastern stretches, users of the path will engage Indian
Creek and experience dense swaths of preserved forest
that also act as buffers between the new development
and single family homes to the east
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Indian Creek Station Area Design Framework Diagram
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* Update 26 parcels from C-1 and OD to MR-5 and MR-3 to
require denser multi-family residential and commercial uses

* Update 12 parcels near Snapfinger Road from MU-1, C-1,
and OD to Ol to require office uses within proposed office
park

* Update 4 parcels on the western portion of the station
area from C-1 and Ol to MR-2 to require residential within
proposed townhome neighborhood
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THE VISION

The Wesley Chapel Road station area plan envisions
a 21" Century business destination supported by a
multi-modal transit hub and mixed-use development.
Located near the interchange of 1-20 and 1-285, the
station is a node to switch modes and transfer between
transit lines. The plan proposes a mix of office, retail,
apartments, townhouses and open spaces in the station
area to create a vibrant transit-oriented community
that has the potential to revive this crossroads for the
I-20 corridor (see Figure 2-18).

WESLEY CHAPEL
ROAD STATION

Figure 2-17:  Existing Condition The redevelopment is concentrated in the area north of
Table 2-3: Key Strategies I-20 and west of Wesley Chapel Road. The station area
TOD STATION TYPOLOGY TOD plan is built on a consolidation and redevelopment

TOD DENSITY & o Create medium- to high-
MIX OF USAGE density office supported by

Commuter Town Center R
REPURPOSING & Redevelop selective big-box

DEVELOPMENT STRATEGY INFILL IS ImccaCi. e Salioiiaiea plan creates an environment ideal for

- attracting young professionals and businesses with a

of low-density and underutilized commercial parcels
and the redevelopment of an underutilized shopping
- center north of the station area.

o

PARKING o Provide station parking for

Leverage multi-modal connection APPROACH EORATIGYATS variety of transit-centric lifestyle amenities. The TOD
vt : Red F s vision for the Wesley Chapel Road station area will be
opportunities to create a transit . uce amount of parking : . s
) on-site through shared accomplished through the key strategies highlighted
hub that services a new 21 Century parking program in Table 2-3.
business destination. COMPLETE o Design a transit hub that
STREETS & supports transfers between
NEIGHBORHOOD different modes
SPACE o Use public space and

improved pedestrian space to
connect high capacity transit
and local buses

153



Townhome Neighborhood Commuter Parking Restaurant Plaza Station 21* Century Office Park &
Place The Promenade

T AR

LT
%

oorete v
FONEGR
S et
T w

WL

]
ity i 8

o 2%

154

Figure 2-18: lllustrative Site Plan of the Wesley Chapel Road Station Area



MOBILITY Wesley Chapel Road Station is a major
connection point in the region and serves the [-20
and [-285 corridors. To facilitate transfers between
MARTA high capacity transit, BRT (Bus Rapid Transit)
and local buses, the transit hub will consist of a
multi-modal station and large transit plaza called
Station Place, which is a key feature in the design.
Station Place includes areas for bus berthing and a
circle for vehicular functions like pick-up/ drop-off.
Commuter parking is provided in an adjoining
parking garage. Station Place is accessed from a
new extension of Snapfinger Road and connects
with Wesley Chapel Road. The extension of
Snapfinger Road, which includes on-street parking

and bicycle lanes, supports station area pedestrian,

cyclist and vehicular circulation for the residential
and mixeduse blocks adjacent to the new station.
New streets designed with Complete Streets
principles are infroduced throughout the station
area and integrate with Wesley Chapel Road and
Snapfinger Woods Drive. The scale of the resulting
blocks is ideal for transitoriented mixed-use,
residential and office development, and transform
the station area into a walkable and pedestrian
friendly environment. A grid of Complete Streets
connects residents and workers to residential, office
and recreational uses, as well as additional
connections to Wesley Chapel Road. The new
Station Plaza Road is the primary north-south
corridor facilitating pedestrian and vehicular
circulation between the new station and

development blocks to the north. OPEN SPACE
NETWORK The station area plan is structured around
a network of open spaces and corridors of
enhanced public realm that converge at Statfion
Place. Surrounded by the new station, hotels,
restaurants and apartments, the scale and
programming of this large civic space establishes it
as a hub for the entire open space network and as
an important point of arrival and departure for
transit users. Radiating north and west from Station
Place, three corridors connect the development to
the new station and provide a sequence of spaces
that respond to use and density. The Promenade is
a wide, pedestrian-only thoroughfare that serves to
connect Station Place with new development north
of Snapfinger Woods Drive and is also a prime
location for a 21st century office park. One block
west is a lively cluster of restaurants, cafés and bars
that surround a centrallylocated plaza. This multi-
purpose space is also the gathering place for the
community and can be programmed with year-
round activities like holiday and art festivals. As the
open space network extends north across
Snapfinger Woods Drive from the promenade and
plaza, and west along Snapfinger Road,
neighborhood streets with an enhanced public
realm, including pedestrian and bicycle
infrastructure, aid with the transition to lower
infensity development and add to the overall
neighborhood feel.
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LAND USE & DENSITY

The TOD vision comprises three distinct
areas of land use: the Mixed-Use Hub,
which includes a 21st Century office park,
a district of apartments and offices north
of Snapfinger Woods Drive, and to the
west, a quiet neighborhood of
townhomes integrated with open space.
The Mixed-Use Hub will be a regionally
significant development centered around
the new station facility and transit plaza,
Station Place. Tremendous value is
unlocked by replacing the underutilized
Chapel Hall Shopping Center and
adjacent economy motels and fast food
restaurants with pedestrian-friendly blocks
of high-quality, mixed-use development
that leverages new and existing
transportation infrastructure investment.
Commuter parking is accommodated for
in garages integrated within
development blocks that surround the
new station facility. West of the Mixed-Use
Hub, a Townhome Neighborhood
transitions the station area plan to quiet,
residential blocks that are integrated with
the surrounding open space.

To the north, a residential cluster is
intended to provide office workers an

option to live near their place of
employment. Each block meets the
needs of residents by including essential
neighborhood retail, courtyards for
outdoor amenities, and parking garages.
The new apartments and offices replace
land that is currently underutilized,
including a vacant big box structure, fast
food establishments and public storage.
However, the residential component
integrates well with the existing and
successful Wesley Chapel Square
shopping center to the north.

The development densities within the
Mixed-Use Core are among the highest of
the six new station areas. Residential
towers range from 8-14 floors, while office
buildings range from 3-8 floors. The higher
densities are focused around the new
station facility to leverage the large
investment in tfransit and locate the
largest number of people nearest to the
station. Moving north and west of the
Mixed-Use Core, the development
pattern begins to break down into blocks
of smaller apartment buildings and rows
of fownhomes to facilitate the transition
to the surrounding low-density single-
family homes and commercial strip
centers.

- 7+ Stories
[ 5-6 Stories
3-4 Stories

1-2 Stories

Figure 2-20: Wesley Chapel Road Station Development Density

Medium-Density Office

Main Street Retail
Figure 2-21: Examples of Uses and Densities
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Townhome Station Place 271 Century Office Park &
Neighborhood The Promenade

Commuter Parking Restaurant Plaza

Figure 2-22: Aerial View of Potential Future Build-Out in the Westley Chapel Road Station Area (Looking Northwest)
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DEKALB COUNTY

PANOLAROAD -
STATION

F P |

|
A

TOD STATION TYPOLOGY

Commuter Town Center
DEVELOPMENT STRATEGY

Densify around existing anchors to
establish a town center that unifies
uses in different quadrants of the
Panola Road interchange.

