
                  

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

 

SUBJECT: 
..Title  
COMMISSION DISTRICT(S): 4 & 6 

Application of Kyle Williams & Williams Teusink, LLC to amend the Land Use Plan from Suburban (SUB) 

to Neighborhood Center (NC) to allow the construction of single-family attached townhomes, at 3581 

Rockbridge Road. 
..Body 
PETITION NO: N2. LP-21-1243933  2021-2109 

PROPOSED USE: Single-family attached townhomes. 

LOCATION: 3581 Rockbridge Road, Stone Mountain, Ga. 

PARCEL NO. : 18-011-06-001, 18-011-06-004, 18-011-06-005, 18-011-06-006, 18-011-06-007 
 

INFO.  CONTACT: Brian Brewer, Sr. Planner 

PHONE NUMBER: 404-371-2155 

 

PURPOSE: 

Application of Kyle Williams & Williams Teusink, LLC to amend the Land Use Plan from Suburban (SUB) to 

Neighborhood Center (NC) to allow the construction of single-family attached townhomes. The property is 

located on the south side of Rockbridge Road and the east side of Interstate 285, at 3605, 3611, 3599, 3593, & 

3581 Rockbridge Road, Stone Mountain. The property has approximately 623 feet of frontage on Rockbridge 

Road and contains 4.8 acres. 

 

RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL: Full Cycle Deferral. 

 

PLANNING COMMISSION: Denial. 

 

PLANNING STAFF: Denial. 

 

STAFF ANALYSIS: The Memorial Drive Corridor Study was adopted in September 2020.  The subject parcels 

are within the boundary of the Gateway West Focus Area identified in the report.  The Action Plan section of the 

report includes recommendations intended to realize the vision of the study exercise. One primary 

recommendation was to amend the Character Area of each focus area to better accommodate the types of uses 

demanded from residents and stakeholders. These parcels fall within the boundary of an area recommended be 

changed to the Regional Center Character Area.  According to the report, Gateway West is viewed as having, the 

broadest potential to become an area attracting regional interest. Therefore, the vision for this part of the corridor 

is an urban center to include a mix of land uses. Ideas discussed at the Design Workshops included: (1) Retail (2) 

Restaurants (3) Greenspaces (4) Public Squares (5) Office Space (6) Apartments (7) Cultural and/or Theatre   A 

recent conversation in DeKalb County is the potential need for a civic or convention center that could host 

everything from High School graduations to professional conferences and festivals. As a relatively central 

location within DeKalb County (just east of the Kensington area, where the attraction of a centralized location 

has led to discussions about consolidation of County offices and services) with strong transportation access via I-

285 and nearby MARTA heavy rail stations at Kensington and Indian Creek, this site is a strong candidate for 

such a consideration. Such an investment would be generally consistent with the idea of having a cultural and/or 

theatre component of any redevelopment here and would likewise be a particularly strong anchor for the mix of 

uses envisioned.  The proposal for Townhomes doesn’t align with the vision.  And the requested amendment for 

Neighborhood Center to accommodate the proposed project is inconsistent with the Memorial Drive Corridor 



Study report recommendation that the Character Area be amended to Regional Center.  For these reasons, Staff’s 

recommendation for this Future Land Plan Map Amendment application is “Denial” 

 

PLANNING COMMISSION VOTE: Denial 7-2-0.  L. Osler moved, J. Johnson seconded for denial, per Staff 

recommendation. J. West and P. Womack, Jr. opposed. 

