
                  

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

SUBJECT: 
..Title  
COMMISSION DISTRICT(S): Commission District 02 Super District 06 

Application of NDM EDENS LLC c/o Dennis J. Webb, Jr. to rezone property from C-1 (Local Commercial) 

to MU-4 (Mixed Use-4) to allow mixed retail, office, and residential development with a grocery store and 

movie theater, at 2050 Lawrenceville Highway. 
..Body 
PETITION NO: N8. Z-22-1245595 (2022-1476) 

PROPOSED USE: Mixed retail, office, and residential development. 

LOCATION: 2050 Lawrenceville Highway, Kiosk 1101, Decatur, Georgia 30033 

PARCEL NO. : 18-100-02-005, 18-100-02-040, 18-100-02-041, 18-100-02-049, 18-100-02-057,                   
18-100-04-014 
INFO.  CONTACT: Melora Furman, Sr. Planner 

PHONE NUMBER: 404-371-2155 

 
PURPOSE: 
Application of NDM EDENS LLC c/o Dennis J. Webb, Jr. to rezone property from C-1 (Local Commercial) to 
MU-4 (Mixed Use-4) to allow mixed retail, office, and residential development with a grocery store and movie 
theater.  The property is located on approximately 92 feet south of Lawrenceville Highway and North Druid Hills 
Road 2050, 2144, and 2038 Lawrenceville Highway, 1086 Birch Road, and 2692 Sweet Briar Road, Decatur. 
Georgia.  The property has approximately 145 feet of frontage on the west side of Lawrenceville Highway, 25 
feet of frontage on the terminus of Mistletoe Road, and 802 feet of frontage on the south side of Sweet Briar 
Road, and contains 78.09 acres. 
 
 
RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL: Deferral. 
 
PLANNING COMMISSION: Approval with Conditions. 
 
PLANNING STAFF: (5-26-22 BOC):  Deferral.  (5-5-22 PC):  Approval with Conditions.   
 
STAFF ANALYSIS:  For the Planning Commission public hearing of May 5, staff recommended “Approval 
with Conditions”.  Negotiations regarding the zoning conditions were ongoing, and there was an expectation that 
the conditions would be finalized by the time of the Planning Commission hearing.  However, negotiations 
regarding several key zoning conditions have continued, notably those regarding provision of workforce and/or 
low-income housing for employees of the non-residential components of the development, implementation of a 
plan for sustainable construction and management of the development, “unbundling” of parking spaces,  and the 
scale  relationship of the proposed seven-story multifamily building on the western side of the property to the 
maximum four-story townhomes.  Therefore, the Department of Planning and Sustainability recommends, 
“Deferral, although it is not the intent that this recommendation should lead to a full-cycle deferral”.  
 
PLANNING COMMISSION VOTE: Approval with Conditions 6-0-0.  Jana Johnson moved, Lauren Blaszyk 
seconded for Approval with Conditions, as per the Staff recommendation. 
 



COMMUNITY COUNCIL VOTE/RECOMMENDATION:  Deferral 8-2-0.  The community wants to wait 
for the final ARC decision resulting from the DRI review, and there are outstanding questions related to issues 
such as height and available workforce housing. 
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CONDITIONS 

Z-22-1245595 

C-1 (Local Commercial) to MU-4 (Mixed Use-4) 

 
 

I. Zoning District, Master Development Plan and Exhibits: 

 

The property consists of +/- 73.11 acres and has been proposed for a mixed-use development (the 
“Subject Property”).  The Subject Property shall be rezoned to the MU-4 (Mixed-Use High Density) 
district. A Master Development Plan, prepared by Kimley-Horn and dated 04/25/2022, is attached 
hereto as Exhibit “A” (the “Master Plan”). The Master Plan is hereby approved as the long-term 
planning document that will provide a guide for future growth and development. It is expressly 
recognized that the Master Plan is intended to be dynamic and to allow for future flexibility in both 
the design of the project and its development and reasonable modifications are both anticipated and 
authorized, as provided for in Article 27-7.3.10 of the Zoning Ordinance. However, the street layout 
and percentage mix of land uses, maximum square footages of land use types, and minimum square 
footage of open space in the development shall be substantially the same as those shown on the 
Master Plan. Similarly, the cross-hatched areas on the Master Plan are intended as flexible areas 
limited to the following uses: commercial, commercial and townhomes or townhomes only in Block 
C and commercial, townhouses, or multi-family residential in Block F. A DeKalb Master Sign 
Program, prepared pursuant to Section 2.19.4.B.4.b. and attached as Exhibit “B” (the “Sign 
Package”), is incorporated herein as a condition of this rezoning. The architecture standards for 
shopfront commercial buildings, prepared pursuant to Section 2.19.4.B.4.a., are attached as Exhibit 
“C” and incorporated herein as a condition of this rezoning.  In addition, the Subject Property will 
be subdivided in the future and a subdivision map is attached hereto as Exhibit “D” (the 
“Subdivision Plan”) and incorporated herein as a condition of this rezoning. 
 

II.  Phasing: 
 

a. Developer shall build no more than 750 multi-family units until 140,000 square feet of non-
office commercial space (to include existing non-office commercial space proposed for 
renovation) has been constructed or renovated. 
 

III.   Uses and Building Heights: 
 

a. Non-Office Commercial: 
 

1. Non-Office Commercial uses, to include Retail, Restaurant, and/or Entertainment uses, 
shall be developed for up to 320,000 square feet of combined space and any square 
footage not used under this commercial threshold may be transferred to other uses, 
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subject to these conditions, provided that non-commercial uses together with the office 
and hotel uses shall comprise a minimum of 20% of total building square footage.  

2. Non-Office Commercial building heights shall be limited to a maximum of two stories 
or 50 feet, whichever is less, unless incorporated into a mixed-use building. 
 

b. Office and Hotel: 
 

1. Office uses shall be developed for up to 180,000 square feet, except that unused 
commercial square footage may be transferred to office uses, which shall increase this 
threshold proportionately (but not the DRI threshold for office uses) 

2. Up to 150 hotel rooms are allowed. Additional hotel rooms may be added, but only if 
the amount of allowable commercial space is reduced by 500 square feet for each 
additional room (but not the DRI threshold for hotel rooms). 

3. Office and hotel building heights shall be limited to a maximum of eight stories (100 
feet). 

4. Owner shall be allowed to locate office and/or hotel uses on the areas shown on the Site 
Plan interchangeably. Further, Owner shall be allowed to locate office uses above any 
retail building, so long as the square footage thresholds and maximum building heights 
herein are not exceeded. 

 
c. Residential: 

 
1. Residential uses shall consist of a combination of multi-family units and townhome units 

(for-sale and/or for-rent) and shall not exceed 1,800 total units. Further, multi-family 
units shall not exceed 1,700 units. 

2. Multi-family building heights shall not exceed six-stories (75 feet) unless ground floor 
commercial is incorporated, in which case the maximum building height shall be seven-
stories (85 feet). The height of Residential Building D3 shall not exceed six-stories (75 
feet) within 100 feet of the townhouses located in Block E. 

3. Townhome building heights shall be a maximum of three stories (45 feet). Rooftop 
structures on townhomes that do not exceed 50% of the total area of the roof deck 
surface shall not be considered as a building story, but shall be subject to the 45-foot 
height limitations herein. 
 

d. Prohibited Uses: 
 

1. The following use shall be prohibited in all portions of the development: Any use related 
to adult entertainment or adult service facility; pawn shop, title loan, check cashing, 
convenience store, gas station, and funeral home/crematorium. 

 

IV.  Building Locations and Orientation: 

 
a. The final location, size, and use of buildings and parking shown on the plan may vary as 

provided for in Article 27-7.3.10 of the Zoning Ordinance, but the overall density cannot exceed 
the proposed development program summary, except as may be allowed by these conditions. 
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b. Block A shall have the following limitations:   
1. The primary entrance to tenants in Building A20 shall be on Road A and its facade shall 

have windows and/or doorways that occupy at least fifty (50) percent of the width of the 
first-floor street-level façade. 

2. The primary entrance to tenants in Buildings A50 and A60 shall be on Road A, Road E 
and/or Road C and these facades shall have windows and/or doorways that occupy at 
least twenty-five (25) percent of the width of the first-floor street-level façade. 

3. The primary entrance to tenants in Buildings A65, A70, and A80 shall be on Mistletoe 
Extension or Road E. The facades facing Mistletoe Extension and Road E shall have 
windows and/or doorways that occupy at least fifty (50) percent of the width of the first-
floor street-level façade. 

4. A minimum of one (1) fifteen (15) foot wide breezeway shall be provided from the lower 
level of the parking structure in Residential Building A1 to Road E. The breezeway shall 
be well-lit at all times, shall be surveilled with security monitors, and shall be open, 
accessible, and ungated at all times. 

5. The openings in Residential Building A1 for vehicular ingress and egress shall be high 
enough to accommodate sanitation and recycling vehicles.  

6. In the areas of Residential Building A1 which do not have ground floor retail, the ground 
floor residential units shall provide doorways to Road C. Such doorways can be 
secondary entrances but shall imitate front doors.  The doorways and windows of said 
ground floor residential units shall comprise at least 30% of the front facades of the 
ground floor residential units. 

7. The rear of Building A10 and the service areas for A10 and A20 shall be screened from 
Road A with a combination of decorative walls and/or landscaping, subject to approval 
by the Director of Planning and Sustainability or designee. 

c. Block B shall have the following limitations: 
1. The primary entrance to tenants in Building B30 shall be on Road A or the Mews and 

these facades shall have windows and/or doorways that occupy at least fifty (50) percent 
of the width of the first-floor street-level façade. 

2. The primary entrance to tenants in Buildings B70 and B80 shall be on Road A or Road 
C and these facades shall have windows and/or doorways that occupy at least twenty-
five (25) percent of the width of the first-floor street-level façade. 

3. The side of Building B70 that faces Road A shall either have windows that comprise at 
least 50% of the façade; be decorated with a mural or painting; be a green wall; or have 
a comparable design treatment, subject to approval by the Director of Planning and 
Sustainability or designee.  

4. The primary lobby to Building B10 shall be on Road A or the Office Plaza adjacent to 
Road A and these facades shall have windows and/or doorways that occupy at least fifty 
(50) percent of the façade. 

5. The primary lobby to Building B75 shall be on Road C or the Mews and the facades 
shall have windows and/or doorways that occupy at least fifty (50) percent of the width 
of the first-floor street-level façade. 

6. A minimum of one (1) fifteen (15) foot wide breezeway shall be provided from the lower 
level of the parking structure in Residential Building B1 to Road A.  “Breezways” shall 
be provided on each side of the vehicular entrance to the parking structure. The 
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breezeways shall be well-lit at all times, shall be surveilled with security monitors, and 
shall be open, accessible, and ungated at all times. 

7. The openings in the liner building around the structured parking in Block B for vehicular 
ingress and egress shall be high enough to accommodate sanitation and recycling 
vehicles.  

8. The primary entrance to tenants in Building B90 shall be on Road C. The façade facing 
Road C shall have windows and/or doorways that occupy at least fifty (50) percent of 
the façade. 

d. Block C shall have the following limitations: 
1. The primary entrance to tenants in Buildings C5, C10, C30, and C40 shall be on Road 

A, Road C or Lemon Park and these facades shall have windows and/or doorways that 
occupy at least fifty (50) percent of the width of the first-floor street-level façade. 

2. The primary entrance to Building C50 (Existing Marshall’s) shall remain in the existing 
store entrance location. 

3. The primary entrance to tenants in Buildings C90 and C110 shall be on Road A and 
Wild Honey Park, respectively, and these facades shall have windows and/or doorways 
that occupy at least fifty (50) percent of the width of the first-floor street-level façade. 

4. The primary entrance to tenants in Buildings C60 and C80 shall face Road C. The façade 
facing Road C shall have windows and/or doorways that occupy at least fifty (50) 
percent of the width of the first-floor street-level façade for building C80 and thirty-five 
(35) percent of the width of the first-floor street-level façade for building C60. 

5. The Flexible Area hatched location indicated on the Site Plan can be Commercial Uses 
only like shown on the Site Plan, Townhouses only with fronts facing on Wild Honey 
Park, or Townhouses facing on Wild Honey Park with a Commercial Building located 
to the south behind the townhouses. 

e. Block D shall have the following limitations: 
1. The primary entrance to tenants in Buildings D5 and D10 shall be on Road A or Road 

C and these facades shall have windows and/or doorways that occupy at least fifty (50) 
percent of the width of the first-floor street-level façade. 

2. In the areas of Residential Building D1 which do not have ground floor retail, the ground 
floor residential units shall provide doorways to the adjacent roads. Such doorways can 
be secondary entrances but shall imitate front doors.  The doorways and windows of 
said ground floor residential units shall comprise at least 30% of the front facades of the 
ground floor residential units. 

3. Ground floor retail can be constructed anywhere in Building D5 and in Residential 
Building D1 along Road A. 

4. Ground floor retail in Buildings D2 and D3 shall not be required. If ground floor retail 
is constructed in Buildings D2 and/or D3 it shall be limited to 5,000 SF in each location 
and shall be located along the parks adjacent to Road D.  The primary entrance to tenants 
in these retail spaces shall be on the adjacent roads or parks and these facades shall have 
windows and/or doorways that occupy at least fifty (50) percent of the width of the first-
floor street-level façade.  At least thirty (30) percent of the facades of stories above the 
ground floor, and of the ground floor if the ground floor is residential, shall be comprised 
of window and door openings.   

5. The openings in Residential Building D1 for vehicular ingress and egress shall be high 
enough to accommodate sanitation and recycling vehicles if sanitation/recycling is 
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located in the parking structure, otherwise sanitation and recycling areas shall be 
screened. 

6. Townhouses may be incorporated into Block D and the building locations may vary 
from those shown including the addition of internal streets as long the Shared-Use Path 
connecting Road B and Road C remains and a multi-use park and dog park at similar 
sizes to those shown on the Master Plan are constructed adjacent to the path. 

7. In the areas of Residential Building D2 and D3 which do not have ground floor retail, 
the ground floor residential units shall provide doorways to the adjacent streets. Such 
doorways can be secondary entrances but shall imitate front doors.  The doorways and 
windows of said ground floor residential units shall comprise at least 30% of the front 
facades of the ground floor residential units. in all locations where adjacent sidewalk 
grades allow.  

f. Block E shall have the following limitations: 
1. Only Residential Dwellings as allowed in Table 4.1 Use Table of the DeKalb County 

Zoning code shall be permitted in Block E. 
2. Where adjacent to single-family residential, building heights shall be limited by the 

transitional height plane as required by the DeKalb County code. 
3. Residential units adjacent to Road B and the shared-use path shall provide doorways to 

Road B or the shared-use path. Such doorways can be secondary entrances but shall 
imitate front doors.  The doorways and windows of said ground floor residential units 
shall comprise at least 30% of the front facades of the ground floor residential units. 

g. Block F shall have the following limitations: 
1. Uses shall consist of commercial buildings or residential buildings consisting either of 

townhouses or a multi-family building limited to 6 stories in height. 
2. Due to the elevation change across the site, street facing doorways may not be possible 

in all locations but a connection to the street from all entry doors shall be required.  
h. Block G – Open Space shall have the following limitations: 

1. The area shall be limited to open space to include paved or unpaved trails, community 
gardens, and an existing detention pond by Orion Drive. 