Figure 2-25:
Table 2-4:

TOD DENSITY &
MIX OF USAGE

REPURPOSING &
INFILL

PARKING
APPROACH

COMPLETE
STREETS &
NEIGHBORHOOD
SPACE

S

Key Strategies

o

(o]

Existing Condition

Create a medium-density
mixed-use cluster with senior
housing

Provide office space near
existing light industrial and
healthcare facilities

Increase density along Panola
Road and arcund big-box
shopping malls

Condense commuter parking
based on current utilization
and future projection

Reduce amount of parking on-
site through shared parking
program, and redevelop
parking lot

Create a pedestrian
connection across [-20
Introduce a centralized civic
space and connect it to
existing green corridor

THE VISION

The Panola Road station area plan seeks to unify the
disconnected quadrants separated by I-20 and Panola
Road by providing infrastructure that connects across
physical barriers, encouraging density near the station,
and attracting uses that reinforce jobs, offer retail
services, and provide housing. The plan proposes three
clusters, each targeting a different type of development:
a Mixed-Use Center immediately around the station;
lower density housing proposed on the Walmart and
Lowe's parking lots; and office space near the growing
light industrial and healthcare cluster north of 1-20
(Figure 2-26). Together, these three clusters form a
station area plan that is context-sensitive and transit-
suppartive.

There is an opportunity to connect across the physical
separation of 1-20 at this station. A pedestrian bridge is
proposed to link the Panola Road Station to the area
north of I-20 to serve existing and future businesses
and their employees. This station area plan redevelops
the Georgia Regional Transit Authority (CRTA) Panola
Park-and-Ride lot, existing low-density commercial
establishments along Panocla Road, and parking lot
around big-box shopping malls.

The station area plan transforms the area around the
station by recognizing the existing assets, enhancing
the existing uses, and creating a center for future
commuters. The TOD vision for the Pancla Road station
area is achieved through the key strategies emphasized
in Table 2-4.
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LAND USE & DENSITY

The planis centered on the proposed station
and the Mixed-Use Center redeveloped on
the existing Park-and-Ride lot. The Mixed-Use
Center creates a town center feel with lively
ground floor retail to serve commuters,
visitors, and residents from within and around
the station area. This cluster of medium- to
high-density mixed-use development
increases fransit ridership and
accommodates senior housing near a
variety of amenities. There are existing
activity and employment centers north of I-
20 that can be built upon and enhanced to
attract related uses. Here, proposed low- to
medium-density office use attracts co-
working, small, and startup businesses, and
the healthcare industry. Under the existing
condition, a group of healthcare uses is
growing, providing the opportunity to form a
larger cluster and attract more specialty
businesses, increasing employment. An
existing large concentration of light industrial
and related businesses provides employment
and can generate high ridership when its
transit needs are properly served by the
future station. The proposed office

development bridges the gap between this
employment cluster and the northern transit
plaza. The proposed mix of office, residential,
and local retail supports the growth of
existing uses while activating the northern
half of the station area in the evenings. The
plan redevelops a part of the parking lot of
Walmart and Lowe’s as lowto medium-
density multi-family residential that fronts
along Fairington Road. Anchored by a
community cultural venue and local library,
this developmentis a pilot for a long-term
vision to rethink big-box shopping centers. A
similar development pattern near MARTA's
Inman ParkReynoldstown Transit Station has
been proven successful in creating active
street frontage while preserving big-box
shopping centers within the block.
Development densities are concentrated
near the station to capitalize upon transit
accessibility and transition to lower density af
the edge of the quarter-mile radius around
the new station (see Figure 2-28). Existing
retail use along Panola Road is preserved,
but higher densities and new site layouts to
create active street walls are encouraged
on those sites.

Figure 2-28:

Main Street Retail
Figure 2-29:

Panola Road Station Development Density

Examples of Uses and Densities
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Pedestrian Bridge

161



Healthcare & Transit Plaza Pedestrian Bridge Transit Plaza Mixed-Use Low- to Medium-Density
Coworking Office Center Multi-Family

Panthers Branch Park Multi-Family and Senior Housing

] 162
Figure 2-30: Aerial View of Potential Future Build-Out in the Panola Road Station Area (Looking Northeast) 6
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COVINGTON
HIGHWAY STATION

TOD STATION TYPOLOGY

Town Center
DEVELOPMENT STRATEGY

Redevelop Covington Highway
station area as a Town Center with
a mix of uses anchored by open
space and connected by a network
of walkable streets.

X,

TOD DENSITY &
MIX OF USAGE

REPURPOSING &
INFILL

PROGRESSIVE

PARKING

COMPLETE
STREETS &
ENGAGING CIVIC
SPACE

Figure 2-9:  Existing Condition
Table 2-2: Key Strategies

o

Create a mid-density mixed-
use corridor

Redevelop key parcels
along Covington Highway to
establish a consistent street

wall

Reduce amaount of parking
on-site through a shared
parking program

Place surface parking
behind the buildings in new
developments

Establish main street
characteristics for new streets
created around the proposed
station

Create gateway features in the
station area

THE VISION

The Covington Highway station area plan envisions a
walkable town center. A Commercial Core sits right
at the station, surrounded by neighborhood retail
and an anchor retail store with residential above (see
Figure 2-10). The proposed development is defined and
enhanced by an open space at each end of the station
area: the plaza and green space on the east end, next
to the station, greets transit riders and visitors; the park
space on the west end, in the residential area, serves
as an amenity for surrounding residents. In between,
the existing Peace Baptist Church remains in place as a
link between the commmercial core and the residential
focused area. Covington Highway is re-imagined as a
street that allows for safe use by pedestrians and cyclists
as well as automobiles.

To carry out this vision, redevelopment is envisioned for
the existing shopping plaza and several low-density,
underutilized commmercial properties north of Covington
Highway and west of 1-285, where the future station will

* be located. Some parcels south of Covington Highway

are included because of their development potential.

The station area plan can transform the area around
the station into an attractive, local mixed-use retail
destination and a gateway to a new community in
scale with existing surrounding development. The TOD
vision for the Covington Highway station area will be
accomplished through the key strategies highlighted
in Table 2-2.
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LAND USE & DENSITY

The planis focused around a commercial core
consisting of an anchor store and neighborhood
service retail at the station that then transitions to
exclusively residential uses to the west end of the
station area. The commercial core includes different
types of retail to achieve a balance of internal
neighborhood service with a high-quality anchor
retail. The anchor retail proposed near the highway
inferchange accommodates parking at the rear of
the building to preserve a continuous street wall and
reinforce streets as “public space”.

The plan proposes the potential redevelopment of
what are currently surface parking lots around Peace
Baptist Church into residential uses. With a
development of this scale, a mix of uses allows for
innovative parking strategies. Surface parking can be
minimized through enhancing access to transit,
cenftralized parking facilities, managed parking
demand, and shared parking, among many other
uses. As more travelers use transit, parking needs can
be reduced to accommodate this redevelopment.

Development densities should be moderately higher
than the surrounding development to support the
transit ridership. The density is concentrated around
the station and commercial core. The development
scale gradually transitions to a lower density to better
intfegrate into the existing neighborhood fabric.
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Figure 2-12: Covington Highway Development Density

Central Green

Medium-Density Multi-Family Residential Neighborhood Amenities 165
Figure 2-13: Examples of Uses and Densities



Neighborhood Commons & Commercial Core  Station Green Transit Plaza
Community Center

Figure 2-10: Illustrative Site Plan of the Covington Highway Station Area 166
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Chapter 7 Land Use Small Area Plans
Kensington Station Activity Center

SUB—AREAS FUTURE LAND USE POLICY

A. Single Family Preservation: Maintain new and established single-family
core along Old Rockbridge, Porter Road, and in Avondale Estates.
Preferred building height is 1-3 stories, and allowable density is up to 8
dwelling units per acre.

B. DeKalb County Government Center Node: 1) Consolidate and relocate
existing uses scattered throughout the County; 2) Build new government
administrative facilities; 3) Build new central open space quadrangle.
Preferred building height is has no maximum, and a minimum of 10 stories.
Allowable density is 120 dwellings units per acre and above.