 

COMMUNITY COUNCIL VOTE/RECOMMENDATION:  Full-cycle Deferral 12-0-0.  There was concern 

and discussion about traffic impacts on Rockbridge Road; and the Council wanted to see the results and 

recommendations of a Traffic Impact Study. Additionally, the Council was concerned about how the 

comprehensive plan update would impact the future land use character area of these properties. 
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330 Ponce De Leon Avenue, Suite 300 
Decatur, GA  30030 

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

  
Case No.:    LP-21-1243933 Agenda #:  N.2   
Location/Address: 3581 Rockbridge Rd, Stone Mountain, GA 30083 Commission District:4 Super District:6   
Parcel IDs: 18 011 06 001, 18 011 06 004, 18 011 06 005,  

18 011 06 006, 18 011 06 007 
 

Request: Future Land Use Plan Map Amendment 
Property Owner(s): Kyle Williams & Williams Teusink, LLC 
Applicant/Agent:  
Acreage: 4.8 Acres 
Existing Land Use: Suburban (SUB) 
Proposed Land Use: Neighborhood Center (NC) 
Surrounding Properties: Suburban (SUB) 
Adjacent Zoning: 
(Adjacent Land Use): 
Comprehensive Plan: 

North: MZ (SUB) South: R-85 (SUB) East: RNC (SUB) West: RNC (SUB) Northeast: MZ 
(SUB) Northwest: MZ (SUB) Southeast: R-85 (SUB) Southwest: R-85 (SUB) 
   
 Consistent        Inconsistent 

  
 

      Proposed Density: 10.7 units/acre 
 
Existing Density:  N/A 

 
      Proposed Units/Square Ft.: 52 units 
 

 
Existing Units/Square Feet:  N/A 

 
      Proposed Lot Coverage: N/A 

 
Existing Lot Coverage:  N/A 
 

 
 
Companion Application: 

The applicant has filed a companion application (Z-21-1243934) to amend the zoning of the parcel from R-75 
(Residential-Medium Lot-75) to MR-2 (Medium Density Residential-2). 

 

STAFF RECOMMENDATION: DENIAL 

The Memorial Drive Corridor Study was adopted in September 2020.  The subject parcels are within the boundary of 
the Gateway West Focus Area identified in the report.  The Action Plan section of the report includes recommendations 
intended to realize the vision of the study exercise. 

One primary recommendation was to amend the character area of each focus area to better accommodate the types of 
uses demanded from residents and stakeholders.  These parcels fall within the boundary of an area recommended be 
changed to the Regional Center Character Area. 

 X 
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According to the report, Gateway West is viewed as having, the broadest potential to become an area attracting 
regional interest. Therefore, the vision for this part of the corridor is an urban center to include a mix of land uses. 
Ideas discussed at the design workshops included:  
 

• Retail 
• Restaurants 
• Greenspaces 
• Public Squares 
• Office Space 
• Apartments 
• Cultural and/or Theatre  

 
A recent conversation in DeKalb County is the potential need for a civic or convention center that could host everything 
from high school graduations to professional conferences and festivals. As a relatively central location within DeKalb 
County (just east of the Kensington area, where the attraction of a centralized location has led to discussions about 
consolidation of County offices and services) with strong transportation access via I-285 and nearby MARTA heavy rail 
stations at Kensington and Indian Creek, this site is a strong candidate for such a consideration. Such an investment 
would be generally consistent with the idea of having a cultural and/or theatre component of any redevelopment here 
and would likewise be a particularly strong anchor for the mix of uses envisioned. 
 
The proposal for townhomes doesn’t align with the vision.  And the requested amendment for Neighborhood Center to 
accommodate the proposed project is inconsistent with the Memorial Drive Revitalization Corridor Study 
recommendation that the character area be amended to Regional Center. 
 
For these reasons, staff recommendation for this future land plan map amendment application is denial. 
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Attachments: 
1. Department and Division Comments 
2. Application 
3. Site Plan 
4. Zoning Map 
5. Land Use Plan Map 
6. Aerial Photograph 
7. Sections of the Memorial Drive Corridor Study Report 
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MEMORIAL DRIVE
REVITALIZATION CORRIDOR PLAN

GATEWAY WEST

At the western end of the corridor, Gateway West has the broadest potential to become an area attracting 
regional interest.   Therefore, the vision for this part of the corridor is an urban center to include a mix of 
land uses.   Ideas discussed at the Design Workshops included:

• Retail
• Restaurants

• Greenspaces
• Public Squares

• Office Space
• Apartments

• Cultural and/or 
Theatre 

A recent conversation in DeKalb County is the potential need for a civic or convention center that could 
host everything from High School graduations to professional conferences and festivals.   As a relatively 
central location within DeKalb County (just east of the Kensington area, where the attraction of a centralized 
location has led to discussions about consolidation of County offices and services) with strong 
transportation access via I-285 and nearby MARTA heavy rail stations at Kensington and Indian Creek, this 
site is a strong candidate for such a consideration.   Such an investment would be generally consistent with 
the idea of having a cultural and/or theatre component of any redevelopment here and would likewise be a 
particularly strong anchor for the mix of uses envisioned.

The area today is dominated by 
low density strip shopping 
centers with a tremendous 
amount of unused impervious 
surface.

Through a façade improvement program that could be 
implemented corridor wide, an incremental step toward 
redevelopment could include aesthetic enhancements

The long-term vision 
for Gateway West is to 
develop an urban 
center of regional 
attraction and 
importance.  This 
image illustratively 
shows many of the 
features of such a 
development including 
public and green 
spaces and buildings of 
varying height that can 
support a mix of uses 
within them including 
retail on the first floor 
with office and/or 
residential on floors 
above.   In this 
particular image, the 
concept of a facility that 
could host conventions 
and other events is 
incorporated along 
with a building that 
could easily serve as a 
hotel.

The illustrative 
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,. 

x xi
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MEMORIAL DRIVE
REVITALIZATION CORRIDOR PLAN

STRATEGY

3
ENCOURAGE HEALTHY
REDEVELOPMENT

Initiative
Potential 

Responsibilities
Likely Costs

Potential 

Funding 

Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

3.1
Address 

Changes in the 
Comprehensive 
Plan and Zoning

DeKalb County 
Department of 

Planning & 
Sustainability

Minimal Staff Time w w

3.2
Expedite 

Permitting & 
Approvals

DeKalb County 
Department of 

Planning & 
Sustainability

Varies, but 
generally minimal 
when coordinated 

with other 
initiatives

Staff Time, 
General 

Fund
w w w

3.3
Investigate 

Investor 
Programs

DeKalb County 
Department of 

Planning & 
Sustainability, Decide 

DeKalb

Initially $50,000-
$100.000

Staff Time, 
General 

Fund
w w w

3.4
Detailed Study & 

Marketing of 
Sites

DeKalb County 
Department of 

Planning & 
Sustainability

Varies, but 
generally 
expensive 

($500,000 but likely 
much more)

Staff Time, 
General 

Fund
w w w

3.5
Opportunity 

Zones

DeKalb County 
Department of 

Planning & 
Sustainability

Minimal
Staff Time, 

General 
Fund

w w w

3.6
Become an 

Active 
Development 

Partner

DeKalb County Board 
of Commissioners, 

DeKalb County 
Department of 

Planning & 
Sustainability, Decide 

DeKalb

Varies, but 
generally very 

expensive

Staff Time, 
General 
Funds, 
CDBG 
Grants

w w

A positive regulatory environment can make it easier for the private sector to 
invest in the corridor by offsetting the risk associated with redevelopment. 

Proposed Character Areas

Initiative 3.1 recommends specific changes to Character Areas in the Comprehensive Plan and zoning to align 
land use regulations with the vision developed for the Memorial Drive corridor.