 
V.  Open Space:  

 

a. Developer agrees to (a) contribute $25,000 to DeKalb County (or other appropriate entity) 
towards improvements to the Community Garden, (b) construct a gravel driveway ramp to 
provide access to said Community Garden and (c) install piping between the existing storm 
drainage system and/or a detention pond to a 5,000-gallon cistern for use of the Community 
Garden.  Developer shall make the funds in (a) above available within thirty (30) days of 
demand but in no case prior to the issuance of the first Certificate of Occupancy and shall 
complete items (b) and (c) as part of the first Land Development Permit issued for the project 
subject to all other necessary governmental approvals. 

b. A 12’ wide Shared-Use Path and linear park shall be constructed between Wild Honey Park and 
Promenade Park in the general location shown on the Master Development Plan. An 8’ wide 
sidewalk and linear park shall be constructed north of Promenade Park, a portion of which is 
located in the already cleared portion of the 50’ transitional buffer, in the general location as 
shown on the Master Development Plan. These paths/sidewalks shall be located within a public 
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access easement and shall not be gated, although reasonable restrictions can be placed on the 
hours such paths are open to the general public. 

c. Lemon Park shall be built in the first phase of the project and shall consist of a combination of 
turf, grass, landscaping, hardscaping, seating and/or play areas. Outside dining and events shall 
be allowed if such dining and/or events remain inside the Park and do not obstruct pedestrian 
access to buildings via sidewalks and hardscaping around the buildings.  

d. A dog park and multi-use park shall be constructed in Block D adjacent to the Shared-Use Path. 
The multi-use park shall consist at a minimum of some turf or grass play areas as well as passive 
recreational areas.  A dog waste disposal station shall be provided in the dog park. 

e. Promenade Park shall consist of the Shared-Use Path and seating and landscape areas, creating 
an entry/transition from the future Block G PATH trail into the site. 

f. Wild Honey Park shall consist of a mixture of hard surfaces, landscaped areas, and casual 
seating that can be activated by a variety of events. 

g. The Entrance Plaza on Mistletoe Extension shall be a pedestrian orientated park integrated into 
the area between the shared-use path and the retail uses to create an inviting activated entrance 
from Mistletoe Road into the project site. Outside dining may be provided in portions of the 
entrance plaza as long as pedestrian access is maintained through the park area. An entrance 
sign may be added in compliance with the Master Sign Program. 

 
VI. PATH Trail Connection: 

 
a. The Developer(s) and/or Owners shall allow construction of a future PATH trail in Block G as 

shown on the Master Plan. 
 

VII. Infrastructure:  

  
a. Contingent upon  any necessary approvals, Developer agrees to contribute $750,000 to DeKalb 

County (or other appropriate entity) to be exclusively applied towards the following 
improvements, which are public improvements: (a) the improvements to the intersection of 
Birch Road and North Druid Hills Road and (b) the improvements to the intersection of Orion 
Drive and Lawrenceville Highway, all as outlined in the GRTA Notice of Decision dated April 
14, 2022, as well as (c) the construction of a Shared-Use Trail on Mistletoe Road extending 
from the project site to North Druid Hills Road (hereafter collectively the 
“Improvements”).  Developer shall have no obligation to provide funding for the Improvements 
except as specified in this condition.  Developer shall make said funds available within thirty 
(30) days of demand but in no case prior to the date Developer makes application for a Land 
Disturbance Permit.  Further, Dekalb County shall cause the improvements identified in (a) and 
(b) above to be completed within 24 months of approval of this rezoning.   In the event that a 
Tax Allocation District (TAD) capable of funding the above-referenced Improvements is 
created, Developer’s obligation to fund said improvements and this condition shall immediately 
and automatically become null and void and, to the extent that Developer has already provided 
some or all of the funding for the Improvements identified herein, Developer shall be entitled 
to seek reimbursement for same from the TAD proceeds. 

b. The Developer will work with MARTA to develop the best design for a bus/transit stop on 
Sweetbriar Road. 
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c. Unless noted otherwise, all “internal roads” shown on the plan are to be privately owned and 
maintained with a public access easement granted for vehicular and pedestrian traffic; internal 
roads will not be Private Streets as defined in the DeKalb County code. All lots will have 
frontage on internal roads or in the case of townhouses onto alleys which connect to internal 
roads. 

d. Road A, Road B, Road C, Road E, and Mistletoe Extension shall be built at locations that are 
substantially the same as the locations in the general location shown on the Master Plan and 
shall be built as part of the first phase of the Project. 

e. Road D may be built as part of a future phase and the exact location may vary as long as the 
shared-use path connection is maintained from the Future PATH trail to Road C. Additional 
“internal roads” may be constructed in Block D depending on the final building layout on this 
block. 

f. Streetscape dimensions for all internal road sections shall be as shown on Sheets C2-50 to C2-
52, prepared by Kimley Horn, dated 02/21/22. Further, block and lot requirements shall be as 
shown on the Master Plan and the Subdivision Plan. 

g. Designated areas of internal roads may be periodically closed to vehicles to provide for street 
fairs, farmers markets, events, etc. as long as vehicular and pedestrian traffic routes are 
maintained to provide access to all parts of the site. 

h. The shared-use path shown on the Master Plan as connecting the Future PATH trail with 
Mistletoe Road shall be built in the first phase of the project. A temporary paved path may be 
provided from Road B to Road C until the permanent path is built when Road D is constructed. 

i. Bike Nodes consisting of a combination of bike racks, information kiosks, and/or bike 
maintenance stands shall be constructed at key points along the shared-use path in the general 
location shown on the Site Plan. 

j. Parking structures in Blocks A and D shall be screened with the use of liner buildings or other 
buildings to not be visible from public or internal roads.  

 
VIII. Architecture: 

 
a. The architecture for the shopfront (stand-alone) commercial buildings such as Building A40, 

A30, A70, A80, C10, C5, etc. shall be substantially consistent with the architectural standards 
in Exhibit “B.” 

b. The front façade design of the ground floor of Buildings B50 and B60 shall be substantially 
consistent with that shown in the elevations titled, “Architectural Elevations (Sheet A-1.02), 
prepared by EDENS, and dated 1/18/22, except that the vehicular and pedestrian entrance to the 
parking garage shall be no wider than 48 feet, including two vehicular lanes of at least 12 feet 
each. 

c. West facades of Residential Buildings D1 and D3 shall be articulated with design features that 
shall echo or be compatible with the scale of the front facades of the townhomes on the opposite 
side of Road B. 

d. Ground floor retail uses, as well as stand-alone retail buildings, shall have functional door and 
window openings in the facades that face the sidewalks along the interior roads.  Doors in the 
sidewalk-facing facades shall be unlocked and usable by customers during business hours.  
Windows in the sidewalk-facing facades shall be transparent and shall allow views into the 
interiors of the retail spaces. 
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IX. Townhome Construction: 

 

a. Townhouses shall be designed such that purchasers shall have the option to purchase a solar 
energy system. 

b. Townhouses shall be designed such that purchasers shall have the option to purchase and build 
an accessory dwelling unit, to be located on the lowest level of the unit. 
 

X.  Signage: 

 
a. Signage for the development shall be consistent with the standards in Exhibit “C.” 
b. Flashing, animated, sound emitting, rotating and inflatable signs are prohibited. 
 

XI. Common Area Maintenance: 

 

a. The common areas within the Development shall be kept and maintained in first class order and 
repair as compared to any other first class mixed-use development similar to the caliber, type 
and character of the Development and located in the Atlanta, Georgia metropolitan area. 
 

XII. Subdivision: 

 
a. The Subject Property may be subdivided in general accordance with Exhibit D and parts of the 

Subject Property may be owned separately and/or conveyed as separate tracts and to separate 
owners with different ownership structures. 

b. Should there be separate ownership of parts of the Subject Property and/or a conveyance of part 
of the Subject Property to different owners, all conditions and variances, if any, shall remain 
applicable to any portion of the Subject Property, regardless of what person or entity owns the 
property.  A true copy of the approved conditions and zoning agreement shall be attached to 
any and all legal documents transferring ownership of any part of the development. 

c. Separate ownership of parts of the Subject Property and/or conveyance of part of the Subject 
Property to different owners shall not create non-conforming lots or uses and shall not require 
any changes to the Site Plan for the development nor any variances.  The newly created property 
lines which arise from these conveyances are not required to observe setback, buffer or other 
zoning requirements, except as may be reflected on the Site Plan. 
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XIII. Housing Affordability 

 

a. Developer agrees to provide 3 Affordable Housing Units (AHU) per multi-family building (15 
total), defined as housing that is affordable to households earning no more than 60 percent of 
Area Median Income (AMI). In addition, the Developer agrees to provide 21 Workforce 
Housing Units (WHU), as defined by the Urban Land Institute, per multi-family building (105 
total); for a total of 120 Affordable and Workforce Housing Units (7.1%). Subject to applicable 
laws, each multi-family building owner/operator shall establish a program to give a preference 
for rental of the AHU and WHU to individuals who work within the Project site. 

 

XIV. Miscellaneous: 

 
a. Food trucks, shipping container stores, and similar structures shall be allowed in all locations 

except Blocks E and G as long as adequate pedestrian access is maintained.  Food trucks and 
shipping container stores shall comply with all applicable State and County regulations. 

b. Outdoor dining associated with a restaurant or other commercial establishment shall be allowed 
throughout all Blocks except Blocks E and G. 

c. Temporary outdoor events may be held in all Blocks except Block E. The following temporary 
outdoor events are not subject to the Special Administrative Requirements of section 27-7.6 
and/or 27-4.1.3, Table 1: temporary outdoor events, festivals, concerts, farmers markets, 
produce stands, Christmas tree sales, pumpkin and Halloween sales, ping pong or similar 
tournaments, ice skating rink, art shows, magic shows, athletic events (e.g., 5K races), yoga, 
meditation, antique car shows, etc. This list is intended to be representative, not exclusive. 

d. Information and advertising kiosks shall be allowed throughout all Blocks except Blocks E and 
G. 

e. Walk-up ATMs shall be allowed either integrated into buildings or free-standing. A Drive-up 
ATM shall be allowed subject to a Special Land Use Permit. 

f. Murals shall be allowed except in Block E and G. 
g. A drive-through pharmacy shall be allowed as indicated at Building A10 subject to a Special 

Land Use Permit. 
h. On all buildings in the development, roof mounted mechanical equipment and appurtenances 

shall be located so that they are not visible from the ground immediately adjacent to the 
building.  Said equipment shall also be screened with screening materials that are compatible 
with the surrounding building materials and architectural design. 

i. The development shall provide a minimum of 1 bicycle/moped parking spaces per twenty (20) 
parking spaces in surface parking lots and parking structures (this provision shall not apply to 
townhouse garages) in accordance with Section 27-6.1.17. Parking structures shall provide 
covered bicycle park spaces at the above ratio. 

j. A minimum of 3 percent of all surface parking lots and non-residential portions of parking 
structures shall be striped and signed for alternative fuel vehicle parking. EV charging station 
parking spaces may be used toward this total. 

k. A minimum of two percent parking spaces in surface parking lots and parking structures shall 
have electric vehicle charging stations.  

l. All parking structures shall be designed to provide the infrastructure for future conversion to 
allow for electric vehicle charging stations for a minimum five (5) percent of the parking spaces. 
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m. The site shall be provided with underground utilities for electricity, phone, cable and internet 
services. 

n. Developer shall employ pest and rodent abatement measures during demolition. 
o. Developer shall employ dust abatement measures during demolition. 
p. Setbacks shall be measured by existing right-of-way, versus any future right-of-way that County 

may demand incidental to development. 
q. No cell towers/structures/monopoles shall be permitted anywhere on project property, but non-

tower-mounted flat antennas may be located on roof tops or parking structures. 
r. A Sustainability Program shall be developed and implemented for the overall development. 
s. Before County issuance of a land disturbance permit, the Developer shall submit a framework 

plan for refuse disposal.  The framework plan shall outline the method of recycling that will be 
used in the development. Recycling bins shall be provided in all multi-tenant buildings in 
locations convenient for use by residents. Storage areas for construction materials and/or 
equipment shall be screened from view from residential properties and structures with opaque 
construction fencing. 

t. An outdoor lighting plan shall be submitted in conjunction with the application for a land 
disturbance permit and shall meet the standards of Sec. 5.6.1 of the DeKalb County Zoning 
Code. 

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

 



 

DeKalb County Department of Planning & Sustainability 
   
       

 

 

Planning Commission Hearing Date:  May 5, 2022, 5:30 P.M. 
Board of Commissioners Hearing Date:  May 26, 2022, 5:30 P.M. 
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178 Sams Street, 3rd Floor 
Decatur, GA  30030 

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

  
 
 

Parcel ID(s): 18-100-02-005, -040, -041, -049 & -057 and 18-100-04-014 
 

Request: To rezone property from C-1 (Local Commercial) to MU-4 (Mixed-use-4) for 
redevelopment of the North DeKalb Mall into a mixed-use development with retail, 
multifamily residential, entertainment, and grocery land uses. The property is located on 
the west side of Lawrenceville Highway, approximately 92 feet south of the southwest 
corner of Lawrenceville Highway and North Druid Hills Road, at 2144, 2054, 2050, and 
2038 Lawrenceville Highway, 1086 Birch Road, and 2692 Sweet Briar Road, Decatur. 

 
Property Owner(s): NDM Edens, LLC 

 
Applicant/Agent: NDM Edens, LLC c/o Dennis J. Webb 

 
Acreage: 73.11 acres 

 
Existing Land Use: The North DeKalb Mall 

 

Surrounding Properties:  To the north, northeast, east, and southeast: commercial and office uses (zoned NS, 
and C-1); to the south and southwest: undeveloped floodplain (zoned R-75); to the 
west and northwest: single-family residential (zoned R-75 and RSM). 

 
Comprehensive Plan: TC (Town Center) and COS (Conservation Open Space)      X Consistent 
 

 

Proposed Density: maximum /acre Existing Density:  No residential 

Proposed Units/Square Ft.:  1,800 units maximum/ 
500,000 s.f. 

Existing Square Feet:  550,630 s.f. 

Proposed Lot Coverage: approx. 67% (no discernable 
increase over existing lot coverage) 

Existing Lot Coverage: (estimate) 67% 

 
Zoning History 

The property was zoned to C-1 (Local Commercial) in 1973 pursuant to CZ-73054. In 1985, a 25.176-acre parcel to 
the south of the proposed development was rezoned from R-75 (Single-Family Residential) to C-1 pursuant to CZ-
85160 to allow for renovations to the Mall.  In 2008, a parcel at the northwest corner of the Mall property was 
rezoned from NS (Neighborhood Shopping) to C-1 to allow for construction of a Costco gas station (which was not 
constructed).  In 2018, an application (Z-18-22310) was made to rezone the property from C-1 to MU-4 for a 
mixed-use development anchored by a Costco retail store; the application was withdrawn.  
 