C. Regional Employment Center: Potential long term development; 2)
Redevelopment of single-family residential o compatible office
development; 3) Create pedestrian and vehicular connections and
access. Preferred building height is has no maximum, and a minimum of 10
stories. Allowable density is 120 dwellings units per acre and above

D. Multi-Family Redevelopment: Redevelop aging multi-family housing. .
Maximum height is 8 stories and allowable density is 75 dwelling units per
acre.

E. Open Space Enhancements: Connect existing undeveloped land along
MARTA rail alignment to the County’s greenway system with trails and
pedestrian improvements.

F. Kensington MARTA Station Mixed Use Redevelopment: Develop high-
density housing/office/retail uses. Maximum height is 5-6 stories. Allowable
denisity is 60 dwelling units per acre.

G. Mixed-Use Redevelopment (Scattered Sites): Redevelop aging
neighborhood oriented retail along Memorial Drive and Covington

Highway. Preferred building height is 5-6 stories. Allowable density is 60

dwelling units per acre.
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Chapter 7 Land Use
Kensington Station
Activity Center

The Kensington Activity Center derives from
the Kensington Livable Centers Initiative
(LCI) Study. The core of the study is the
Kensington MARTA Station. Some of the
goals for the plan:

e
[e]

=

. <
o

Encourage diversity of mixed
income neighborhoods,
employment, and recreational
choices

Provide access to a wide
range of travel modes,
including transit, walking and
biking.

Develop an outreach process
that promotes involvement of
all stakeholders.

Land Use recommendations from the study
are being used as detailed policy
guidelines in this comprehensive plan.

Land Use Development Guidelines

Sub-Areas
(w/Future Land Use

Compatibility)

A Single Family Preservation
(Suburban)

B. DeKalb County Government
Center
(Institutional)

C. Regional Employment Center

(Office Professional)

D. Multi-family Redevelopment
(Town Center)

E. Open Space Enhancements
(Conservation/Open Space)

F. Kensington MARTA Station
(Regional Center)

G. Mixed Use Redevelopment
(Town Center)

Preferred Uses

Single Family Residential, Trails

Office, Retail, Restaurants, Civic,
Amphitheaters

Office, Restaurants, Retail

Multi-family Residential, Recreation,
Parks

Parks, Trails, Recreation

Office, Residential mix with Retail &
Office Restaurants, Pocket Parks

Office, Residential, Retail, Restaurants,

Pocket Parks

Density
(dwelling
units/acre)

N/A

60 (core)

45
(Intfermediate)
24 (Outer)

N/A

45

60
45

5-Year Update «

2021 Comprehensive Plan

Preferred Building Height

2 Stories Maximum

10 Stories Maximum
5 Stories Minimum

30 Stories Maximum
10 Stories Minimum

3-5 Stories

N/A

5 Stories

Up to 5 Stories
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Chapter 7 Land Use Small Area Plan
Kensington Statfion LCI Acftivity Center

Future Land Use

This activity center functions as a Regional
Center character consisting as a focal point
for several neighborhoods with a
concentration of activities such as general
retail, commercial, professional office, higher-
density housing, and appropriate public and
open space uses easily accessible by
pedestrians. The primary land uses include:
townhomes, condominiums, apartments,
health care facilities, retail and commercial,
office institutional, entertainment and cultural
facilities, park and recreational facilities, and
public and civic facilities at a density of up to
120 dwelling units per acre. 1. Preserve single
family residential; 2. Consolidate DeKalb
County facilities on existing site and establish a
Government Center; 3. Develop a regional
Employment Center on the Roberds site; 4.
Anticipate long-term redevelopment of aging
multi-family housing stock; 5. Preserve and
expand greenspace; 6. Redevelop the
Kensington MARTA Station area as a mixed-use
community; and 7. Develop mixed-use along
Memorial Drive and Covington Highway to
create a 24-hour community.

Transportation and
Circulation

Create an internal street grid to serve the
Government Center;

Improve pedestrian and car access from
Mountain Drive to and within the proposed
employment center;

Develop a transit plaza linking the station
to Mountain Drive and creating a
centralized pedestrian friendly space within
the Kensington Statfion area;

Improve transit service through the
creation of a Bus Rapid Transit (BRT) system,
functioning with a dedicated right of way
off Memorial Drive through the proposed
government center;

Provide signal prioritization improvements
for a BRT system on Memorial Drive.
Develop a greenway system from
Avondale Middle School through the
Kensington stafion to Avondale Dunaire
Park.

5-Year Update «

2021 Comprehensive Plan

There are numerous recommendations stated in
the study, several of which include concept
plans. The overall LCI Study Area Concept Planiis
a compilation of future land use patterns and
fransportation and circulation improvements
designed to create a more pedestrian-friendly
and fransit-oriented environmentin and around
the study area. The planincorporates seven (7)
land use initiatives and six (6) transportation and
circulation improvements. There are also several
individual concept plans for the study area. These
are as follows:

Kensington LCI
Concept Plan

+ Government Center Plan
* Employment Center
» Kensington MARTA Station Plan




Medline Activity
Center

The Medline Activity Cent3er derives from
the Medline LCI Study. The core of the
study is the Decatur Road / Church Street /
Scott Boulevard “triangle”. Some of the
goals for the plan:

=24 Encourage diversity of mixed
E] income neighborhoods,
employment, and recreational
choices

Provide access to a wide
range of travel modes,
including transit, walking and
biking.

Develop an outreach process
that promotes involvement of
all stakeholders.
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Land Use recommendations from the study

are being used as detailed policy
guidelines in this comprehensive plan.
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Small Area Plan (SAP):
Medline LCI Study
Location: Northern portion of
the County.
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Implementation Tool: DeKalb
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MEDLINE ACTIVITY CENTER

Policy Guidelines for Sub-Area Districts

Land Use Development Policy Guidelines S F. Larry Lane ' E. Jordan Lane
' » ’ y 24 | ac / 1. Lawrenceville
Sub-Area Districts Primary Land Use Density (du/ac) Preferred Building |Preferred Area Density: Up to 24 du/ac 1 Y, ‘
Height Lot Coverage Density: Up to 24 du/ac Building Height 7 Density: 24 du/ac
" . ,I " .. 3 qf" ’ Building Height: 3 Stones
A. Medline Core Mixe d-use &0 S Stories maximum | 80-90 % Cormme rcial Building Heig 2 Stories < ’
2 Stories N 2 2 2. Jordan Lane
35 % Residential *+*The edges will be clearly 4 Denior: U 012 dafie
define a1 res ntial *** <
5% Greenspace ‘ ‘ T Building Height: 2 Stories
B. Tuxworth/Blackmon Townhomes 24 2 Stories maximum |80-90 % Cornmercial 2 %
C. Medlock Plaza 4 -
Condoriniums 35 % Reside ntial Density: Up to 24 du/a«
Apartments Building Height
3 &5 Stones .;
C. Medlock Plaza Multi-family Residen- |24 3 Stories maximum [80-90 % Comme rcial
ial ;T h
tial ;Townhouses 35 % Reside ntial | B
70-85 % Multi- o= ( posmhe
Farnily \
. s 4 .
D. Eastland South Medlock |Single-Family Re si- 12 3 Stories maximum | 80-90 % Commercial “,V“\ o ‘ F N Dot ™ .
o g — -
ial, Townh S
d;:t'a‘ D\_Nn usES, Existing Senior 35 % Residential . |
office ,Senior House Housing excluded “\Q\-
| o
E Jordan Lane Single-Farnily Re si- 24 (@ Lawrence- Lawrenceville - 3 80 -90 % Commer- D. Lower Medlock __;7
dential ,Townhouses |ville) stories raximum cial 1. Church/lower Medlock ]
12 (@ Jordan) Jordan - 2 stories 35 % Residential Density : Up to 12du/a g
i Building Height: 3 Stories i r
maximum ' A. Medline Core Area 3
L4
Density ll;:?uhﬂd‘],-".jl
F. Larry Lane Single-Family Resi- 24 2 Stories maximum | 80- 90 % Commer- - Buiiding Heiah
& Bui sight
dential ,Townhouses cial ot ‘ silding Heigh
5 Stones
,Retail ,Restaurants ' ) : " -
35 % Re side ntial _ ; : Medline Activity Center
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Medline Activity Center Policies 1. Areda A - Medline Core Area