82 83

Initiative
Potential 

Responsibilities

Likely 

Costs

Potential Funding 

Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

3.7
Create a Corridor 

Tax Allocation District

DeKalb County 
Board of 

Commissioners, 
DeKalb County 
Department of 

Planning & 
Sustainability, 

DeKalb County 
Public Schools 
Decide DeKalb

Self 
funding

Staff Time to Set Up, 
Self Funding w w w



MEMORIAL DRIVE
REVITALIZATION CORRIDOR PLAN

STRATEGY

3
ENCOURAGE HEALTHY
REDEVELOPMENT

Initiative
Potential 

Responsibilities
Likely Costs

Potential 

Funding 

Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

3.1
Address 

Changes in the 
Comprehensive 
Plan and Zoning

DeKalb County 
Department of 

Planning & 
Sustainability

Minimal Staff Time w w

3.2
Expedite 

Permitting & 
Approvals

DeKalb County 
Department of 

Planning & 
Sustainability

Varies, but 
generally minimal 
when coordinated 

with other 
initiatives

Staff Time, 
General 

Fund
w w w

3.3
Investigate 

Investor 
Programs

DeKalb County 
Department of 

Planning & 
Sustainability, Decide 

DeKalb

Initially $50,000-
$100.000

Staff Time, 
General 

Fund
w w w

3.4
Detailed Study & 

Marketing of 
Sites

DeKalb County 
Department of 

Planning & 
Sustainability

Varies, but 
generally 
expensive 

($500,000 but likely 
much more)

Staff Time, 
General 

Fund
w w w

3.5
Opportunity 

Zones

DeKalb County 
Department of 

Planning & 
Sustainability

Minimal
Staff Time, 

General 
Fund

w w w

3.6
Become an 

Active 
Development 

Partner

DeKalb County Board 
of Commissioners, 

DeKalb County 
Department of 

Planning & 
Sustainability, Decide 

DeKalb

Varies, but 
generally very 

expensive

Staff Time, 
General 
Funds, 
CDBG 
Grants

w w

A positive regulatory environment can make it easier for the private sector to 
invest in the corridor by offsetting the risk associated with redevelopment. 

Proposed Character Areas

Initiative 3.1 recommends specific changes to Character Areas in the Comprehensive Plan and zoning to align 
land use regulations with the vision developed for the Memorial Drive corridor.

82 83

Initiative
Potential 

Responsibilities

Likely 

Costs

Potential Funding 

Source

Potential 

TimeFrame

Im
m
e
d
ia
te

S
h
o
rt
-T
e
rm

M
id
-T
e
rm

L
o
n
g
-T
e
rm

3.7
Create a Corridor 

Tax Allocation District

DeKalb County 
Board of 

Commissioners, 
DeKalb County 
Department of 

Planning & 
Sustainability, 

DeKalb County 
Public Schools 
Decide DeKalb

Self 
funding

Staff Time to Set Up, 
Self Funding w w w



MEMORIAL DRIVE
REVITALIZATION CORRIDOR PLAN

STRATEGY

3
ENCOURAGE HEALTHY
REDEVELOPMENT

Initiative 3.1 – Address Changes in the Comprehensive Plan and 

Zoning

Potential Responsibilities DeKalb County Department of Planning & Sustainability

Likely Costs Minimal

Potential Funding Source Staff Time

Potential Timeframe Immediate to Short-Term

Encouraging healthy redevelopment is all about creating a positive regulatory 
environment that can make it easier for the private sector to invest in the corridor 
by offsetting the risk associated with redevelopment. 

In order to create a regulatory land use environment that will allow for the redevelopments envisioned at 
Gateway West, Global City, Hambrick Village, and Gateway East, it is appropriate to change the 
Comprehensive Plan designations for these parts of the corridor as well as the zoning for individual 
properties.   For instance, at Gateway West (where the most dramatic changes in character are 
suggested) the current Comprehensive Plan Character Area designation is for a “Commercial 
Redevelopment Corridor.”   This plan’s recommendations increase that Character Area to be a “Regional 
Center” in order to match the intensity of the Kensington area on the other side of I-285 and reflect the 
vision suggested through the community engagement component of the plan development.

Existing Character Areas Proposed Character Areas

Additionally, to create a zoning framework for the future desired redevelopment, it will be necessary to 
update zoning along the corridor.  Nearly all of the commercial properties on the corridor are currently 
zoned C-1 (Local Commercial) district which to be consistent would need to be refined as followed to be 
consistent with the proposed character area changes:
• Regional Center: Change to MU-4 (Mixed-Use High Density) and/or MU-5 (Mixed-Use Very High 

Density) District
• Town Center: Change to MU-3 (Mixed-Use Medium Density)

84 85
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