SITE AND PROJECT ANALYSIS 
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The subject property is a 73.11-acre site that is developed with the North DeKalb Mall, a regional shopping center.  
The Mall was constructed 1965 with 54 stores including a Rich's department store and a Woolworth dime store.  
In 1986, North DeKalb Mall was expanded and renovated with two new anchor stores and renamed Market 
Square at North DeKalb.  A movie theater was added in the mid- 1990s.  In 2016, the anchor store Macy’s closed, 
and a number of smaller retailers have subsequently left the mall.  Two large retail stores (Marshall’s and the 
Burlington Coat Factory) have remained, along with an AMC Theater.  The mall has also been used, for the past 
few years, as a storage space for movie production equipment. 
 
The site of the mall is approximately 20 feet lower in grade than Lawrenceville Highway and is located behind the 
commercial uses that front on North Druid Hills Road, so that the buildings of the mall currently cannot be seen 
from either street.  The floodplain of the South Fork Peachtree Creek is located along the southwest and south 
borders of the property.    
 
The Mall is located at the southwestern corner of North Druid Hills Road, a four-lane major arterial, and 
Lawrenceville Highway, a five-lane major arterial and State highway (Route 29).  The site is approximately 1,000 
feet from the on- and off-ramps of Interstate 285.  Land uses at this intersection form an intensive commercial 
node.  Shamrock Plaza, a shopping center anchored by a Publix grocery store, is located approximately 200 feet 
west of the northwest corner of the intersection, and North DeKalb Square, anchored by Goodwill Industries Store 
and Career Center, is located approximately 400 feet north of the northeast corner.  The southeast corner of the 
intersection is occupied by an auto repair shop.  A Home Depot store is located approximately 1,000 feet to the 
north of the intersection.  Other nearby properties are developed with fast food restaurants, gas stations, and 
assorted commercial establishments.   
 
Project Description 
 
The spatial framework of the proposed development is established by an east-west street (Road A) and a north-
south street (Road C) that intersect at approximately the center of the development site and divide the site into 
four quadrants.  Road A extends from the existing main entrance of the mall property at Lawrenceville Highway, 
on the east border of the development site, to a north-south street (Road B) at the western edge of the 
development site.  Road C effectively extends Oak Tree Road, which currently dead ends at Sweet Briar Road, 
through the site to Orion Drive and the south border of the development site.  The site plan shows a potential 
PATH multi-purpose bike/walk trail through the floodplain with connections to the PATH trail along South Fork 
Peachtree Creek at the western edge of the site at Promenade Park, and a connection to Lawrenceville Highway at 
the south edge of the site via Orion Drive.  
 
The proposal to redevelop the Mall would involve the demolition of the existing buildings and construction of the 
following:  

• 320,000 square feet of retail, restaurant, and entertainment space, including a grocery store, the existing 
AMC movie theater, and ground floor retail/restaurants in the buildings located on the major streets 

• A maximum of 1,700 multifamily residential units 
• A maximum of 100 townhome units 
• 180,000 square feet of office space; and  
• A 150-room hotel 

 
Usable open space would be provided in three pocket parks and in open spaces around the multifamily residential  
buildings.  In addition, the floodplain that borders the southern edge of the development site would be improved 
with a PATH foundation multiuse trail, and the existing community garden located near Orion Drive at the south of 
the development site would continue.  The PATH trail would connect with a shared use bicycle/pedestrian path 
that would circulate through the northwestern quadrant of the site (Block D) and could be linked with the single-
family residential neighborhood to the north of North Druid Hills Road via Birch Road or Mistletoe Road, which 

https://en.wikipedia.org/wiki/Rich%27s_(department_store)
https://en.wikipedia.org/wiki/F._W._Woolworth_Company
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have signalized intersections at North Druid Hills Road.  A linear park with a multipurpose path is proposed to be 
located along the west side of the property. 
 
Required residential parking would be provided in parking decks for the multifamily units and in garages for the 
townhomes.  The residential component of the development will be constructed by a residential development 
partner who hasn’t been selected yet; thus, unit maximums are provided and the exact number of residential units 
are to be determined by the residential development partner.  Non-residential Parking would be provided in 
decks, in surface lots next to the proposed grocery store and the building in which the AMC theater is housed, and 
on the internal streets.  A shared parking calculation, as shown below, has reduced the total number of required 
parking spaces by 382 spaces at times of highest non-residential parking demand.  The applicant proposes to 
provide 1,532  non-residential parking spaces, which, the calculations show, should be more than sufficient to 
accommodate peak demand.   

 

 
 

                           
 

Compliance with District Standards: 
 

MU-4 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

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

 

Base:  24 d.u.s/acre;  
w/bonuses:  40 d.u.s/ac. 
 

 24.6 units/acre Yes, with bonus 
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MU-4 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

DENSITY BONUSES • Public improvements = 
add’l. 20% of base 

 
 
• Non-residential uses occupy 

more than 20% of total 
bldg. s.f. = add’l. 20% of 
base 

• Amenity is located w/in ¼ 
mile from site 

MARTA bus stop(s), structured 
parking, PATH trail 
 
 
Non-residential uses occupy 
24.95% of total building s.f. 
 
 
Grocery store is located on site 

Yes – used for 
additional  .6 
units/acre 
 
Not used 
 
 
 
Not used 

MIN. STREET FRONTAGE 50 feet 145 feet on Lawrenceville Hwy  Yes 

OVERALL SITE SETBACK Front, Side:  None; Rear (west 
side of property):  Min. 10 ft. 
 

Rear:  Superseded by 50-foot 
transitional buffer 

Yes 

MIN. OPEN SPACE 10% of total parcel acreage .26% (including floodplain) 
 

Yes 

MIN. TRANSITIONAL  BUFFER 50 feet next to R district 35-50 feet next to R-75 on west 
side 
 

A variance to 
reduce the buffer 
will be necessary. 

MIX OF USES (SQUARE 
FOOTAGE OF BUILDING(S)) 

Min. 20% non-residential  24% Yes 

MINIMUM UNIT SIZE 1 brm. – 500 s.f.; 2 brm. – 650 
s.f.; 3-brm. – 800 s.f. 

Minimums will be met. Yes 

MAX. BLDG. HEIGHT (w/out 
bonuses) 

8 stories or 100 ft., whichever 
is less   

2 – 8  stories  Yes 

TRANS’L  HEIGHT PLANE Required for townhomes on 
west side of site 

See Building Height Profiles 
Section, A – AA, attached 

Yes 

PARKING 

Retail – Min. 1/500 sf.; Max. 
1/200 s.f.  

Theater – Min. 1 space/4 
seats.; Max. 1 space/2 seats.  

Hotel – Min. 1/unit + 1/150 
s.f. banquet or assembly 
area; Max. 1.2/unit + 1/100 
s.f. banquet or assembly area  

Office – Min. 1/500 sf; Max 
1/200 s.f. = min. 360; max. 
720 

Multifamily residential – 
Min. 1.5/d.u.; Max. 3/d.u 

 
See shared parking calculation 
 
See shared parking calculations 
 
 
See shared parking calculations 
 
 
 
 
See shared parking calculations 
 
 
(assuming 1,700 units) Min. 
2,550 spaces; max. 5,100 
spaces 

 
See shared parking calculations 
 
See shared parking calculations 
 
 
See shared parking calculations 
 
 
 
 
See shared parking calculations 
 
 
To be determined, based on 
actual number of units 
constructed 

 
Yes 
 
Yes 
 
 
Yes 
 
 
 
 
Yes 
 
 
TBD 
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MU-4 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

PARKING (continued)   

Attached s-f townhomes– 
Min. 1.75/d.u.;Max. 3.25/d.u.  

Bicycle parking:  1 space/20 
non-residential vehicular 
parking spaces = 98 spaces 

 
(assuming 100 units) Min. 175 
spaces; max. 325 spaces 
 
76.6 bicycle spaces 

 
To be determined, based on 
actual number of units built 
 
Information not provided 
 

 
TBD 
 
 
Site must comply 
or variance will be 
necessary 

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

Redevelopment of the Mall to include a more diverse mix of uses is consistent with the intent of the TC (Town 
Center) character area, which is 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.” It is compatible with the Comprehensive Plan Update policy for Town Center character areas 
to: “Create compact mixed-use districts and reduce automobile dependency and travel to obtain basic 
services.”  The mixture of uses and density and intensity of development is consistent with the following 
policy: “Each Town Center shall include a very high-density mix of retail, office, services, and employment 
opportunities to serve several neighborhoods.”   The land uses within the mall are connected by a system of 
sidewalks and street crossings, and street trees will provide shade to encourage the use of the sidewalks.  
Thus, the development is consistent with the Town Center policy that states, “Design shall be pedestrian-
oriented with walkable connections between different uses.”   

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

adjacent and nearby properties: 
 
The ARC has commented, “The project density is appropriate to its location and provides substantial new 
households to support exiting and new businesses as well as retail and commercial destinations for 
surrounding neighborhoods.”  Adjacent and nearby commercial properties are expected to continue to 
support the mall as a regional shopping and entertainment destination and will, in turn, continue to be 
supported by the mall after redevelopment.  The site plan and the requested conditions incorporate 
protections for the single-family homes that adjoin the west side of the mall property:  relatively low buildings, 
in the form of townhomes, are located on the west edge of the development site.  Townhomes have a 
maximum height of 45 feet and cannot encroach into the required 50-foot transitional buffer.  In addition, the 
recommended conditions impose a transitional height plane on the townhomes, which would not be 
otherwise required by the development standards of the zoning ordinance. 
 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned: 
 
The property has reasonable economic use as currently zoned; however, the proposed zoning category of MU-
4 is much more desirable as it would allow the kind of mixture of non-residential and residential uses that has 
the potential to reduce automobile trips and create a community with a range of integrated land uses. 
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D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 

property: 
 
The mall will continue to be separated from single-family residential neighborhoods to the southwest and 
south by the floodplain of the South Fork Peachtree Creek.  A 50-foot buffer is proposed along the west 
property line to reduce impacts on the residential neighborhood to the west.   
 

E. Whether there are other existing or changing conditions affecting the use and development of the property, 
which give supporting grounds for either approval or disapproval of the zoning proposal: 
 
The DeKalb County Lawrenceville Highway Corridor study (November 2016) identified the commercial area 
around the North DeKalb Mall as “needing re-tenanting”.  It stated that, in other words, “ . . . the retailers 
present no longer fit the service area demographics adequately.”   It did not identify the mall itself as obsolete, 
although its vacancies indicate that obsolescent may be an issue.  It is possible that redevelopment of the mall 
would spur a revitalization of the area around the mall.  
 

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 
 
No historic buildings, sites, districts, or archaeological resources are located on the property or in the 
surrounding area. 
 

G. Whether the zoning proposal will result in a use which will or could cause an excessive or burdensome use 
of existing streets, transportation facilities, utilities, or schools: 

 
The Atlanta Regional Commission (ARC) estimates that the proposed development would generate 15,000 
new daily car trips. The ARC has commented, “While the project will generate a significant number of new 
vehicular trips, its mixed use and highly walkable design as well as immediate adjacency to several MARTA bus 
lines offer meaningful multi-modal alternatives to driving.”  The ARC has recommended a number of on- and 
off-site improvements.  The off-site improvements include streets and intersections at North Druid Hills Road, 
Lawrenceville Highway, Church Street, Frazier Street, and McClendon Avenue, and are assumed to be 
completed before the estimated five-year build-out period for the proposed project, in order to bring the 
surrounding road system to an acceptable level of service. 
 
None of the comments from the DeKalb County Transportation and Traffic Engineering Divisions, the School 
District, and the Board of Health indicate that the zoning proposal will overburden surrounding street, utilities, 
or schools.  It is assumed that the developer will install necessary on-site water and sewer infrastructure 
improvements.  The Board of Education notes that Druid Hills High School currently has capacity to 
accommodate the high school students who are expected to be generated by the proposed development, 
although the high school is nearing capacity. 

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

 
The existing mall is almost completely paved, so there is little natural area on the property.  Redevelopment of 
the site will increase the amount of landscaping in the parking lots and will add three pocket parks to a 
property that doesn’t currently have any parks or open green spaces.  The floodplain to the south of the 
developed area would be preserved in its natural state except for construction of a PATH Foundation 
multipurpose trail through the floodplain.  After completion, the development will exceed the required 
number of tree units, either through the planting of new trees, or the preservation of existing trees.  
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STAFF RECOMMENDATION:   APPROVAL WITH CONDITIONS. 
  
Redevelopment of the Mall to include a more diverse mix of uses is consistent with the intent of the TC (Town 
Center) character area, which is 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.” 
It is compatible with the Comprehensive Plan Update policy for Town Center character areas to:  “Create 
compact mixed use districts and reduce automobile dependency and travel to obtain basic services.”    The 
mixture of uses and density and intensity of development is consistent with the following policy:  “Each Town 
Center shall include a very high-density mix of retail, office, services, and employment opportunities to serve 
several neighborhoods.”   The land uses within the mall are connected by a system of sidewalks and street 
crossings, and street trees will provide shade to encourage the use of the sidewalks.  Thus, the development is 
consistent with the Town Center policy that states, “Design shall be pedestrian-oriented with walkable 
connections between different uses.”   
 
The ARC has commented, “The project density is appropriate to its location and provides substantial new 
households to support exiting and new businesses as well as retail and commercial destinations for surrounding 
neighborhoods.”  Adjacent and nearby commercial properties are expected to continue to support the mall as a 
regional shopping and entertainment destination and will, in turn, continue to be supported by the mall after 
redevelopment.  The site plan and the requested conditions incorporate protections for the single-family homes 
that adjoin the west side of the mall property by limiting the height and proximity of residential buildings at the 
western edge of the site 
 
As detailed in the recommended conditions, the developer has agreed to implement aspects of the development 
that were identified at the outset of the community engagement process as priorities by neighborhood 
representatives.  In addition, the developer has agreed to contribute towards public improvements identified by 
the ARC and conditions to their approval, including the construction of a Shared-Use Trail on Mistletoe Road 
extending from the project site to North Druid Hills Road.  The developer has also agreed to contribute funding to 
improvements for the Community Garden located in the floodplain in the south portion of the subject property. 
 