The LCI Plan for Medline offers a broad long-range plan for land use, transportation, health A. Uses: This is the largest and cenfral portion of the Medline
policies and economic development. The area is currently undergoing rapid character area and shall become a mix of high intensity office,
redevelopment and more redevelopment is expected. This guidance recognizes and medical services, multi-family residential and re-tail uses. In the
reflects the recommendations within the LCl report and supplemental recommendations for future the Medline Core may be serviced by two rail stops. In a
the Medline Core district, but also seeks to establish reasonable transitions on the edges of broad sense the Medline Core shall become an employment
fhe study area fo protect and enhance existing communities. center within a walkable com-munity served by transit. Retail

shall be incorporated within  mixed use buildings and
developments. Single-use, stand-alone retail is discouraged. In
addition the area is suitable for research and development
facilities and high density senior facilities.
B. Density: A density of 60 is permitted in the Medline Core Area.
This is consistent with the Town Center character area of the
comprehensive plan. High density senior buildings shall be near
medical offices, DeKalb General Hospital campus and
shopping districts. Senior residential towers are best suit-ed in
areas where they do not dominate the views of single family
homes or create pro-portions that are out of scale with
S adjacent single-family homes.
- G| i) = " . . Building Height: Permitted height of new buildings within the
' : Medline Core is 5-stories tall, 3-story minimum with the
exception of research and development. Taller buildings are
permitted if useful open space is provided and if buffers are
provided to protect adjacent single-family homes. Any
development along the western edge of Jordan Lane shall not
exceed three stories.
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Chapter 7 Land Use Small Area Plan — Medline Activity Center

9-Year Update «

2021 Comprehensive Plan

Sub-Area Development Guidelines

Tuxworth Blackmon

A. Uses: This is a residentially developed area north
of Scott Boulevard east of Medlock Road and
includes Tuxworth Springs Condominium, the
Presbyterian Church and homes along
Blackmon Drive. This area shall remain
residential in character and is not suitable for
commercial uses. Blackmon Drive may
redevelop with town-house and stacked flat

style developments. There are a few smaller
parcels with Scott Boulevard frontage; however
these proper-ties do not lend themselves to
retail development. They are best incorporated
into surrounding properties so as to limit curb
cuts on Scott Boulevard near the congested six-

way intersection.

B. Density: A density up to 24 units per acre is
permitted in the Tuxworth Blackmon area.

C. Building Height: The permitted height of new
buildings within the Tuxworth/ Blackmon Area is

2 stories.
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Chapter 7 Land Use Smalll Area Plans — Medline Activity Center 5-Year Update <K

2021 Comprehensive Plan

Sub-Area Development Guidelines ._'I-E-Q%ﬁfﬁ%?iliithﬁE £ BHE. AN
TR EFER HITTTTTS 7«

‘., T "_JII'T: Jr---L'IJ%-r".:"'I, BT ||'—[—|7_ [ (=== Blarkrion i //,/’/%ﬂ

3. Area C - Medlock Plaza \ %};}M?M@Qq_kﬂjﬁ _Ilr _1||| | K N ETR) i

'i}'%\'ﬁi'xiﬁf'%%iéﬁ | — o \ >~~~ ”H |J?

A. Uses: West of Medlock Road contains an area primarily consisting of retail and service {'*ﬁf»ﬁ:éq‘?‘?. " Jf’il.jHL L _A s'?_':‘?“{fff//“ﬁ]f.‘; { | X

uses. This area is adjacent to a future transit stop and shall contain higher residential ;{\fw”ﬁ;l - I_'._,,_l:'u L A ,H'I“%I' i I’%‘ | | [~
densities, while sfill offering a transition when directly adjacent single-family residential : 3 47 5 mk’:’—-ﬁ 1 |§ f r |

B. Density: A density of 24 units per acre is per-mitted in the Medlock Plaza area. W\ MR T & ; s LA

C. Building Height: Three to five-story residential buildings with ground level retail/services : P WP % ,H\ _>'-"--=-.r_____

and wrapped parking decks will provide a better transition than the current mixture of 2 Gy B g0’ o 1 \ Subusan f»*’“"“«}k*:i:} _.

retail and auto oriented uses. Parking decks shall be largely hidden from the surrounding O\ N & ¢ o] - '35"15":33_"] >/

neighborhoods. Limited buffers may be required when single family homes are adjacent %?\ \"f . e - ‘__.] - b ;;';,f"“-.ﬁ "

to new medium density development. \ f/_,__“

4. Area D - Lower Medlock - Medlock and portions of Church Street may continue to ) S

develop with a mixture of low infensity health services and residences for seniors. These uses ’:_/K_,K_E_—__‘
are an appropriate transition to the nearby single-family and contribute to the Medline 4 JJ‘W B j’
character area. Town-house development along the southern portions of Medlock and this _"--Ir'-'-'?J, : L-'ﬁ
small section of Church Street are appropriate for an area this close to a future transit i _'|I_'1, |
station, while still offering compatibility to adjacent single-family homes. = HJ.ér/ H'IH'l .

A. Uses: Mixture of low intensity health service, office, and Townhouse. '%E | '!.Ik'ﬂl "f
B. Density: A maximum density of 12 dwelling units per acre is preferred in the Church/lower = r? | I'.—;I*DI'

Medlock Area.
C. Building Height: A maximum of 3 stories is the preferred height of buildings, for the
Church/lower Medlock Area.

ol O
_,_|_|__rtrn,r k)
| . L |
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Chapter 7 Land Use Small Area Plan — Medline Activity Center 5-Year Update <K

2021 Comprehensive Plan

N : e
Sub-Area Development Guidelines \/}; R § &'
fe:x{wf \ £ e
5. Area E-1.Jordan Lane AN
&
(along Lawrenceville Highway) Ny
A. Uses: The primary use for this area shall be commercial, *:,’VQ:%A
office, retail, or mixed use. gAY
B. Density: A maximum density of 24 dwelling units per acre is ;’f Iy
preferred in the Jordan Lane Area, along Lawrenceville s \
Highway. ;’hn 4
C. Building Height: Maximum 3-stories is the preferred height of 4 i
buildings, for the Jordan Lane Area. e
6. Area E-2. Jordan Lane S =\ Wirkforde N PRI |
'*5;':. Eeml@pr‘nen’r xﬁ 1 L#’_e #2 _ I_Il_ ||
A. Uses: This area shall remain residential, and retail uses are '_':ﬁ'h‘-. 5 S ST
not suitable for this area. [ *'E x Rx_:x.x /
B. Density: A maximum density of 12 dwelling units per acre is E‘% i3 X -. e a
preferred in the Jordan Lane Area, along Lawrenceville ﬂ - ™ : n “'?E;E
Highway. EI ] ﬁ,-_"-h | — VD,
C. Building Height: Maximum 2-stories is the preferred height of . 4 3 ==
buildings, for the Jordan Lane Area. This area is significantly Hge Fm‘!rl FW¥ Iﬂdﬂ&mﬂ e L | H'[«_
different from the adjacent Medline Core and shall be [ iy ﬁ‘x_ \ ﬁj“{:‘b i L
protected from high intensity redevelopment to the west by % g ,f”:.a":';mﬁ .'f,r" ol | !
buffers or three-story buildings. Service delivery and ! W ey \ ;\-‘“l* |
dumpsters shall not be an intrusion for residential i, s, ff by i ,;“‘;‘x
development along Jordan Lane. N o ?‘\\ 2 [T
WA B ' ! S\ g
g i ™, <r_ |




Chapter 7 Land Use Small Area Plan — Medline Activity Center

Sub-Area Development Guidelines

7. Area F - Larry Lane

A. Uses: This area shall retain the commercial
development on the northern side of Scott
Boulevard in a high intensity traffic corridor.
The frontage on Scott Boulevard is not
particularly deep and it adjoins a stable single
family neighborhood that shall remain intact.
Therefore developmentin the area shall be
concentrated along Scott Boulevard and
transition down in scale and intensity towards
the adjacent residential community.

B. Density: A maximum density of 24 dwelling units
per acre is preferred in the Larry Lane Area.

C. Building Height: A maximum of 2 stories is
allowed.

Service delivery and dumpsters shall be located
away from single-family homes. Buffers and
screening for the adjacent residential streets may be
required to improve transitions between intensities of
use. Regional cut-through traffic and service vehicles
shall not be routed into the neighborhood.

9-Year Update «

2021 Comprehensive Plan
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Chapter 7 Land Use Small Area Plans (SAP)
Wesley Chapel LCI

Land Use Development Guidelines

Town Center Activity Center

« Primary Uses — Mixed Use, Retail, Commercial, Civic, Education, Office,
Apartments

« Density — 60 dwelling units/acre

« Preferred Building Height — 6 Stories Maximum

Suburban (along Wesley Chapel)

« Primary Uses - Single Family Residential and Parks
« Density — 8 dwelling units/acre

« Preferred Building Height — 3 Stories Maximum

Catalyst Site Node at [-285 & [-20

« Primary Uses — Mixed Use, Retail. Commercial, Entertainment, Office,
Civic, Aesthetics, Parks & Rec.

« Denisity — 60 dwelling units/acre

« Preferred Building Height — 8 Stories Maximum

Community Commercial Node (Neighborhood Center)
« Primary Uses — Retail, Commercial, Office, Apartments
« Preferred Density — 24 dwelling units/acre

« Preferred Building Height — 3 Stories Maximum




Chapter 7 Land Use Small Area Plans (SAP)

Wesley Chapel LCI
Character Area Policies

+ Fostering mixed use in activity
centers

+ Establishing a sense of place

* Human scaled urban design
and architecture that
facilitates activity, good
health and sociability.

* Incorporating pedestrians and
bikes intfo developments and
neighboring transportation
networks

+ Facilitating transit

+ Creating transit-oriented
development around existing
or planned transit facilities

« Street connectivity within new
developments and between
new developments and
existing neighborhoods.

+ Mitigating negative impacts
of new development on
existing neighborhoods using
traffic calming, narrower
streets, access management,
land use transitions and

buffering

Creating design guidelines
appropriate to respective
development types

Linking green and open
spaces into a larger,
connected networks
Preserving significant open
space

Minimizing development
impacts to the natural
environment and to existing
infrastructure

Encouraging land uses that
are accessible to and provide
services for the local
population

Reduced or less-obtrusive
parking areas

Significant buffering by use of
landscaping and other
buffering techniques
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Multimodal Transportation Investments - Provide
improvements for vehicle , pedestrian, and other
ways of getting around.

Green Communities Standards — reducing energy
consumption through more efficient building design
and land use choices, and pursuing new
opportunities for energy production. IV. Public Private
Partnerships — Encourage an air of collaboration
between public and private partnerships.




Chapter 7 Land Use
Small Area Plans (SAP)

Candler Road Flat Shoals LCI rem——

Eﬁfh I,_.
iﬁﬁt}

Il'_
The Candler Road Activity Center derives from the ) il
Candler/Flat Shoals Livable Centers Initiative (LCI) Plan. The / N EEION
core of the study is the South DeKalb Mall. Some of the goals of ’HE‘"* -3
the plan: [] Encourage diversity of mixed income i .
neighborhoods, employment, and recreational choices [ T T R el

Provide access to a wide range of travel modes, including
transit, walking and biking. [1 Develop an outreach process
that promotes involvement of all stakeholders. Land Use
recommendations from the study are being used as policy
guidelines in the comprehensive plan.
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Candler Road Flat Shoals Parkway LCI

Sub-Area Policy Guidelines

Town Center Core

Town Center Edge

Residential High
(Neighborhood
Center)

Residential Low
(Suburban)

Commercial Mixed

Office Mixed

Institutional

Parks/Recreational

Conservation/Open
Space

5-Year Update «

Use: Compact high density mixed use Density Max: 60
dwelling units/acre Building Heights: 4 -6 Stories 80%
Commercial/ Office; 20% Residential

Use: Compact high density mixed use Density Max: 45
dwelling units/acre Building Height: 3 -5 Stories 70%
Commercial/ Office; 30% Residential

Use: High density consistent w/ zoning Density Max: 24
dwelling units/acre Building Heights: 1 -3 Stories 80%
Residential / 20% Open Space

Use: Town -homes and Single Family Density Max: 12
dwelling units/acre Building Heights: 1 -2 Stories 20%
Commercial/ Office; 80% Residential

Use: Single Family Residential Density Max: 8 dwelling
units/acre Building Height: 1 -2 Stories 80% Commercial/
Office; 20% Residential

Use: Warehouses, Storage, Distribution Density - 60
dwelling units/acre Stories - 4 -6 80% Commercial/ Office;
20% Residential

Use: Compact high density mixed use Density - 60 dwelling
units/acre Stories - 4 -6 80% Commercial/ Office; 20%
Residential

Use: Office, medical Density Max - 30 dwelling units/acre
Building Height - 1 -2 Stories 70% Commercial/ Office; 30%
Residential

Use: Civic and educational, large -scale medical and
religious.

Use: Parks, athletic fields and recreation centers. No
residential or commercial.

This category identifies streams, buffers, flood plan & other
protected, natural features.
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Chapter 7 Land Use Small Area Plan (SAP) 5-Year Update <

North Druid Hills LCI Activity Cenfter SRR




Chapter 7 Land Use
Small Area Plan (SAP)

North Druid Hills
LCI Activity Center

Some of the goals of the plan:

» Encourage diversity of mixed
income neighborhoods,
employment, and
recreational choices
Provide access to a wide
range of fravel modes,
including transit, walking and
biking.

Develop an outreach
process that promotes
involvement of all
stakeholders.

Land Use recommendations

from the study are being used
as policy guidelines in the
comprehensive plan.
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Land Use Small Area Plan
North Druid Hills Activity Center

Interstate 85 Node

The following list of recommendations is an

overview for the Interstate 85 Node. Transitional ® BALIRE oy Fl'm--'"*ﬂ :
. L il tHuilclng Hewght
Height Planes and Interstate 85 Land Use Standards ' : e
for details: g
. . n e Signature Design -
Town Center Mixed-Use District Element Serving as
Community Gateway
o Iv\ox!mum building heigh’r: 8 Stories Siariatiind et
o Maximum density 60 units/acre Element Serving as |
o Other: Transitional height plane T e el
o Uses: b 3
O ReSIdenhC“ 3 . 5 . EE:::II_IJ:E;E;EE_:; Mixed Lise Buildings with
[] Offlce ;o - ¥ b ol . I'_'nrnmunil::f'l'jﬂ'irﬂ'.ty Retail at Street Lewe|
o , . PMlamimurm Huildeng Helghit
[ Commercial & 1 8 s
1 Institutional '
/i feflacts Masterplan
O CIVIC. The Park Druid Hills
[l LOdglng Improved Strest Metwark

Multi-Farmily Howsing
Maximurm Buildeng Height
B stories




Land Use Small Area Plan
North Druid Hills Activity Center

Briarcliff Node

The following list of recommendations is an
overview for the Briarcliff Node.