Therefore, the Department of Planning and Sustainability recommends “Approval” with the following conditions:   
 

 
I. Zoning District, Master Development Plan and Exhibits: 

 
The property consists of +/- 73.11 acres and has been proposed for a mixed-use development (the “Subject 
Property”).  The Subject Property shall be rezoned to the MU-4 (Mixed-Use High Density) district. A Master 
Development Plan, prepared by Kimley-Horn and dated 04/25/2022, is attached hereto as Exhibit “A” (the 
“Master Plan”). The Master Plan is hereby approved as the long-term planning document that will provide a 
guide for future growth and development. It is expressly recognized that the Master Plan is intended to be 
dynamic and to allow for future flexibility in both the design of the project and its development and 
reasonable modifications are both anticipated and authorized, as provided for in Article 27-7.3.10 of the 
Zoning Ordinance. However, the street layout and percentage mix of land uses, maximum square footages 
of land use types, and minimum square footage of open space in the development shall be substantially the 
same as those shown on the Master Plan. Similarly, the cross-hatched areas on the Master Plan are intended 
as flexible areas limited to the following uses: commercial, commercial and townhomes or townhomes only 
in Block C and commercial, townhouses, or multi-family residential in Block F. A DeKalb Master Sign 
Program, prepared pursuant to Section 2.19.4.B.4.b. and attached as Exhibit “B” (the “Sign Package”), is 
incorporated herein as a condition of this rezoning. The architecture standards for shopfront commercial 
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buildings, prepared pursuant to Section 2.19.4.B.4.a., are attached as Exhibit “C” and incorporated herein as 
a condition of this rezoning.  In addition, the Subject Property will be subdivided in the future and a 
subdivision map is attached hereto as Exhibit “D” (the “Subdivision Plan”) and incorporated herein as a 
condition of this rezoning. 
 

II.  Phasing: 
 

a. Developer shall build no more than 750 multi-family units until 140,000 square feet of non-office 
commercial space (to include existing non-office commercial space proposed for renovation) has been 
constructed or renovated. 
 

III.   Uses and Building Heights: 
 

a. Non-Office Commercial: 
 

1. Non-Office Commercial uses, to include Retail, Restaurant, and/or Entertainment uses, shall be 
developed for up to 320,000 square feet of combined space and any square footage not used 
under this commercial threshold may be transferred to other uses, subject to these conditions, 
provided that non-commercial uses together with the office and hotel uses shall comprise a 
minimum of 20% of total building square footage.  

2. Non-Office Commercial building heights shall be limited to a maximum of two stories or 50 feet, 
whichever is less, unless incorporated into a mixed-use building. 
 

b. Office and Hotel: 
 

1. Office uses shall be developed for up to 180,000 square feet, except that unused commercial 
square footage may be transferred to office uses, which shall increase this threshold 
proportionately (but not the DRI threshold for office uses) 

2. Up to 150 hotel rooms are allowed. Additional hotel rooms may be added, but only if the 
amount of allowable commercial space is reduced by 500 square feet for each additional room 
(but not the DRI threshold for hotel rooms). 

3. Office and hotel building heights shall be limited to a maximum of eight stories (100 feet). 
4. Owner shall be allowed to locate office and/or hotel uses on the areas shown on the Site Plan 

interchangeably. Further, Owner shall be allowed to locate office uses above any retail building, 
so long as the square footage thresholds and maximum building heights herein are not 
exceeded. 

 
c. Residential: 

 
1. Residential uses shall consist of a combination of multi-family units and townhome units (for-

sale and/or for-rent) and shall not exceed 1,800 total units. Further, multi-family units shall not 
exceed 1,700 units. 

2. Multi-family building heights shall not exceed six-stories (75 feet) unless ground floor 
commercial is incorporated, in which case the maximum building height shall be seven-stories 
(85 feet). The height of Residential Building D3 shall not exceed six-stories (75 feet) within 100 
feet of the townhouses located in Block E. 

3. Townhome building heights shall be a maximum of three stories (45 feet). Rooftop structures on 
townhomes that do not exceed 50% of the total area of the roof deck surface shall not be 
considered as a building story, but shall be subject to the 45-foot height limitations herein. 
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d. Prohibited Uses: 
 

1. The following use shall be prohibited in all portions of the development: Any use related to adult 
entertainment or adult service facility; pawn shop, title loan, check cashing, convenience store, 
gas station, and funeral home/crematorium. 

 
IV.  Building Locations and Orientation: 

 
a. The final location, size, and use of buildings and parking shown on the plan may vary as provided for in 

Article 27-7.3.10 of the Zoning Ordinance, but the overall density cannot exceed the proposed 
development program summary, except as may be allowed by these conditions. 

b. Block A shall have the following limitations:   
1. The primary entrance to tenants in Building A20 shall be on Road A and its facade shall have 

windows and/or doorways that occupy at least fifty (50) percent of the width of the first-floor 
street-level façade. 

2. The primary entrance to tenants in Buildings A50 and A60 shall be on Road A, Road E and/or 
Road C and these facades shall have windows and/or doorways that occupy at least twenty-five 
(25) percent of the width of the first-floor street-level façade. 

3. The primary entrance to tenants in Buildings A65, A70, and A80 shall be on Mistletoe Extension 
or Road E. The facades facing Mistletoe Extension and Road E shall have windows and/or 
doorways that occupy at least fifty (50) percent of the width of the first-floor street-level façade. 

4. A minimum of one (1) fifteen (15) foot wide breezeway shall be provided from the lower level of 
the parking structure in Residential Building A1 to Road E. The breezeway shall be well-lit at all 
times, shall be surveilled with security monitors, and shall be open, accessible, and ungated at 
all times. 

5. The openings in Residential Building A1 for vehicular ingress and egress shall be high enough to 
accommodate sanitation and recycling vehicles.  

6. In the areas of Residential Building A1 which do not have ground floor retail, the ground floor 
residential units shall provide doorways to Road C. Such doorways can be secondary entrances, 
but shall imitate front doors.  The doorways and windows of said ground floor residential units 
shall comprise at least 30% of the front facades of the ground floor residential units. 

7. The rear of Building A10 and the service areas for A10 and A20 shall be screened from Road A 
with a combination of decorative walls and/or landscaping, subject to approval by the Director 
of Planning and Sustainability or designee. 

c. Block B shall have the following limitations: 
1. The primary entrance to tenants in Building B30 shall be on Road A or the Mews and these 

facades shall have windows and/or doorways that occupy at least fifty (50) percent of the width 
of the first-floor street-level façade. 

2. The primary entrance to tenants in Buildings B70 and B80 shall be on Road A or Road C and 
these facades shall have windows and/or doorways that occupy at least twenty-five (25) percent 
of the width of the first-floor street-level façade. 

3. The side of Building B70 that faces Road A shall either have windows that comprise at least 50% 
of the façade; be decorated with a mural or painting; be a green wall; or have a comparable 
design treatment, subject to approval by the Director of Planning and Sustainability or designee.  

4. The primary lobby to Building B10 shall be on Road A or the Office Plaza adjacent to Road A and 
these facades shall have windows and/or doorways that occupy at least fifty (50) percent of the 
façade. 
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5. The primary lobby to Building B75 shall be on Road C or the Mews and the facades shall have 
windows and/or doorways that occupy at least fifty (50) percent of the width of the first-floor 
street-level façade. 

6. A minimum of one (1) fifteen (15) foot wide breezeway shall be provided from the lower level of 
the parking structure in Residential Building B1 to Road A.  “Breezways” shall be provided on 
each side of the vehicular entrance to the parking structure. The breezeways shall be well-lit at 
all times, shall be surveilled with security monitors, and shall be open, accessible, and ungated 
at all times. 

7. The openings in the liner building around the structured parking in Block B for vehicular ingress 
and egress shall be high enough to accommodate sanitation and recycling vehicles.  

8. The primary entrance to tenants in Building B90 shall be on Road C. The façade facing Road C 
shall have windows and/or doorways that occupy at least fifty (50) percent of the façade. 

d. Block C shall have the following limitations: 
1. The primary entrance to tenants in Buildings C5, C10, C30, and C40 shall be on Road A, Road C or 

Lemon Park and these facades shall have windows and/or doorways that occupy at least fifty 
(50) percent of the width of the first-floor street-level façade. 

2. The primary entrance to Building C50 (Existing Marshall’s) shall remain in the existing store 
entrance location. 

3. The primary entrance to tenants in Buildings C90 and C110 shall be on Road A and Wild Honey 
Park, respectively, and these facades shall have windows and/or doorways that occupy at least 
fifty (50) percent of the width of the first-floor street-level façade. 

4. The primary entrance to tenants in Buildings C60 and C80 shall face Road C. The façade facing 
Road C shall have windows and/or doorways that occupy at least fifty (50) percent of the width 
of the first-floor street-level façade for building C80 and thirty-five (35) percent of the width of 
the first-floor street-level façade for building C60. 

5. The Flexible Area hatched location indicated on the Site Plan can be Commercial Uses only like 
shown on the Site Plan, Townhouses only with fronts facing on Wild Honey Park, or Townhouses 
facing on Wild Honey Park with a Commercial Building located to the south behind the 
townhouses. 

e. Block D shall have the following limitations: 
1. The primary entrance to tenants in Buildings D5 and D10 shall be on Road A or Road C and these 

facades shall have windows and/or doorways that occupy at least fifty (50) percent of the width 
of the first-floor street-level façade. 

2. In the areas of Residential Building D1 which do not have ground floor retail, the ground floor 
residential units shall provide doorways to the adjacent roads. Such doorways can be secondary 
entrances but shall imitate front doors.  The doorways and windows of said ground floor 
residential units shall comprise at least 30% of the front facades of the ground floor residential 
units. 

3. Ground floor retail can be constructed anywhere in Building D5 and in Residential Building D1 
along Road A. 

4. Ground floor retail in Buildings D2 and D3 shall not be required. If ground floor retail is 
constructed in Buildings D2 and/or D3 it shall be limited to 5,000 SF in each location and shall be 
located along the parks adjacent to Road D.  The primary entrance to tenants in these retail 
spaces shall be on the adjacent roads or parks and these facades shall have windows and/or 
doorways that occupy at least fifty (50) percent of the width of the first-floor street-level façade.  
At least thirty (30) percent of the facades of stories above the ground floor, and of the ground 
floor if the ground floor is residential, shall be comprised of window and door openings.   

5. The openings in Residential Building D1 for vehicular ingress and egress shall be high enough to 
accommodate sanitation and recycling vehicles if sanitation/recycling is located in the parking 
structure, otherwise sanitation and recycling areas shall be screened. 
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6. Townhouses may be incorporated into Block D and the building locations may vary from those 
shown including the addition of internal streets as long the Shared-Use Path connecting Road B 
and Road C remains and a multi-use park and dog park at similar sizes to those shown on the 
Master Plan are constructed adjacent to the path. 

7. In the areas of Residential Building D2 and D3 which do not have ground floor retail, the ground 
floor residential units shall provide doorways to the adjacent streets. Such doorways can be 
secondary entrances but shall imitate front doors.  The doorways and windows of said ground 
floor residential units shall comprise at least 30% of the front facades of the ground floor 
residential units. in all locations where adjacent sidewalk grades allow.  

f. Block E shall have the following limitations: 
1. Only Residential Dwellings as allowed in Table 4.1 Use Table of the DeKalb County Zoning code 

shall be permitted in Block E. 
2. Where adjacent to single-family residential, building heights shall be limited by the transitional 

height plane as required by the DeKalb County code. 
3. Residential units adjacent to Road B and the shared-use path shall provide doorways to Road B 

or the shared-use path. Such doorways can be secondary entrances but shall imitate front 
doors.  The doorways and windows of said ground floor residential units shall comprise at least 
30% of the front facades of the ground floor residential units. 

g. Block F shall have the following limitations: 
1. Uses shall consist of commercial buildings or residential buildings consisting either of 

townhouses or a multi-family building limited to 6 stories in height. 
2. Due to the elevation change across the site, street facing doorways may not be possible in all 

locations but a connection to the street from all entry doors shall be required.  
h. Block G – Open Space shall have the following limitations: 

1. The area shall be limited to open space to include paved or unpaved trails, community gardens, 
and an existing detention pond by Orion Drive. 

 
V.  Open Space:  

 
a. Developer agrees to (a) contribute $25,000 to DeKalb County (or other appropriate entity) towards 

improvements to the Community Garden, (b) construct a gravel driveway ramp to provide access to said 
Community Garden and (c) install piping between the existing storm drainage system and/or a detention 
pond to a 5,000 gallon cistern for use of the Community Garden.  Developer shall make the funds in (a) 
above available within thirty (30) days of demand but in no case prior to the issuance of the first 
Certificate of Occupancy and shall complete items (b) and (c) as part of the first Land Development 
Permit issued for the project subject to all other necessary governmental approvals. 

b. A 12’ wide Shared-Use Path and linear park shall be constructed between Wild Honey Park and 
Promenade Park in the general location shown on the Master Development Plan. An 8’ wide sidewalk 
and linear park shall be constructed north of Promenade Park, a portion of which is located in the 
already cleared portion of the 50’ transitional buffer, in the general location as shown on the Master 
Development Plan. These paths/sidewalks shall be located within a public access easement and shall not 
be gated, although reasonable restrictions can be placed on the hours such paths are open to the 
general public. 

c. Lemon Park shall be built in the first phase of the project and shall consist of a combination of turf, 
grass, landscaping, hardscaping, seating and/or play areas. Outside dining and events shall be allowed if 
such dining and/or events remain inside the Park and do not obstruct pedestrian access to buildings via 
sidewalks and hardscaping around the buildings.  

d. A dog park and multi-use park shall be constructed in Block D adjacent to the Shared-Use Path. The 
multi-use park shall consist at a minimum of some turf or grass play areas as well as passive recreational 
areas.  A dog waste disposal station shall be provided in the dog park. 
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e. Promenade Park shall consist of the Shared-Use Path and seating and landscape areas, creating an 
entry/transition from the future Block G PATH trail into the site. 

f. Wild Honey Park shall consist of a mixture of hard surfaces, landscaped areas, and casual seating that 
can be activated by a variety of events. 

g. The Entrance Plaza on Mistletoe Extension shall be a pedestrian orientated park integrated into the area 
between the shared-use path and the retail uses to create an inviting activated entrance from Mistletoe 
Road into the project site. Outside dining may be provided in portions of the entrance plaza as long as 
pedestrian access is maintained through the park area. An entrance sign may be added in compliance 
with the Master Sign Program. 

 
VI. PATH Trail Connection: 

 
a. The Developer(s) and/or Owners shall allow construction of a future PATH trail in Block G as shown on 

the Master Plan. 
 