Briarcliff Node Transitional Height Planes and
Briarcliff Node Land Use Standards for details:

Neighborhood Center Mixed-Use District
o Maximum building height: 4 Stories

o0 Maximum density 24 units/acre Signature Design
o Other: Transitional height plane ENITIS.Sarving &4
. Community Gateway
o Uses:
1 Residential
1 Office

[ Commercial
[ Institutional
[ Civic

"1 Lodging

=]
3
&
&

Proposed
Kirtregdge Park
Expranisan

Existing ————
Kittredge Park

Tharess Parks
Conmector Bacycle
and Pedestrian Trail

Ty
N

Miwed Use Buildings with
Hetall at Streal Lawed
Maxirmum Building Heigiht:
4 stories

H i ¥

< |
’ '_--_.-.- L.A - -_4
Multi-Family Housing:
Maximum Building Height:
4 stories

e

Mixed Use Buildings with
Retail at Sareet Leve




Land Use Small Area Plan
North Druid Hills Activity
Center

Residential Corridor

The following list of recommendations is
an overview for the Residential Corridor.
Residential Corridor Transitional Height
Planes and Residential Corridor Land Use
Standards for details:

Suburban Corridor

o Maximum building height: 3
Stories
o0 Maximum density 8 units/acre
o Other: Transitional height plane
o Uses:

1 Single Family Residential

1 Townhomes

Fraposed 4' Bacycle - — —

Lanes and Paths -

Praporsed ¥ \
Saderaialks —

Proposed Pociort
Park

Lingle Family
Hrsileniial

Froposed 4" Bacycle
Lames and Paths




Land Use Small Area Plan
North Druid Hills Activity
Center

Toco Hill Node

The following list of recommendations is
an overview for the Toco Hill Node. Toco
Hill Node Transitional Height Planes and
Toco Hill Node Land Use Standards for
details:

Neighborhood Center Mixed-Use District

o Maximum building height: 4
Stories
0 Maximum density 24 units/acre
o Other: Transitional height plane
o Uses:

) Residential

1 Office

1 Commercial

0 Institutional

1 Civic

"1 Boutique Lodging

SagpratLine Desagn
Elermenit Serding as

Carnmunity Gateway

(B

. »

¥ Reflects Lifelong

: Communities

" Chametts

¥y
Theee Parks _—'-l-l-lllllllllll
Connector Bicycle Signature Design
and Pedestrian Trail Elernent Serving as ™
Caommunity Garewayy
Esisthng :
.0, Thompson Park ™
'Il. .

J
7

;

iJ

Maxirmusm Building Height
4 sEories

= il '_

P -

Mimed Lise Buildings with

Fetail at Straet Layal

e

Multi-Family Houwsing
i BLillcling -|-'-||:'||'|r__
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Land Use Small Area Plan S
North Druid Hills Activity
Center

Mason Mill Park i
Node 4

Signature Design ?
Element Serving as

COMMAITY Galewdy —) — - | ——3 M Duidd Hills Read

Senigr Canter

The following list of recommendations is
an overview for the Mason Mill Park
Node. Mason Mill Park Node Transitional
Height Planes and Mason Mill Park Node
Land Use Standards for details:

— Reflects Lilelorg
| — ] #  Communitie:
"am S e - 1 Charretre

Neighborhood Center Mixed-Use District

o Maximum building height: 4 ﬂi"'
Stories \
o Maximum density 24 units/acre
o Other: Transitional height plane
o Uses:

] Residential

1 Office

1 Commercial

[ Institutional _

11 Civic

1 Lodging

T
Praposed 4 Bicycle '(.f 'th-.-
Lanes and Paths ._'_“;;." ;

Mult-Family Mousing
iy Bislding Hesght




Chapter 7 Land Use Small Area Plans
Belvedere Activity

Center

The Belvedere Activity Center derives from the
Belvedere Master Active Living Plan (MALP). The
goal of the MALP process is to improve the
integration of physical activity into the daily
routines of DeKalb County residents.
Recommendations: This plan identifies 17 projects
that can help the community overcome physical
barriers and encourage active lifestyles. Three
maijor initiatives can guide the way: the creation
of a multi-use frail connecting the study area’s
parks, improvements to the walkability of
Columbia Drive, and the redevelopment of
Belvedere Plaza. By creating a more walkable,
pedestrian-oriented environment, DeKalb County
can position the Belvedere Study Area for
desirable future redevelopment. Land Use
recommendations from the study are being used
as policy guidelines in the comprehensive plan.
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Chapter 7 Small Area Plans
Belvedere Activity Center Policies

This activity center is based on the study
recommendations from the Master Active
Living Plan (MALP). The key focus is to align
zoning codes with the active living principles.
The following are guiding principles, and the
full details are found in the recommendations
of the Belvedere MALP Study.

1. Allowable Uses (that are NOT MR, HR,
& MU zoning):
a) Farming,
b) greenhouses,
C) nurseries,
d) roadside food stands,
e) multifamily uses with ground floor
commercial or retail uses,
f) minimum depth of 20 feet from any
building facade along public sidewalk,
and
g) Prohibit drive-thru service windows
and drive in facilities between a
building and street.
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Chapter 7 Land Use Small Area Plans — Belvedere Activity Center

Redevelopment Guidelines

In encouraging mixed-use, walkable redevelopment, a few design guidelines are helpful.

1. Lot Layout + Building Placement

a) Buildings shall be sited close to streets with active ground floor uses and pedestrian amenities that will help
stfrengthen pedestrian connections.

b) Primary driveway entrances or street connections shall have building frontage “built-to-street” with parking
located behind the building to create pedestrian-oriented streefts. : .

c) Outparcels shall be located to front along primary driveways at intersections with adjacent corridors. !

d) Buildings shall be oriented with windows and main entrances facing streets. Loading areas and other facilities
shall be screened from view of the main vehicular and pedestrian connections.

ey vl | e gyt
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2. Mixed Use Development

a) Zoning and land use regulations shall encourage mixed-use development by allowing residential uses within
commercially zoned parcels as part of a mixed-use development plan.

b) Residential uses shall not exceed 50% of development program.

c) Residential density to be determined as part of the development approval process and shall be no greater
than the maximum currently allowed by DeKalb County’s residential zoning classifications.

d) Commercial and residential uses shall be either vertically integrated within mixed-use buildings, and/or
horizontally through a finer street network.

e) Residential uses must be interconnected to adjacent uses through the required street network and pedestrian
connections.

Note: Refer to the Belvedere MALP for additional guidelines for Connectivity and Block Structure, and ' '“!
Block Structure and Adaptability '

e h D4 ey g———

Complete Streets - See the Belvedere MALP Study and the DeKalb County Transportation Plan.

Compatibility to MR, HR, & MU Zoning - Refer to the details in the Belvedere MALP Study.




Chapter 7 Land Use Small Area Plans — Belvedere Activity Center

5-Year Update «

Block Faces - limit to a maximum of 600 linear feet.

b) Bike Parking - Require off-street bicycle parking at a minimum of 1 bicycle parking space for every 10 vehicular
spaces provided.

c) Bike Parking Location - Bicycle parking is to be provided in a safe, accessible and convenient location in relation
to the pedestrian enfrances of the uses that the parking is provided for.

d) Curb Cuts - Prohibit from being located within 100 feet from any other curb cut.

e) Pedestrian Walkways - A minimum width of 5 feet connecting parking lots or parking decks to the adjacent
sidewalks, open spaces and building entrances is required.

f) Public Sidewalks and Landscaped Zones - Locations are required to be along both sides of all streets.

g) Utilities - All utilities are to be developed underground.

h) Pedestrian Access - Access to all sidewalk level uses and business establishments with public or private street
frontage are required to be directly accessible and visible from the sidewalk adjacent to such street and shalll
remain unlocked during business hour for non-residential uses.

i) Pedestrian Entrances - See Belvedere MALP for details.

j) Prohibit cul-de-sacs.

k) Gated Entry - Prohibit gates and security arms from crossing any public street or sidewalk.

l) Allowed Density Bonus - 1) providing new streets and new on-street parking; Il) developments with smaller block
sizes; lll) development with fransit or bus station areas.

m) Driveways - See Belvedere MALP for more details.

n) Curb Cuts - Require curb cuts and driveways intersecting with arterials and collectors to be designed as public
streets.

o) Sidewalk Paving - Paving - See MALP

p) Pedestrian Ways - Allow pedestrian ways to be used to satisfy block connectivity or block area regulations.

q) Pedestrian Bridges - Prohibit pedestrian bridges and tunnels when located above or below public streets.

r) Facade - Require all buildings to have their primary facade directly fronting and facing a public or private street.

s) Driveway Curb Cuts - Widths are required to be a maximum of 24 feet for -way entrances and 12 feet for 1-way
enfrances.

2021 Comprehensive Plan

Open Space

a) Allow bonus densities for providing
increased open space.

b) Require open space for all
developments.

c) Allow open space to be transferred to
offsite parcels.

d) Require open spaces to be fully
implemented prior to occupancy.

e) Require open space to be adequately
maintained.
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2021 Comprehensive Plan

Inclusionary Zoning

a) LEED - Analysis required for developments 50,000 square feet or larger. A

b) Showering Facilities - Office buildings containing over 50,000 square feet of gross office space is
required to provide showing facilities for tenants and employees.

c) Facades - Building facades greater than 100 continuous feet in horizontal length are required to
include a variety in facade treatment such as materials, textures, colors and/or window and
door patterns.

. Permit mixed income housing developments through a
voluntary, incentive-based density bonus throughout
various zoning districts in the county.

B. percentage of the dwelling units are targeted to
income levels at or below 80% of Area Median Income
(AMI) and developed according fo an approved

5. Parking - Refer to the Belvedere MALP. preliminary site plan.

C. Participation is voluntary and not required.
6. Urban Agriculture

D. Permit bonus densities for participation.
a) Definition - Permitted use that occupies less than 1 acre for the production of food or E. Set-aside of affordable units exceeding 25% of the total
horticultural crops to be harvested, sold, or donated. number of units in the development.
b) General Uses - Includes, but not limited to, home, kitchen, and roof gardens.
c) Farm Uses - Include and not limited to community gardens, community-supported agriculture,
market gardens, and private farms.
d) May be principal or accessory use.
e) Limited sales and donation of fresh food and/or horticultural products grown on site may occur
on site, whether vacant orimproved, but sales may not occur within a dwelling unit.
f) Sale of food and/or horticultural products from the use may occur between the hours of 6a.m.
and 8p.m.
g) Sales, pick-ups, and donations of fresh food and horticultural products grown on-site are
permitted.



Chapter 7 Land Use
Small Area Plans

Covington Highway
Activity Corridor

The Covington Highway Activity Center derives
from the Covington Highway Corridor Master
Active Living Plan (MALP). The goal of the MALP
process is to improve the integration of physical
activity into the daily routines of DeKalb County
residents. Recommendations: This master plan is .
intended to be a proactive, community-based !
vision and blueprint for the Covington study. area '-_.;.-
that will improve public health by achieving the

following goals: Bl Improving bike/pedestrian
connections B Encouraging mixed use
development These goals, along with'’community-
specific aspirations that emerged from the public
outreach process, havesbeen instrumentaliin
guiding the plan.forthe Covington study area.

Land Use recommendations from the study are iy ...h
being used as polic uid_elines-irf'flhe I, s
comprehensive p|an?-"-‘-'"—— — F— —
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2021 Comprehensive Plan
Land Use Recommendations

« Strive to achieve the land use vision shown in the Framework Plan

* Encourage rededevelopment of vacant and underutilized commercial properties
» Create public parks/open spaces with active usesin new development and
potential public improvement projects

* Provide appropriate transitions between higher-denity development and existing
single-family neighborhood

* Comprehensive Plan updates (O-1)

e Zoning code amendments (O-2)

* Amend subdivision regulations to require inter-parcel connectivity (O-3)

* Redevelop the Redan Road/Redwing Circle Area (O-4)

* Redevelop the Covington Drive/Midway Road Area (O-5) Urban Design
Recommendations

* Require good urban design standards that promote health

» Support architectural standards that allow a variety of styles, but require good
design

* Incorporate Crime Prevention through Environmental Design (CPTED) Principles

* Incorporate parks and open spaces into existing areas and new development.

* Encourage an appropriate relationship between parks and adjacent
development

* In the design of parks and open spaces provide facilities like paths, running tracks,
playgrounds, exercise equipment, sports courts, and drinking fountains

* Provide a location for “Saturday morning” farmer’s market.

* Encourage the creation of shared stormwater facilities and those integrated into
parks

* Encourage child care centers, adult day care centers and in-home nursing care
providers

* Promote the creation of community facilities, including health services, that are
pedestrian accessible

* Plant shade frees along sidewalks and pedestrian walkways

* Encourage the relocation of overhead utilities to underground wherever feasible

Study Area Concept Plan
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Redan Road/Redwing Circle Area Concept Plan

The concept plan covers the area from Redan Road south to W. Austin Road near
[-285. It includes the existing multi-family parcels south of Covington Hwy and the
outdated commercial areas on the north. The plan shows a mixed-use activity
center anchoring the area close to 1-285. Area A between Redan Road and Paul
Edwin Drive is a commercial block with buildings along the streets and parking in
behind creating a walkable environment. It can be home to retail, professional
offices, restaurant, and services. Area B east of Paul Edwin Drive shows a mixed-use
vilage with commercial along Covington Hwy which includes a grocery store. It
then transitions to fownhouses and single family lots in the back. Two parks
anchoring the village and adjacent commercial block provides outdoor amenities
to the community. The commercial shopping area between this area and [-285is
proposed to become a transit station according to the 1-20 East corridor study.
Area C transforms the existing apartments info an mixed-income housing complex
with a major park which includes a community garden, sports courts, pool and
clubhouse. Area D turns a suburban auto-oriented block into a pedestrian friendly
commercial area with offices, services, a hotel, and a triangle pocket park. The
park could be a location for a farmer’'s market and other community events It is
recommended that commercial and mixed use buildings throughout this area are
three to four stories in height. Multi-family buildings are three to four stories.
Maximum height for single family and townhouses is 35 feet. Sidewalks are
proposed for all new streets to encourage walking. As shown in the concept plan,
multi-use trails are recommended for Covington Hwy, Redwing Circle, Redan Road
and Paul Edwin Drive to connect all redevelopment areas . In total, this concept
plan includes 100,000 to 160,000 square feet of commercial space (including retail,
offices, services, and restaurants), 300 to 400 multi-family units (which could be
condominiums, rental units, townhomes, or elderly housing), and 30 to 50 single
family houses.

2021 Comprehensive Plan
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2021 Comprehensive Plan
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Covington Drive/Midway Road Area Concept Plan

The concept plan covers the area north of Covington Drive between Memorial
Drive and Covington Hwy. It includes the triangle block east of Midway Road
which has underutilized commercial properties and an unfinished
development, and the area west of Midway Road is primarily occupied by an
old apartment complex. The plan shows a mixed-use neighborhood center at
the eastern block. Mixed commercial and residential buildings are located
along the edge of the block with parking arranged internally. A medical office
is recommended due to the lack of existing facilities in the area. A pocket park
is shown at the eastern corner. The existing church at the northern corneris
preserved. The western block shows primarily small [ot single family homes and
townhomes, with a community building at the corner of Covington Drive and
Midway Road. Pocket parks are incorporated in the several locations to
encourage outdoor activities. Buildings in this area are set to be no more than
3 stories tall. Multi-use trails along Covington Hwy and Covington Drive
connect this area with the rest of the corridor area. In total, this concept plan
includes 30,000 to 60,000 square feet of commercial space, 150 to 200 multi-
family units, and 80 to 100 single family houses.
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a) areas served by transit and quality
pedestrian access will maximizé 'their
use.

b) Plant shade trees along S|dewalks and
pedestrian walkways

11. Utilities - Encourage the relocation o?overhead E
utilities to-underground wherever feasible ’

This mmpimuﬂ:rmmmmm
only and shows one of many possible
options for development around the
Indian Creek Station.
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2035 Comprehensive Plan

Chapter 7

Land Use
Small Area Plan

Covington

AcCTivity
Corridor

Land Use Node &
character

Land Use Development Guidelines

Primary Uses
[abbreviated)

Density

Preferred Building
Height (maximum)

Preferred
Lot Coverage

Town Center

Ilixed Use, Retail, Restau-
rants, Office, Civic Ares,
Trails, Amphithe atre, Hotels

Core 60 du,fac
Outer 24 duyfac

Core: 3 & Stories
Outer: 1-2 Stories

7P CommerdalfOffice
2P Residential
16 Greenspace

Highwiay Comidor

Core - 12 dufac
Outer- & duyfac

Core: 23 stories
Outer: 1story

1% CommerdalfOffice
FEa Residential
1P8 Greenspaoce

Commerdal Redewslop-
ment Corridor

Commerdal & Retal, Offic-
a5, Condominiums, Town-
homes, MWixed Use.