VII. Infrastructure:  
  

a. Contingent upon  any necessary approvals, Developer agrees to contribute $750,000 to DeKalb County 
(or other appropriate entity) to be exclusively applied towards the following improvements, which are 
public improvements: (a) the improvements to the intersection of Birch Road and North Druid Hills Road 
and (b) the improvements to the intersection of Orion Drive and Lawrenceville Highway, all as outlined 
in the GRTA Notice of Decision dated April 14, 2022, as well as (c) the construction of a Shared-Use Trail 
on Mistletoe Road extending from the project site to North Druid Hills Road (hereafter collectively the 
“Improvements”).  Developer shall have no obligation to provide funding for the Improvements except 
as specified in this condition.  Developer shall make said funds available within thirty (30) days of 
demand but in no case prior to the date Developer makes application for a Land Disturbance Permit.  
Further, Dekalb County shall cause the improvements identified in (a) and (b) above to be completed 
within 24 months of approval of this rezoning.   In the event that a Tax Allocation District (TAD) capable 
of funding the above-referenced Improvements is created, Developer’s obligation to fund said 
improvements and this condition shall immediately and automatically become null and void and, to the 
extent that Developer has already provided some or all of the funding for the Improvements identified 
herein, Developer shall be entitled to seek reimbursement for same from the TAD proceeds. 

b. The Developer will work with MARTA to develop the best design for a bus/transit stop on Sweetbriar 
Road. 

c. Unless noted otherwise, all “internal roads” shown on the plan are to be privately owned and 
maintained with a public access easement granted for vehicular and pedestrian traffic; internal roads 
will not be Private Streets as defined in the DeKalb County code. All lots will have frontage on internal 
roads or in the case of townhouses onto alleys which connect to internal roads. 

d. Road A, Road B, Road C, Road E, and Mistletoe Extension shall be built at locations that are substantially 
the same as the locations in the general location shown on the Master Plan and shall be built as part of 
the first phase of the Project. 

e. Road D may be built as part of a future phase and the exact location may vary as long as the shared-use 
path connection is maintained from the Future PATH trail to Road C. Additional “internal roads” may be 
constructed in Block D depending on the final building layout on this block. 

f. Streetscape dimensions for all internal road sections shall be as shown on Sheets C2-50 to C2-52, 
prepared by Kimley Horn, dated 02/21/22. Further, block and lot requirements shall be as shown on the 
Master Plan and the Subdivision Plan. 

g. Designated areas of internal roads may be periodically closed to vehicles to provide for street fairs, 
farmers markets, events, etc. as long as vehicular and pedestrian traffic routes are maintained to 
provide access to all parts of the site. 
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h. The shared-use path shown on the Master Plan as connecting the Future PATH trail with Mistletoe Road 
shall be built in the first phase of the project. A temporary paved path may be provided from Road B to 
Road C until the permanent path is built when Road D is constructed. 

i. Bike Nodes consisting of a combination of bike racks, information kiosks, and/or bike maintenance 
stands shall be constructed at key points along the shared-use path in the general location shown on the 
Site Plan. 

j. Parking structures in Blocks A and D shall be screened with the use of liner buildings or other buildings 
to not be visible from public or internal roads.  

 
VIII. Architecture: 

 
a. The architecture for the shopfront (stand-alone) commercial buildings such as Building A40, A30, A70, 

A80, C10, C5, etc. shall be substantially consistent with the architectural standards in Exhibit “B.” 
b. The front façade design of the ground floor of Buildings B50 and B60 shall be substantially consistent 

with that shown in the elevations titled, “Architectural Elevations (Sheet A-1.02), prepared by EDENS, 
and dated 1/18/22, except that the vehicular and pedestrian entrance to the parking garage shall be no 
wider than 48 feet, including two vehicular lanes of at least 12 feet each. 

c. West facades of Residential Buildings D1 and D3 shall be articulated with design features that shall echo 
or be compatible with the scale of the front facades of the townhomes on the opposite side of Road B. 

d. Ground floor retail uses, as well as stand-alone retail buildings, shall have functional door and window 
openings in the facades that face the sidewalks along the interior roads.  Doors in the sidewalk-facing 
facades shall be unlocked and usable by customers during business hours.  Windows in the sidewalk-
facing facades shall be transparent and shall allow views into the interiors of the retail spaces. 
 

IX. Townhome Construction: 
 
a. Townhouses shall be designed such that purchasers shall have the option to purchase a solar energy 

system. 
b. Townhouses shall be designed such that purchasers shall have the option to purchase and build an 

accessory dwelling unit, to be located on the lowest level of the unit. 
 

X.  Signage: 
 

a. Signage for the development shall be consistent with the standards in Exhibit “C.” 
b. Flashing, animated, sound emitting, rotating and inflatable signs are prohibited. 
 

XI. Common Area Maintenance: 
 

a. The common areas within the Development shall be kept and maintained in first class order and repair 
as compared to any other first class mixed-use development similar to the caliber, type and character of 
the Development and located in the Atlanta, Georgia metropolitan area. 
 

XII. Subdivision: 
 

a. The Subject Property may be subdivided in general accordance with Exhibit D and parts of the Subject 
Property may be owned separately and/or conveyed as separate tracts and to separate owners with 
different ownership structures. 

b. Should there be separate ownership of parts of the Subject Property and/or a conveyance of part of the 
Subject Property to different owners, all conditions and variances, if any, shall remain applicable to any 
portion of the Subject Property, regardless of what person or entity owns the property.  A true copy of 
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the approved conditions and zoning agreement shall be attached to any and all legal documents 
transferring ownership of any part of the development. 

c. Separate ownership of parts of the Subject Property and/or conveyance of part of the Subject Property 
to different owners shall not create non-conforming lots or uses and shall not require any changes to 
the Site Plan for the development nor any variances.  The newly created property lines which arise from 
these conveyances are not required to observe setback, buffer or other zoning requirements, except as 
may be reflected on the Site Plan. 

 
XIII. Housing Affordability 

 
a. Developer agrees to provide 3 Affordable Housing Units (AHU) per multi-family building (15 total), 

defined as housing that is affordable to households earning no more than 60 percent of Area Median 
Income (AMI). In addition, the Developer agrees to provide 21 Workforce Housing Units (WHU), as 
defined by the Urban Land Institute, per multi-family building (105 total); for a total of 120 Affordable 
and Workforce Housing Units (7.1%). Subject to applicable laws, each multi-family building 
owner/operator shall establish a program to give a preference for rental of the AHU and WHU to 
individuals who work within the Project site. 

 
XIV. Miscellaneous: 

 
a. Food trucks, shipping container stores, and similar structures shall be allowed in all locations except 

Blocks E and G as long as adequate pedestrian access is maintained.  Food trucks and shipping container 
stores shall comply with all applicable State and County regulations. 

b. Outdoor dining associated with a restaurant or other commercial establishment shall be allowed 
throughout all Blocks except Blocks E and G. 

c. Temporary outdoor events may be held in all Blocks except Block E. The following temporary outdoor 
events are not subject to the Special Administrative Requirements of section 27-7.6 and/or 27-4.1.3, 
Table 1: temporary outdoor events, festivals, concerts, farmers markets, produce stands, Christmas tree 
sales, pumpkin and Halloween sales, ping pong or similar tournaments, ice skating rink, art shows, magic 
shows, athletic events (e.g., 5K races), yoga, meditation, antique car shows, etc. This list is intended to 
be representative, not exclusive. 

d. Information and advertising kiosks shall be allowed throughout all Blocks except Blocks E and G. 
e. Walk-up ATMs shall be allowed either integrated into buildings or free-standing. A Drive-up ATM shall 

be allowed subject to a Special Land Use Permit. 
f. Murals shall be allowed except in Block E and G. 
g. A drive-through pharmacy shall be allowed as indicated at Building A10 subject to a Special Land Use 

Permit. 
h. On all buildings in the development, roof mounted mechanical equipment and appurtenances shall be 

located so that they are not visible from the ground immediately adjacent to the building.  Said 
equipment shall also be screened with screening materials that are compatible with the surrounding 
building materials and architectural design. 

i. The development shall provide a minimum of 1 bicycle/moped parking spaces per twenty (20) parking 
spaces in surface parking lots and parking structures (this provision shall not apply to townhouse 
garages) in accordance with Section 27-6.1.17. Parking structures shall provide covered bicycle park 
spaces at the above ratio. 

j. A minimum of 3 percent of all surface parking lots and non-residential portions of parking structures 
shall be striped and signed for alternative fuel vehicle parking. EV charging station parking spaces may 
be used toward this total. 

k. A minimum of two percent parking spaces in surface parking lots and parking structures shall have 
electric vehicle charging stations.  
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l. All parking structures shall be designed to provide the infrastructure for future conversion to allow for 
electric vehicle charging stations for a minimum five (5) percent of the parking spaces. 

m. The site shall be provided with underground utilities for electricity, phone, cable and internet services. 
n. Developer shall employ pest and rodent abatement measures during demolition. 
o. Developer shall employ dust abatement measures during demolition. 
p. Setbacks shall be measured by existing right-of-way, versus any future right-of-way that County may 

demand incidental to development. 
q. No cell towers/structures/monopoles shall be permitted anywhere on project property, but non-tower-

mounted flat antennas may be located on roof tops or parking structures. 
r. A Sustainability Program shall be developed and implemented for the overall development. 
s. Before County issuance of a land disturbance permit, the Developer shall submit a framework plan for 

refuse disposal.  The framework plan shall outline the method of recycling that will be used in the 
development. Recycling bins shall be provided in all multi-tenant buildings in locations convenient for 
use by residents. Storage areas for construction materials and/or equipment shall be screened from 
view from residential properties and structures with opaque construction fencing. 

t. An outdoor lighting plan shall be submitted in conjunction with the application for a land disturbance 
permit and shall meet the standards of Sec. 5.6.1 of the DeKalb County Zoning Code. 

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

 
 

Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments  
4. Application 
5. Site Plan 
6. Zoning Map 
7. Land Use Plan Map 
8. Aerial Photograph 
9. Site Photographs 
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NEXT STEPS 
 
 Following an approval of this zoning action, one or several of the following may be required:                    
 

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

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

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

submittal or other documentation.  Zoning, site development, watershed and health department standards will 
be checked for compliance.)  

 

 
• Certificate of Occupancy (Required prior to occupation of a commercial or residential space and for use of 

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

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

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

hearing by the Planning Commission.) 
 

 • Overlay Review  (Required review of development and building plans for all new construction or exterior 
modification of building(s) located within a designated overlay district.) 

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

exteriors or improvements to land when located within the Druid Hills or the Soapstone Geological Historic 
Districts.  Historic Preservation Committee public hearing may be required.) 

 

 
• Variance (Required to seek relief from any development standards of the Zoning Ordinance.  A public hearing 

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

 • Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 
approved by the Board of Commissioners.  The review is administrative if the changes are determined to be 
minor as described by Zoning Code.) 

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

proposed major changes to zoning conditions that were approved by the Board of Commissioner for a prior 
rezoning.)  

 
 • Business License (Required for any business or non-residential enterprise operating in Unincorporated 

DeKalb County, including in-home occupations). 
 

 • Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site 
consumption.  Signed and sealed distance survey is required. Background checks will be performed.) 

 
  

 
Each of the approvals and permits listed above requires submittal of application and supporting documents, and 

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



   NOTICE OF DECISION 

   
 

To: 
(via electronic 

mail) 

Doug Hooker, ARC 
Bob Voyles, GRTA 
Dick Anderson, GRTA 
Kathryn Zickert, GRTA 
Sharon Mason, GRTA   
Sonny Deriso, GRTA 
 

 
 

To: 
(via electronic 

mail and certified 
mail) 

Jim McKenney 
Dekalb County 

 

From: Christopher Tomlinson, GRTA Executive Director 
 

Copy: 
(via electronic 

mail) 

Andrew Smith, ARC 
Aries Little, ARC 
Donald Shockey, ARC 
Shawanna Qawiy, City of Clarkston 
Jessica Echols, City of Tucker 
Kylie Thomas, City of Tucker 
Eric Meyer, Dekalb County Commissioner 
Patrece Keeter, Dekalb County DOT 
Cedric Hudson, Dekalb County Planning 
Larry Washington, Dekalb County 
Planning 
Sylvia Smith, Dekalb County Planning 
Justin Hatch, GDOT 
Landon Perry, GDOT 
Megan Wilson, GDOT 
December Weir, GRTA\ATL 
Charles Rosa, MARTA 
Natavis Harris, MARTA 
Matthew Lee, Tucker-Northlake CID 

Alex Hensley, Kimley-Horn 
Emily Flood, Kimley-Horn 
Harrison Forder, Kimley-Horn 
John Walker, Kimley-Horn 
Den Webb, Smith, Gambrell & Russell Law 
Kathy Zickert, Smith, Gambrell & Russell 
Law 
Jim Lamey, NDM Edens, LLC 
Jim McKenney, NDM Edens, LLC 

 
Date: 

 
April 14, 2022 
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Notice of Decision for 

Request for Non-Expedited Review of 
DRI 3582 DRI North Dekalb Mall Redevelopment 

The purpose of this notice is to inform Jim McKenney (the Applicant) and Dekalb County (the 
Local Government), the Georgia Regional Transportation Authority (GRTA) Land Development 
Committee, the Georgia Department of Community Affairs (DCA), the Georgia Department of 
Transportation (GDOT), and the Atlanta Regional Commission (ARC) of GRTA’s decision 
regarding Development of Regional Impact (DRI) 3582 DRI North Dekalb Mall Redevelopment 
(the DRI Plan of Development).  GRTA has completed a non-expedited Review for the DRI Plan 
of Development pursuant to Section 4.2.3 of the GRTA DRI Review Procedures and has 
determined that the DRI Plan of Development meets the GRTA review criteria set forth in Section 
4.3. The DRI Plan of Development as proposed is approved subject to conditions, as provided 
in Attachment A and subject to the limitations placed on allowable modifications to the DRI Plan 
of Development, as described in Attachment B. 
 
Subject to the conditions set forth in Attachment A and Attachment B, GRTA will approve the 
expenditure of state and/or federal funds for providing the Land Transportation Services and 
Access improvements listed in Section 2 of Attachment C. The need for said approval shall 
terminate and be of no further force and effect after ten (10) years from the date of this Notice of 
Decision, unless substantial construction of the proposed DRI has been commenced during this 
ten (year) period.   
 
The notice of decision is based on a review of the applicant’s DRI Review Package received by 
GRTA on January 26, 2022. The review package includes: the site development plan (Site Plan) 
dated December 25, 2021 titled “North Dekalb Mall” prepared by Edens, the Transportation Study 
dated March 17, 2022 prepared by Kimley-Horn received by GRTA on March 18, 2022, and the 
DCA Initial and Additional forms filed on January 24, 2022 and March 14, 2022. 
  
 
Pursuant to Section 5 of the GRTA DRI Review Procedures the Applicant, the GRTA Land 
Development Committee and the local government have a right to appeal this decision within five 
(5) Business Days of the date on this letter by filing a Notice of Appeal with the GRTA Land 
Development Committee.  A Notice of Appeal must specify the grounds for the appeal and present 
any argument or analysis in support of the appeal.  For further information regarding the right to 
appeal, consult Section 5 of the GRTA DRI Review Procedures. If GRTA staff receives an appeal, 
you will receive another notice from GRTA and the Land Development Committee will schedule 
the appeal hearing according to the timeline established in Section 5.1.2 of the GRTA DRI Review 
Procedures. 
 
 
 
Christopher Tomlinson 
Executive Director 
Georgia Regional Transportation Authority 
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Attachment A – General Conditions 

 
 

General Conditions of Approval to GRTA Notice of Decision: 
 
Pedestrian, Bicycle and Transit Facilities 

• Provide pedestrian connectivity between all buildings and uses. 
• Coordinate with DeKalb County to provide connections between internal bicycle and 

pedestrian infrastructure and existing bicycle and pedestrian infrastructure external to 
the site.  

• Coordinate with DeKalb County to ensure connections to planned bicycle and pedestrian 
infrastructure are not precluded by the use or configuration of any public right-of-way. 

• In coordination with DeKalb County and the PATH Foundation, construct a shared-use 
path on Mistletoe Road south of North Druid Hills Road to connect to the multi-use path 
internal to the site 

• Work with MARTA to determine the best bus facilities on Sweetbriar Road.  
 

 
Roadway & Site Access Improvement Conditions to GRTA Notice of Decision:  
 
North Druid Hills Road at Birch Road (Intersection 3)  

• Restripe North Druid Hills Road to provide an exclusive westbound left-turn lane into the  
site. The eastbound approach would be shifted right, and the exclusive eastbound right- 
turn lane would be converted to a shared through/right-turn lane.   

 
Lawrenceville Highway (US 29/SR 8) at Orion Drive (Intersection 10)  

• Restripe and widen Orion Drive to provide an exclusive southbound left-turn lane along 
Orion Dr. onto Lawrenceville Highway  
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Attachment B – Required Elements of the DRI Plan of Development  

Conditions Related to Altering Site Plan after GRTA Notice of Decision:  
 
The on-site development will be constructed materially (substantially) in accordance with the 
Site Plan. Changes to the Site Plan will not be considered material or substantial so long as the 
following conditions are included as part of any changes: 
 

• All “Proposed Conditions of Approval to GRTA Notice of Decision” set forth in 
Attachment A are provided. 
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Attachment C – Required Improvements to Serve the DRI  

As defined by the GRTA DRI Review Procedures, a “Required Improvement means a land 
transportation service or access improvement which is necessary in order to provide a safe and 
efficient level of service to residents, employees and visitors of a proposed DRI.” 
The Required Improvements in the study network were identified in the Review Package as 
necessary to bring the level of service up to an applicable standard before the build-out of the 
proposed project.  These requirements are identified in Sections 1 and 2 of this Attachment.  
Section 1 contains improvements that do not require GRTA approval at this time because they 
are to be constructed prior to the completion of the DRI Plan of Development.  However, GRTA 
approval shall be required in the event state and/or federal funds are proposed at a later date to 
be used for any portion of the improvements described in Section 1.  Section 2 contains 
improvements that require GRTA approval prior to the expenditure of state and/or federal 
funding.  Subject to the conditions set forth in Attachment A and Attachment B, GRTA approves 
the expenditure of state/and or federal funding for the improvements contained in Section 2. 
Section 1: 
 
General Conditions of Approval to GRTA Notice of Decision: 
 
Pedestrian, Bicycle and Transit Facilities 

• Provide pedestrian connectivity between all buildings and uses. 
• Coordinate with DeKalb County to provide connections between internal bicycle and 

pedestrian infrastructure and existing bicycle and pedestrian infrastructure external to 
the site.  

• Coordinate with DeKalb County to ensure connections to planned bicycle and pedestrian 
infrastructure are not precluded by the use or configuration of any public right-of-way. 

• In coordination with DeKalb County and the PATH Foundation, construct a shared-use 
path on Mistletoe Road south of North Druid Hills Road to connect to the multi-use path 
internal to the site 

• Work with MARTA to determine the best bus facilities on Sweetbriar Road.  
 

 
Roadway & Site Access Improvement Conditions to GRTA Notice of Decision:  
 
North Druid Hills Road at Birch Road (Intersection 3)  

• Restripe North Druid Hills Road to provide an exclusive westbound left-turn lane into the  
site. The eastbound approach would be shifted right, and the exclusive eastbound right- 
turn lane would be converted to a shared through/right-turn lane.   

 
Lawrenceville Highway (US 29/SR 8) at Orion Drive (Intersection 10)  

• Restripe and widen Orion Drive to provide an exclusive southbound left-turn lane along 
Orion Dr. onto Lawrenceville Highway  
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Section 2:  
 
Roadway Improvement Conditions to GRTA Notice of Decision: 
 
Bicycle, Pedestrian and Transit Facilities 

• Remove parking on one side of road C to accommodate bicycle facilities to allow for 
connection to planned PATH trail that crosses at Lawrenceville Rd.  

 
Clairmont Road (US 23/SR 155) at North Druid Hills Road (Intersection 1)  

• Provide an additional westbound through lane (creating three throughs) along North Druid 
Hills Road.   

• Provide an additional southbound through lane (creating three throughs) along Clairmont 
Road (US 23/SR 155).   

• Provide an additional northbound left-turn lane (creating triple lefts) along Clairmont Road 
(US 23/SR 155).   

• Provide an exclusive northbound right-turn lane along Clairmont Road (US 23/SR 155). 
• Coordinate with DeKalb County to determine the appropriate pedestrian infrastructure 

treatments at this intersection such as median refuge islands in conjunction with any 
roadway widenings that may occur.  

 
North Druid Hills Road at Oak Tree Road (Intersection 4)  

• Work with DeKalb County to determine the appropriate intersection configuration at this 
intersection with particular attention to bicycle, pedestrian, and transit connectivity.  

 
North Druid Hills Road at Mistletoe Road (Intersection 5)  

• Restripe Mistletoe Road to provide an exclusive northbound right-turn lane onto North 
Druid Hills Road.  

 
Lawrenceville Highway (US 29/SR 8) at North Druid Hills Road (Intersection 6)  

• Provide an additional northbound through lane (creating three throughs) along 
Lawrenceville Highway (US 29/SR 8).  

• Provide an additional southbound through lane (creating three throughs) along 
Lawrenceville Highway (US 29/SR 8).  

• Per PI #0018284, provide an additional eastbound through lane (creating three throughs) 
along  North  Druid  Hills  Road  and  provide  an  exclusive  westbound right-turn lane 
along North Druid Hills Road.  

 
Lawrenceville Highway (US 29/SR 8) at Orion Drive (Intersection 10)  

• Provide an additional westbound through lane (creating four throughs) along 
Lawrenceville Highway (US 29/US 78/SR 8) 

• Provide an exclusive northbound left-turn lane along Orion Drive.  
 

Scott Boulevard (US 29/US 78/SR 8) at Church Street (Intersection 12)  
• Provide an additional northbound right-turn lane (creating triple rights) along Church  

Street.   
 

Lawrenceville Highway (US 29/SR 8) at Frazier Road/McLendon Drive (Intersection 13)  
• Construct an exclusive eastbound right-turn lane along Frazier Road  

            Construct an exclusive westbound right-turn lane along McLendon Drive 
 

DocuSign Envelope ID: BD7BFEAE-EBDE-43FF-96C1-244224EB5925



Comments – Public Works Transportation Division  
Z-22-1245595, 2050 Lawrenceville Hwy Kiosk 1101 
 
(Note:  These comments were made before Notice of Decision was released from the Atlanta 
Regional Commission and the Georgia Regional Transportation Authority.) 
 

• Lawrenceville Hwy is SR 8. GDOT review and approval required prior to land development permits. 
Both Lawrenceville Hwy and North Druid Hills are classified as major arterials.  

• Please see Zoning Code5.4.3 and Land Development Code 14-190 for infrastructure improvements. 
Required right of way dedication of 40 feet from centerline or such that all public infrastructure is 
within right of way, whichever greater. Required: 6-foot sidewalk and 4-foot bike lane OR a 10-foot 
multiuse path (preferred), curb and gutter raised to current standards, 10-foot landscape strip (see 
Zoning 5.4.3 for options), pedestrian scale street lighting (contact: hefowler@dekalbcountyga.gov ).  

• Contribute $500,000 towards a future project to add a left turn lane at the intersection of Birch 
Road and North Druid Hills.  

• Add a second left turn lane SB on Orion Dr at the intersection of Lawrenceville Hwy and Orion Drive.  

• Sweet Briar Road, Birch Road, Mistletoe Road and Oaktree Road are all classified as local roads. 
Required right of way dedication of 27.5 feet from centerline or such that all public infrastructure is 
within right of way, whichever greater. Pedestrian scale lights and a 10-foot multiuse path required 
on all roads or as directed by the Transportation Division of Public Works.  

• Multiuse path connection required to the South Fork Peachtree Creek Trail and along Orion Drive. No 
left turns allowed out of access point on Lawrenceville Hwy, unless signalized. No poles can remain 
within the limits of the sidewalk or multiuse path.  

• Intersection and stopping sight distance must be met for all access points based on AASHTO.  

• Reserve the right to alter comments after the Notice of Decision is released from the Atlanta Regional 
Commission and the Georgia Regional Transportation Authority. 

 

mailto:hefowler@dekalbcountyga.gov


DEKALB COUNTY GOVERNMENT 

PLANNING DEPARTMENT 

DISTRIBUTION FORM 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL OR FAX TO EXPEDITE THE PROCESS TO 

MICHELLE ALEXANDER mmalexander@dekalbcountyga.gov  AND/OR LASONDRA HILL 

lahill@dekalbcountyga.gov  

COMMENTS FORM: 

PUBLIC WORKS WATER AND SEWER 

Case No.:  

Parcel I.D. #:   

Address:   

WATER: 

Size of existing water main:  (adequate/inadequate) 

Distance from property to nearest main:   

Size of line required, if inadequate:   

-----------------------------------------------------------------------------------------------------------------------------  ------------------------- 

SEWER: 

Outfall Servicing Project:   

Is sewer adjacent to property: Yes ( ) No ( ) If no, distance to nearest line:  

Water Treatment Facility:   () adequate ( ) inadequate 

Sewage Capacity;  (MGPD) Current Flow:  (MGPD) 

COMMENTS: 

Signature: 

Z-22-1245595

18-100-02-005, -040, -041, -049 & -057 and 18-100-04-014

Decatur GA

1086 Birch Road and 2692 Sweet Briar Road,

2144, 2054, 2050, and 2038 Lawrenceville Highway

8" adequacy unknown

~80 ft.

unknown

South Fork Peachtree

x
City of Atlanta IGA x

Will need sewer capacity approval.

36.3 40

mailto:mmalexander@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


4/13/2022

To:  Ms. Madolyn Spann, Planning Manager
       Mr. John Reid, Senior Planner
From:  Ryan Cira, Environmental Health Manager
Cc:  Alan Gaines, Technical Sevices Manager
Re:  Rezone Application Review

General Comments:

DeKalb County Health Regulations prohibit use of on-site sewage disposal systems for 
    • multiple dwellings
    • food service establishments
    • hotels and motels
    • commercial laundries 
    • funeral homes
    • schools
    • nursing care facilities
    • personal care homes with more than six (6) clients
    • child or adult day care facilities with more than six (6) clients 
    • residential facilities containing food service establishments

If proposal will use on-site sewage disposal, please contact the Land Use Section (404) 508-7900.

Any proposal, which will alter wastewater flow to an on-site sewage disposal system, must be 
reviewed by this office prior to construction.

This office must approve any proposed food service operation or swimming pool prior to starting 
construction. 

Public health recommends the inclusion of sidewalks to continue a preexisting sidewalk network or 
begin a new sidewalk network.  Sidewalks can provide safe and convenient pedestrian access to a 
community-oriented facility and access to adjacent facilities and neighborhoods.  

For a public transportation route, there shall be a 5ft. sidewalk with a buffer between the sidewalk and 
the road. There shall be enough space next to sidewalk for bus shelter’s concrete pad installation.

Since DeKalb County is classified as a Zone 1 radon county, this office recommends the use of radon 
resistant construction.

DeKalb County Board of Health



404.508.7900 • www.dekalbhealth.net

DeKalb County Board of Health

4/13/2022

N.5 SLUP-22-1245550    2022-1473  18-103-03-017, 18-103-03-018

1799 Clairmont Road, Decatur, GA 30033

Amendment

-

-

Please review general comments.

Note: Several properties in the area operate on septic system.

N.6 SLUP-22-1245546   2022-1474   18-018-01-093

518 Lake Michele Court, Stone Mountain, GA 30088

Amendment

-

-

Please review general comments.

Septic system installed on October 27, 1975.

N.7 Z-22-1245577   2022-1475  15-173-07-002, 15-173-07-018, 15-173-07-048

1847 2nd Ave, Decatur, GA 30032

Amendment

-

-

Please review general comments.

Note: Several properties in the surrounding area operate on septic.

N.8 Z-22-1245595   2022-1476   18-100-02-005, 18-100-02-040, 18-100-02-041, 18-
100-02-057, 18-100-04-014

2050 Lawrenceville Highway Kiosk 1101, Decatur, GA 30033

Amendment

-

-

Please review general comments.

Note: Several properties in the surrounding area operate on septic.



DeKalb County School District Analysis Date: 4/15/2022
Development Review Comments

Submitted to: Case #: 
Parcel #:

Name of Development:
Location:

Description:

Impact of Development:

Current Condition of Schools
Laurel Ridge 
Elementary

Druid Hills 
Middle School

Druid Hills 
High School

Other DCSD 
Schools

Private 
Schools Total

Capacity 504 1,170 1,395
Portables 0 0 0
Enrollment (Oct. 2021) 398 940 1,339
Seats Available 106 230 56
Utilization (%) 79.0% 80.3% 96.0%

New students from development 62 24 22 16 6 130

New Enrollment 460 964 1,361
New Seats Available 44 206 34
New Utilization 91.3% 82.4% 97.6%

Attend 
Home 

School

Attend other 
DCSD 
School

Private 
School Total

0.0346 0.0054 0.0013 0.0413
0.0131 0.0016 0.0007 0.0154
0.0122 0.0016 0.0016 0.0154

Total 0.0600 0.0086 0.0036 0.0722

Student Calculations

Proposed Units
Unit Type
Cluster

Attend 
Home 

School

Attend other 
DCSD 
School

Private 
School Total

62.34 9.67 2.42 74.43
23.59 2.88 1.21 27.68
22.04 2.88 2.88 27.80

Total 107.97 15.43 6.51 129.91

Attend 
Home 

School

Attend other 
DCSD 
School

Private 
School Total

62 10 2 74
24 3 1 28
22 3 3 28

Total 108 16 6 130

Rezoning request to redevelop the North DeKalb Mall site as mixed-use with a maximum of 1800 
dwelling units.

DeKalb County Z-22-1245595
18-100-02-005/-040/-041/-057/
18-100-04-014

North DeKalb Mall Redevelopment (EDENS)
2050 Lawrenceville Hwy

Middle

When fully constructed, this development would be expected to generate 130 students: 62 at 
Laurel Ridge Elementary, 24 at Druid Hills Middle School, 22 at Druid Hills High School, 16 at other 
DCSD schools, and 6 at private school. Although all three neighborhood schools have capacity for 
additional students, enrollment at Druid Hills HS is approaching capacity and an increase of 
students may put additional strain on the facility and staff.

Yield Rates
Elementary

Middle
High

1800
APT

Druid Hills High School

Units x Yield
Elementary

High

Anticipated Students
Laurel Ridge Elementary
Druid Hills Middle School
Druid Hills High School



DEPARTMENT OF PLANNING & SUSTAINABILITY 

P:Current Planning/Forms/Appl Forms 2018/Rezone 11/01/2018mma 

      404.371.2155 (o) 
      404.371.4556 (f) 

  DeKalbCountyGa.gov 

 Clark Harrison Building 
 330 W. Ponce de Leon Ave 
 Decatur, GA 30030 

Rezoning Application to Amend the Official Zoning Map of DeKalb 
County, Georgia 

Date Received: _______________________________ Application No: ___________________________ 

Applicant Name: ______________________________________________________________________ 

Applicant E-Mail Address: _______________________________________________________________ 

Applicant Mailing Address: ______________________________________________________________ 

____________________________________________________________________________________ 

Applicant Daytime Phone: _____________________________    Fax: ____________________________

   Owner Name: _________________________________________________________________________ 
 If more than one owner, attach list of owners. 