Core - 1% dujfac
Outer [RRFCOS)- 2 dufac

Core: 1-2 stories
Outer: 1 5tory

E% Commercid/Office
1P Residential
8 Greenspace

Townhomes, 5enior Fadli-
ties, Institutional Uses.

Townhomes: 2-3 stories
Senior Fadlities: 3 stories

Conservation f Greenspace | Pocket Parks, Nature Trals, | NSA 1storgforpark and recrea | 100% Greenspace
Golf Courses, Flayemund, tional fadlities
Eike £ Ped Paths, Golf

Suburban Zingle Family detached, 2 dufac Zingle Family: 1-2 stories 100% Residential

- -
i
[N e
T ™
e
=l Wi v
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Chapter 7 Land Use
Small Area Plans

Flat Shoals Acftivity
Center

The Plan: The Belvedere Activity Center
derives from the Belvedere Master Active
Living Plan (MALP). The goal of the MALP
process is to improve the integration of
physical activity into the daily routines of
DeKalb County residents.

Transportation, Housing, and Economic
Development. Land Use recommendations
from the study are being used as policy
guidelines in the comprehensive plan.
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2021 Comprehensive Plan

Flat Shoals MALP
Recommendation

The recommendations
that follow have been
developedto realize a
vision that emerged
from an open and
inclusive planning
process. Throughout the
planning process, a
deliberate effort was
made to link the
community vision and
plan.
Recommendations are
centered around the
following goals:
Community Health,
Land Use, Urban Design,
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5-Year Update <K

2021 Comprehensive Plan

______landUse Urban Design

1. Strive to achieve the land use vision shown in the Framework
Plan

2. Provide appropriate transitions between new development
and existing neighborhoods

3. Increase housing options

4. Support the creation of a multi-purpose open Spaces

Housing and Economic Development

1. Encourage a mix of housing types and price points

2. Incorporate principles of Lifelong Communities in new
development

3. Encourage inclusive home design practices

4. Strive to atftract target businesses to the study area

5. Promote a variety of fresh food options in the study area

6. Encourage study area businesses to be partners in promoting
health initiatives

1. Require good urban design standards that promote health
2. Support architectural standards that allow a variety of styles, but require
good design
3. Incorporate Crime Prevention through Environmental Design (CPTED)
Principles
4. Incorporate parks and open spaces into existing areas and new
development.
5. Encourage an appropriate relationship between parks and adjacent
development
6. In the design of parks and open spaces provide facilities like paths,
running tracks, playgrounds, exercise equipment, sports courts, and
drinking fountains
. Provide a location for “Saturday morning” farmer’s market.
8. Encourage the creation of shared stormwater facilities and those
integrated info parks
. Encourage child care centers, adult day care centers and in-home
nursing care providers
10. Promote the creation of community facilities, including health services,
that are pedestrian accessible

N

O
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2021 Comprehensive Plan

Chapter 7 Land Use Small Area Plans — Flat Shoals Activity Corridor

Transportation

1. Ensure that the fransportation system is balanced
between vehicular and non-vehicular access and
circulation opportunities

2. For purposes of advancing healthy tfravel opportunities
for nearby residents and area visitors, focus
improvements that promote non-motorized access and
circulation

3. Incorporate complete streets principles that promote
improvements that provide more pedestrian and
bicycle friendly environments within the context of a
balanced transportation system.

4. Develop pedestrian-scale blocks in new development.

5. Incorporate access management

6. As the area grows, new interconnected streets must be
created to provide more routes for drivers, bicyclists,
and pedestrians

7. Minimize dead-end streets.

8. Provide pedestrian and bicycle connections between
cul-de-sacs and sidewalks or trails for more convenient
access to these amenities.

9. Require developments to install or upgrade adjacent
sidewalks.
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Land Use Development Guidelines

Land Use Hode &
Character

Primary Uses
[abbreviated)

Density

Building Height
(max)

Lot Coverage

Meishborhood Canter

Mlixed Use, Retail, Restau-
rants, Office, ChicAres,
Trails, Amphitheatre, Hotels

Core 24 dufac
Outer 12 dufac

Core: 2 & Stories
Outer: 1-2 Stories

74 Commerdal/Office
2P Residential
1P Greenspace

Institutiona

Core - 12 dujfac
Outer [RRJCOS)-2 dufac

Core: 1-2 stories
Outer: 1 3tory

Co Commercid,/ Office
14 Residential
S Gresnspace

Consersation / Greenspace

Pocket Parks, Nature Trals,
Golf Courses, Playemund,
Bike & Ped Faths, Golf

M

1 story for park and recres-
tional fadlities

Suburban

Single Family detachad,
Townhomes, Senior Fadli-
ties, Institutional Uses.

mErel eas o be redeveloped with Baey bualdegs o

pedasinan fnendly ateelscapes

Single Famiky: 1-2 stories
Townhomes: 23 stories
Senior Fadlities: 2-2 stories

L NE o ol =g p S S T R TN R B
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Chapter 7/ Land Use
Small Area Plans

Gresham Activity
Center




Gresham Activity Center Policies

2021 Comprehensive Plan

Chapter 7 Land Use Small Area Plans 5-Year Update <<C

I. Gresham Development Concept: North

A. Wal-Mart Outparcels

1. Buildings shall be located up to the street with entrances oriented to
the street.

2. Locating active uses along the street will encourage pedestrian
activity and shape a more walkable street environment.

3. As single-story commercial uses, these sites can develop over time

on underutilized parking areas.
B. Potential BRT Station

1. The potential site for the BRT park-and-ride lot and station
encompasses a significant undeveloped site that can shape
surrounding development.

2. The development of the parking site shall include establishing key
street connections north from the new BRT intferchange and east-
west between Gresham Road and Flat Shoals Road to create a
new block pattern.

3. Parking areas shall be located within the block with joint
development opportunities lining the adjacent street edges.

C. Flat Shoals and I-20
1. Extend new east-west street from Flat Shoals Road to Tilson Road,

creating multi-modal connectivity between McNair Middle
School/Mark Trail Park and the Gresham Road area.
2. Potential new greenway and open space along existing creek to
provide a place for multi-use trail and public recreational areas.
3. Development to include a mix of housing transitioning from
multifamily near Flat Shoals Road and the future BRT Station, to
single-family to the east.
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2021 Comprehensive Plan

Gresham Development Concept: South
Gresham Redevelopment (West)

ey L r o
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A. Redevelopment Plan - Allow for future redevelopment of aging
and obsolete commercial sites as new multifamily development
with supporting commercial services located at street level.

1. Oriented development to the street to shape and activate the
street environment.

2. Provide for small open spaces and trail connectivity integrated into
the development.

3. Establish a pattern of streets and blocks to frame development and
create a walkable mixed-use center.

4. Extend new street connections to Gresham Park Elementary School
to increase access and connectivity.

5. Connect multi-use trail from redevelopment area north to adjacent
residential neighborhoods to encourage walking and access to
elementary school and future mixed-use commercial areas.

lll. Gresham Redevelopment (East)

A. Connectivity - Extend new east-west streets between
Gresham Road and Flat Shoals Road to increase overall
connectivity.

B. New Streets - Encourage the extension of new street south
from BRT inferchange to maximize north-south access across
1-20.