Owner Mailing Address: _________________________________________________________________

Owner Daytime Phone: ___________________________________________

Address of Subject Property:  ____________________________________________________________ 

____________________________________________________________________________________ 

Parcel ID#: ___________________________________________________________________________ 

Acreage: ____________________________  Commission District: _____________________ 

Present Zoning District(s):  ______________________________________________________________  

Proposed Zoning District: _______________________________________________________________ 

Present Land Use Designation: __________________________________________________________ 

Proposed Land Use Designation (if applicable): ______________________________________________ 

NDM (EDENS), LLC, a South Carolina limited liability company,  

NDM (EDENS), LLC c/o  Dennis J. Webb, Jr., Smith, Gambrell & Russell, LLP

dwebb@sgrlaw.com

1105 W. Peachtree Street, NE, Suite 1000, Atlanta, Georgia  30309

404.815.3620 404.685.6920

3050 Peachtree Road, NW, Suite 580, Atlanta, Georgia  30305

678.527.0418

73.11 2/6

C-1

MU-4

TC & COS

N/A

See Attachment A

See Attachment A

±



ATTACHMENT A To 
NDM (EDENS), LLC's 

Rezone Application 

18-100-02-040; 2144 Lawrenceville Hwy.
18-100-02-041; 2054 Lawrenceville Hwy.
18-100-02-005; 2050 Lawrenceville Hwy.
18-100-02-057; 2038 Lawrenceville Hwy.
18-100-02-049; 1086 Birch Road
18-100-04-014; 2692 Sweet Briar Road
18-100-02-055; 3777 North Druid Hills Road



Fa
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4-

3G
THIS CHECK IS VOID WITHOUT A BLUE & GREEN BACKGROUND AND AN ARTIFICIAL WATERMARK ON THE BACK - HOLD AT AN ANGLE TO VIEW

SMITH GAMBRELL & RUSSELL, LLP 
CLIENT DISBURSEMENT ACCOUNT 

1105 W PEACHTREE ST, NE 
SUITE 1000 

ATLANTA, GA 30309-3603

WELLS FARGO BANK, N A. 
69-976/612 100820

PAY SEVEN HUNDRED FIFTY AND 00/100 Dollars

TO

ORDER DEKALB COUNTY, GEORGIA
OF

LOOa 20H" <:□£> 1 2O4 7 5E>i: SO VRRDO 5 IU LE> Eu*

SMITH GAMBRELL & RUSSELL, LLP DETACH AND RETAIN THIS STATEMENT
THE ATTACHED CHECK IS IN PAYMENT OF ITEMS DESCRIBED BELOW 
IF NOT CORRECT PLEASE NOTIFY US PROMPTLY NO RECEIPT DESIRED.

100820

100820 _____________ DEKALB COUNTS, GEORGIA_______________ 02-23-22
REF. # INV. # DATE P.O. # INVOICE DESCRIPTION AMOUNT PAID

534709 022222 02-22-22 060354.002 FEES FOR FILING ZONING APPLICATION

TOTAL AMOUNT PAID

750.00

750.00

9E
01

S6



Community Meeting Notice and Sign-In 



 

 
 

3050 Peachtree Road, NW, Suite 580, Atlanta, GA 30305    /    800.680.9012    /    www.EDENS.com 

 
 
 
 
 
 
 
 
Dear Neighbors of 2050, 2054, and 2144 Lawrenceville Hwy., Decatur, Georgia 
 
 
 
EDENS is interested in redeveloping the North DeKalb Mall property and proposes an 
application to rezone the property, located at 2050, 2054, and 2144 Lawrenceville 
Highway, Decatur from C-1 to MU-4 to allow for a mixed use development. As indicated 
below, EDENS plans to host a virtual community meeting to provide more information. 

What is a Community Rezoning Meeting?  Community rezoning meetings are 
designed to inform the surrounding communities of current rezoning applications.  It’s 
an opportunity for the community to learn about the proposed project, ask questions, 
present concerns, and make suggestions. You are receiving this letter as you own 
property within 500’ of our project. We hope you will be able to meet with us at the 
following date/time:      

 

Meeting Date/Time:  February 15, 2022 at 7:00 pm 
Meeting Location: https://sgrlaw.zoom.us/join  

Webinar ID: 984 3418 0720 / Passcode: 642663 
Or join by phone: 646.558.8656 or 301.715.8592 

 
 
 
We look forward to discussing the project with you and getting feedback on February 
15, 2022. If you are unable to attend or wish to reach out beforehand, please contact 
Den Webb at dwebb@sgrlaw.com or 404.815.3620.  
 
Sincerely,        
EDENS 
www.EDENS.com  
 

https://sgrlaw.zoom.us/join
mailto:dwebb@sgrlaw.com
http://www.edens.com/


 

 
 

3050 Peachtree Road, NW, Suite 580, Atlanta, GA 30305    /    800.680.9012    /    www.EDENS.com 

 
 

NOTICE OF DATE CHANGE 
 
 
 
 
 
Dear Neighbors of 2050, 2054, and 2144 Lawrenceville Hwy., Decatur, Georgia 
 
 
 
EDENS is interested in redeveloping the North DeKalb Mall property and proposes an 
application to rezone the property, located at 2050, 2054, and 2144 Lawrenceville 
Highway, Decatur from C-1 to MU-4 to allow for a mixed use development. As indicated 
below, EDENS plans to host a virtual community meeting to provide more information. 
Due to scheduling conflicts of certain stakeholders, EDENS is rescheduling the 
meeting from the original date of February 15th to February 22nd. 

What is a Community Rezoning Meeting?  Community rezoning meetings are 
designed to inform the surrounding communities of current rezoning applications.  It’s 
an opportunity for the community to learn about the proposed project, ask questions, 
present concerns, and make suggestions. You are receiving this letter as you own 
property within 500’ of our project. We hope you will be able to meet with us at the 
following date/time:      

 

Revised Meeting Date/Time:  February 22, 2022 at 7:00 pm 
Meeting Location: https://sgrlaw.zoom.us/join  

Webinar ID: 984 3418 0720 / Passcode: 642663 
Or join by phone: 646.558.8656 or 301.715.8592 

 
 
 
We look forward to discussing the project with you and getting feedback on February 
22, 2022. If you are unable to attend or wish to reach out beforehand, please contact 
Den Webb at dwebb@sgrlaw.com or 404.815.3620.  
 
Sincerely,        
EDENS 
www.EDENS.com  
 

https://sgrlaw.zoom.us/join
mailto:dwebb@sgrlaw.com
http://www.edens.com/
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56.
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.63 ■fl

57.
KELSO ROBERT W
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58.
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59.
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60.
KOPSHO MICHAEL 
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994 HOMEWOOD CT 
DECATUR GA 30033
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LERNER STEPHEN M 
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65.
MAH BROWN LLC
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66.
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SAN DIEGO CA 92122
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77.
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82.
PLATINUM FEDERAL CREDIT UNION 
4794 LAWRENCEVILLE HWY NW 
LILBURN GA 30047
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83.
PRINCEWILL ANEKE LLC 
1416 GREENRIDGE TRL 
LITHONIA GA 30058
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84.
PRYOR CHRISTOPHER MICHAEL
968 HOMEWOOD CT
DECATUR GA 30033
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96.
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',4 7

98.
SHEPHERD JAMES H III
PO BOX 15518
ATLANTA GA 30333

99.
SHEPHERD MERIWETHER 
3761 N DRUID HILLS RD 
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. S3 .47

100.
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101.
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SKY SPEED DISTRIBUTORS INC 
602 GRASSMEADE WAY 
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Meeting Date: February 22, 2022; 7:00pm.
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I. INTRODUCTION 
 

This Application seeks to rezone ± 73.11 acres of land located approximately 415 feet 

south of the intersection of Lawrenceville Highway and North Druid Hills Road (the “Subject 

Property”) from C-1 (Local Commercial) to MU-4 (Mixed Use High Density).  The Subject 

Property is comprised of seven (7) parcels that form the existing North DeKalb Shopping Mall.   

The Applicant is NDM (EDENS), LLC (sometimes referred to as “EDENS”), a pre-

eminent real estate owner, operator and developer of a nationally leading portfolio of 110 places.  

With an office in Atlanta, EDENS enhances communities through purposeful and compelling 

new development rooted in innovation, integrity, connectivity and sustainability.  EDENS hopes 

to bring each of these attributes to the Subject Property, redeveloping it into metro-Atlanta’s 

premier walkable, mixed-use community. 

Opened in 1965, the existing North DeKalb Mall once served as the principal shopping 

mall for the central DeKalb region. More recently, however, it has become distressed and 

underutilized, having experienced the loss of a number of anchor tenants and smaller merchants 

as customers abandoned the traditional enclosed mall shopping experience for open air malls and 

mixed-use developments.  North Dekalb Mall’s decline is mirrored in other traditional, enclosed 

shopping malls throughout the country and the Atlanta area, including Gwinnett Place Mall in 

Duluth, Northpoint Mall in Alpharetta and Northlake Mall in Tucker.  Similarly situated, each is 

also the subject of potential redevelopment plans.   

The Subject Property is ideally located for a large-scale mixed-use development.    It is 

near two major roadways and has quick access to Highway 78, a U.S. freeway.  It is within quick 

walking or diving distance of numerous residential neighborhoods.  It also is in close proximity 

to a number of major employers, such as Emory University, the Centers for Disease Control, the 
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Atlanta Veterans Administration Medical Center, the DeKalb Medical Center and many smaller 

employers along Lawrenceville Highway and in nearby downtown Decatur.    Indeed, it is not 

the Subject Property’s location that has caused its decline, but its outdated, enclosed mall 

concept and lackluster tenants, a fact that DeKalb County has recognized in several of its 

planning studies.  See, e.g. DeKalb County Lawrenceville Highway Corridor Existing Conditions 

and Recommendations, November 2016 (“In this report, the commercial area around the mall 

was listed as an area needing Retail Re-Tenanting. That is, the retailers present no longer fit the 

service area demographics adequately”), citing DeKalb County Transportation Plan 2014.    

EDENS’s vision for the sites rejuvenation includes ±320,000 square feet of retail,  

commercial and restaurant space, ±180,000 square feet of office space, a ±150-room hotel and 

±1,800 residential units, to consist of a mix of apartment and townhome units (the “Proposed 

Development”).1   The uses will be interspersed along a grid-network street system, highly 

walkable streetscapes and an active town green.  EDENS plans for a curated mix of unique retail, 

restaurant and entertainment experiences.   Combined with intelligent urban design, these hand-

selected retailers and restaurants will create an authentic community feel and experience.  

EDENS has also designed the site to directly engage with the larger community, including a 

future PATH system connection that will run adjacent to the South Fork of Peachtree Creek and 

across the site to a signalized intersection on North Druid Hills Road. In addition, a transit stop 

will be located on the property and the existing community garden will be retained.    

Building heights will range from one to eight-stories, with taller uses being located away 

from the existing residential areas to create an adequate transition.  Parking will be provided 

through a combination of surface street parking and parking lots, multi-level parking structures 

                                                 
1 The Applicant also will be preserving and retrofitting a small portion of the mall to accommodate existing tenants 

AMC Theaters and Marshall’s as well as relocating the Dollar Tree on site. 
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and garages.  Finally, the proposed network of internal streets will connect to the existing access 

points on North Druid Hills Road via Oak Tree Road, Birch Road and Mistletoe Road, as well as 

maintain access to the signalized intersection at Orion Drive and the unsignalized intersection at 

Lawrenceville Highway. 

EDENS submits this document as a Statement of Intent with regard to this Application, a 

preservation of the Applicant's constitutional rights, a Written Justification for the Application as 

required by the DeKalb County Zoning Ordinance §27-832, and a Written Statement as required 

by §27-649.3(2).   

II. HISTORY 

The Subject Property is zoned C-1 and designated as “Town Center” and “Conservation 

Open Space” on the County’s Future Land Use Map.   The North DeKalb Mall property was 

zoned subject to ordinances Z-73054, CZ-85160, CZ-08-14806 and CZ-08-14809.  The site was 

rezoned to C-1 under Ordinance Z-730542.  The 25.176-acre parcel to the south of the Proposed 

Development was rezoned from R-75 to C-1 under Ordinance CZ-85160 to allow for renovations 

to North DeKalb Mall.  Ordinances CZ-08-14806 and CZ-08-14809 rezoned a portion of the 

Subject Property located in its northwest corner, along Sweet Briar Road, from Neighborhood 

Shopping (NS) to Local Commercial (C-1) to be consistent with the remainder of the North 

DeKalb Mall property and to allow for the construction of a then anticipated Costco gas station.  

However, that plan was not approved.    

                                                 
2 DeKalb County’s records for Ordinance Z-73054 do not indicate the exact area to be rezoned and a site plan is not 
attached to the rezoning. Consequently, the Applicant is unable to identify the extent of Z-73054. 
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III. IMPACT ANALYSIS 

A. 

THE ZONING PROPOSAL IS IN CONFORMITY 
WITH THE POLICY AND INTENT OF THE COMPREHENSIVE PLAN 

 
The Subject Property is designated as “Town Center” (TC) and “Conservation and Open 

Space” (COS) by the Dekalb County 2035 Comprehensive Plan (the “Comp Plan”).3  Both the 

TC and the COS character areas allow the MU-4 zoning.  Further, the TC character area is 

specifically intended “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.” Comp Plan, p. 64.  It also is designed to create “focal point[s] 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.”  Comp Plan at 64. 

 This proposal fosters a number of general policies and strategies for Town Centers in the 

County’s Comprehensive Plan, including: 

• Pedestrian Scale Development - Create pedestrian scale communities that focus on 

the relationship between the street, buildings, streetscaping and people. 

• Mixed Use Development - Create compact mixed-use districts and reduce automobile 

dependency and travel to obtain basic services. 

• Parking - Clearly define road edges by locating buildings near the road-side with 

parking in the rear. 

                                                 
3 The COS character area consists largely of undeveloped land along the south fork of Peachtree Creek.  Since the 
floodplain property in the COS area will not be utilized in the development no additional analysis is required. 
However, the Applicant’s proposed provision for a future PATH trail is fully consistent with the COS character 
area. 
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• Open Space and Linkages - Encourage development and redevelopment in activity 

centers to provide open space and/or contribute to the public realm with wider public 

sidewalks, pedestrian linkages, and other design features. 

• Healthy Neighborhoods - Promote healthy living in neighborhoods by incorporating a 

pedestrian environment that encourages socialization, walking, biking and 

connectivity. 

• High Density Residential - Residential development shall reinforce the center by 

locating higher density housing options adjacent to the center. 

• Pedestrian Enhancements - Create 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. 

• Preferred Uses - Each Town Center shall include a high-density mix of residential, 

retail, office, services, and employment to serve several neighborhoods. 

Comp Plan at 66. 

B. 

THE PROPOSED REZONING PERMITS A USE THAT IS 
SUITABLE IN VIEW OF THE USE AND DEVELOPMENT OF ADJACENT AND 

NEARBY PROPERTY 

The Subject Property is immediately adjacent to several commercial uses and in the 

nearby vicinity of several residential neighborhoods.  However, it adjoins only seventeen 
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residential lots on Homewood Court and Latham Road and only five of which touch that portion 

of the existing mall which is to be redeveloped.  Moreover, the vast majority of the adjoining 

residential lots, twelve lots, about the Applicant’s property within the floodplain and forested 

areas, which will remain undeveloped. To the north of the Subject Property are various 

commercial properties along North Druid Hills Road, zoned C-1 and NS; to the east is the right-

of-way of Lawrenceville Hwy and US-78; to the south the property is bounded by the South Fork 

of Peachtree Creek and beyond that are properties owned by the Shepherd Nature Center and one 

zoned General Commercial (C-2), Stivers Decatur Subaru.  To the west are other properties 

zoned R-75 as referenced above. 

The proposed uses will be in harmony with the current character of the property, as well 

as with the character of the adjacent properties.  Redevelopment of North DeKalb Mall will add 

much needed new commercial, office and retail to support the existing residential in the area and 

the multi-family component will offer an infusion of upscale housing to support the surrounding 

businesses.   

In addition, DeKalb County has identified North DeKalb Mall as an area for potential 

redevelopment in several of its studies.  The Lawrenceville Highway Corridor Study identifies 

North DeKalb Mall as an issue area and notes that it is “currently a missed opportunity”. See 

DeKalb County Lawrenceville Highway Corridor Existing Conditions and Recommendations, 

November 2016, pg. 14.  Furthermore, the DeKalb County Transportation Plan 2014 explicitly 

states the North DeKalb Mall is one of its identified redevelopment opportunities: 

“Promote and coordinate the bundling of redevelopment sites and deals for 
potential developers and investors. This bundling could expedite investment in 
key redevelopment areas, including the Northlake area, the Buford Highway 
corridor, the North DeKalb Mall area, the Memorial Drive corridor, and other 
areas that have aging assets with potential redevelopment market opportunities.” 
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The proposed development is therefore consistent with and suitable in light of the current 

and future development patterns; in fact, the Applicant hopes that the intended final appearance 

of this development will serve as a model for future development in the area.  Appropriate 

attention to scale, buffering, setbacks, landscaping, and tree and open space preservation has 

been given by the Applicant to ensure that this Project will blend harmoniously with its 

surroundings.   

C. 

THE SUBJECT PROPERTY DOES NOT HAVE A 
REASONABLE ECONOMIC USE AS PRESENTLY ZONED. 

As stated in earlier paragraphs, North DeKalb Mall has failed to remain economically 

viable as consumer preferences have moved away from smaller, traditional enclosed malls in 

favor of walkable mixed-use developments. The C-1 zoning would allow redevelopment of the 

property into a number of commercial automobile dependent developments but prohibits the type 

of mixed-use redevelopment that the Comprehensive Plan and the Applicant envisions. The 

development allowed under the C-1 zoning would not spur the growth and revitalization of the 

area and the Lawrenceville Highway Corridor that DeKalb County has envisioned in its 2035 

Comprehensive Plan, DeKalb County Lawrenceville Highway Corridor Existing Conditions and 

Recommendations, and DeKalb County Transportation Plan 2014.  In fact, DeKalb County 

states as one of its economic development policies that “[t]o ensure economic relevance, DeKalb 

County must encourage redevelopment.”  See Comp Plan at 48.  There is no better catalyst to the 

economic growth of the region than to rezone a dysfunctional and underutilized property in a 

prime location to allow a mixed-use redevelopment. 
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D. 

THE PROPOSED REZONING WILL NOT ADVERSELY AFFECT THE EXISTING 
USE OR USABILITY OF ADJACENT OR NEARBY PROPERTY 

In advance of filing this Application, the Applicant has engaged and will continue to 

engage in discussions with the community in the vicinity to make sure its proposal is acceptable 

to these neighbors.  As stated in earlier paragraphs, the Proposed Development will result in a 

use that will be compatible and complementary to the existing surrounding uses.    

The primary goal of land use planning is to eliminate or minimize the potential adverse 

effect of the dissimilar uses of adjacent tracts of land by establishing a harmonious transition 

between them.  The traditional method of achieving this goal is through both "off-site" and "on-

site" transition.  Off-site transition consists of avoiding the placement of dissimilar uses next to 

each other by placing uses of intermediate density between them.  On-site transition, which 

might either supplement or replace off-site transition, consists of measures imposed on or 

adjacent to the more intensive use to protect neighborhoods from adverse effects.  Thus, this 

method of land use planning includes measures such as maintenance of buffers; walls, fences; 

lighting control; noise control; aesthetic control; limitations on building location and orientation; 

location of or restrictions upon accessory uses; and prohibition of certain uses or hours of use 

normally permitted for that district. All of these devices have been utilized in this Application, 

including notably the use of a 50-foot transitional buffer and transitional height plane adjacent to 

the single-family residential and the preservation of open space.  

E. 

THERE ARE OTHER EXISTING OR CHANGING CONDITIONS 
AFFECTING THE USE AND DEVELOPMENT OF THE PROPERTY  

The Applicant’s proposal will result in a practical, useful, and marketable development, 

revitalizing a deteriorating shopping mall, creating an asset for the immediate area and the 
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county as a whole.  The development will blend in with the commercial and residential sites in 

the surrounding area.  Moreover, this type of mixed-use development should be encouraged so as 

to create walkability, minimize sprawl and encourage less use of automobiles.   

F. 

THE ZONING PROPOSAL WILL NOT ADVERSELY AFFECT HISTORIC 
BUILDINGS, SITES, DISTRICTS OR ARCHAEOLOGICAL RESOURCES 

No such sites, buildings, or resources are on or near the Parcel. 

G. 

THE REQUESTED REZONING WILL NOT RESULT IN A USE WHICH 
WILL OR COULD CAUSE EXCESSIVE OR BURDENSOME USE OF 

EXISTING STREETS, TRANSPORTATION FACILITIES, UTILITIES, OR 
SCHOOLS 

This Project, if approved, will not affect existing transportation facilities.  Requisite 

parking is provided incidental to this development.  Further, this Application qualifies as a 

Development of Regional Impact (DRI) and Kimley-Horn and Associates, Inc. has been engaged 

to perform the traffic study required by the Atlanta Regional Commission and the Georgia 

Regional Transportation Authority.  The trips generated by this development and their impact on 

the surrounding roadway network will be studied extensively and mitigation efforts, if any are 

required, will be implemented.  

The school children living in the residential portion of the development will attend Laurel 

Ridge Elementary School; Druid Hills Middle School; and Druid Hills High School.4  All three 

schools are listed as under capacity according to DeKalb County Schools’ current FTE 

                                                 
4 Historically, mixed-use developments like that proposed do not attract many families.  They are designed for 

young professionals and “empty-nesters.”  The Applicant expects that to be the case on the Subject Property.  
Hence, any impact on schools should be minimal, at best. 
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Enrolment Report.  As a result, the proposed development is anticipated to have a manageable 

impact on local schools.5  

As for utilities, the Subject Property has access to water and sewer.  

IV.  NOTICE OF CONSTITUTIONAL CHALLENGE TO UNDERLYING 
ZONING AND PRESERVATION OF CONSTITUTIONAL RIGHTS 

The Applicant respectfully submits that the current zoning classification of and rules 

relative to the Subject Property owner’s right to use the Property established in the DeKalb 

County Zoning Ordinance, to the extent they prohibit this use, are unconstitutional and constitute 

an arbitrary, irrational abuse of discretion and unreasonable use of the zoning power because 

they bear no substantial relationship to the public health, safety, morality or general welfare of 

the public and substantially harm the Applicant in violation of the due process and equal 

protection rights guaranteed by the Fifth Amendment and Fourteenth Amendment of the 

Constitution of the United States, and Article I, Section I, Paragraph I and Article I, Section III, 

Paragraph I of the Constitution of the State of Georgia.  Further, the failure to allow this use 

would constitute a taking of private property without just compensation and without due process 

in violation of the Fifth Amendment and Fourteenth Amendment of the Constitution of the 

United States, and Article I, Section I, Paragraph I and Article I, Section III, Paragraph I of the 

Constitution of the State of Georgia, and would be in violation of the Commerce Clause, Article 

I, Section 8, Clause 3 of the Constitution of the United States. 

The Applicant respectfully submits that the Board of Commissioners' failure to approve 

the requested rezoning would be unconstitutional and would discriminate in an arbitrary, 

capricious and unreasonable manner between the Subject Property’s owner and owners of 

                                                 
5 It is important to note that the residential component of the proposed development will be constructed in phases 

and over an 8-10 year time horizon. 
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similarly situated property in violation of Article I, Section III, Paragraph I of the Constitution of 

the State of Georgia and the Equal Protection Clause of the Fourteenth Amendment of the 

Constitution of the United States. 

A refusal to allow the rezoning in question would be unjustified from a fact-based 

standpoint and instead would result only from constituent opposition, which would be an 

unlawful delegation of authority in violation of Article IX, Section II, Paragraph IV of the 

Georgia Constitution. 

A refusal to allow the rezoning in question would be invalid inasmuch as it would be 

denied pursuant to an ordinance which is not in compliance with the Zoning Procedures Law, 

O.C.G.A. § 36-66-1 et seq., due to the manner in which the Ordinance as a whole and its map(s) 

have been adopted. 

V. CONCLUSION 

For the foregoing reasons, the Applicant respectfully requests that the Rezoning 

Application at issue be approved.  The Applicant also invites and welcomes any comments from  

Staff or other officials of DeKalb County so that such recommendations or input might be 

incorporated as conditions of approval of this Application. 
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This 23rd day of February, 2022. 

Respectfully Submitted, 
 
 
__________________________ 
Kathryn M. Zickert 
Dennis J. Webb, Jr. 
J. Alexander Brock 
Smith, Gambrell & Russell, L.L.P. 

 
1105 West Peachtree Street, NE 
Suite 1000 
Atlanta, GA 30309 
404-815-3500 
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404.371.4556 (f)

DeKalbCountyGa.gov

Clark Harrison Building
330 W. Ponce de Leon Ave
Decatur, GA 30030

DEPARTMENT OF PLANNING & SUSTAINABILITY

DISCLOSURE OF CAMPAIGN CONTRIBUTION

In accordance with the Conflict of Interest in Zoning Act, OCGA Chapter 36-67A, the following 
questions must be answered.

Have you, the applicant, made $250.00 or more in campaign contribution to a local government 
official within two years immediately preceding the filling of this application?

Yes X No* * *

If the answer is yes, you must file a disclosure report with the governing authority of DeKalb County 
showing:

1. The name and official position of the local government official to whom the campaign 
contribution was made.

2. The dollar amount and description of each campaign contribution made during the two 
years immediately preceding the filing of this application and the date of each such 
contribution.

The disclosure must be filed within 10 days after the application is first filed and must be submitted 
to the C.E.O, and to the Board of Commissioners of DeKalb County, 1300 Commerce Drive, Decatur, 
GA 30030.

FA

Expiration Date/Seal 5 j : t

* Notary seal not needed if

Kathryn M. Zickert
Smith, Gambrell & Russell, LLP

11/01/2018mma

DeKalbCountyGa.gov


Kathryn M. Zickert 
Direct Tel:  404-815-3704 
Direct Fax:  404-685-7004 
kzickert@sgrlaw.com 

1105 W. Peachtree St. NE, Suite 1000 
Atlanta, Georgia 30309-3608 
Tel: 404 815-3500 
www.sgrlaw.com 
 

 

February 23, 2022 

Via Email: bhsander@dekalbcountyga.gov 
 
Ms. Barbara Sanders 
DeKalb County Clerk to Commission and CEO 
1300 Commerce Drive 
Decatur, Georgia 30030 
 
Re: Campaign Contribution Disclosure – February 2020 through February 28, 2022 

Dear Ms. Sanders: 

This letter is intended to provide campaign contributions as required by state law for 
Kathryn M. Zickert, Dennis, J. Webb, Jr., J. Alexander Brock and Smith, Gambrell & Russell, 
LLP.  Please be advised that over the past two years our total contributions have been as follows: 

 
CANDIDATE AMOUNT DATE CONTRIBUTOR 
Robert Patrick $500 Nov. 2020 Kathryn M. Zickert 

 
 
Please do not hesitate to contact me if you require any further information. 
 

Sincerely, 
 

 
 
Kathryn M. Zickert 
Attorney 

 
KMZ/cme 
cc: DeKalb County Planning Director (via hand delivery) 
 
 

mailto:bhsander@dekalbcountyga.gov


CAMPAIGN CONTRIBUTION LIST 
 
Date Attorney Name Donee Municipality Amount 
November 2020 Kathryn M. Zickert Robert Patrick DeKalb County $500.00 
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Clark Harrison Building
3 30 W. Ponce de Leon Ave
Decatur, GA 30030DeKalb County DeKalbCountyGa.gov

G e o w

DEPARTMENT OF PLANNING & SUSTAINABILITY

DISCLOSURE OF CAMPAIGN CONTRIBUTION

In accordance with the Conflict of Interest in Zoning Act, OCGA Chapter 36-67A, the following 
questions must be answered.

Have you, the applicant, made $250.00 or more in campaign contribution to a local government 
official within two years immediately preceding the filling of this application?

Yes No X *

If the answer is yes, you must file a disclosure report with the governing authority of DeKalb County 
showing:

1. The name and official position of the local government official to whom the campaign 
contribution was made.

2. The dollar amount and description of each campaign contribution made during the two 
years immediately preceding the filing of this application and the date of each such 
contribution.

The disclosure must be filed within 10 days after the application is first filed and must be submitted 
to the C.E.O, and to the Board of Commissioners of DeKalb County, 1300 Commerce Drive, Decatur, 
GA 30030.

Notary

Check one: Owner Agent X

Dennis J. Webb, Jr.
Smith, Gambrell & Russell, LLP

Expiration Date/ Seal

*Notary seal not needed if answer is "no".

11/01/2018mma

DeKalbCountyGa.gov


BE 404.371.2155 (o)
404.371.4556 (f)

Clark Harrison Building
3 3 0 W. Ponce de Leon Ave
Decatur, GA 30030DeKalb County DeKalbCountyGa.gov

DEPARTMENT OF PLANNING & SUSTAINABILITY

DISCLOSURE OF CAMPAIGN CONTRIBUTION

In accordance with the Conflict of Interest in Zoning Act, OCGA Chapter 36-67A, the following 
questions must be answered.

Have you, the applicant, made $250.00 or more in campaign contribution to a local government 
official within two years immediately preceding the filling of this application?

Yes No X *

If the answer is yes, you must file a disclosure report with the governing authority of DeKalb County 
showing:

1. The name and official position of the local government official to whom the campaign 
contribution was made.

2. The dollar amount and description of each campaign contribution made during the two 
years immediately preceding the filing of this application and the date of each such 
contribution.

The disclosure must be filed within 10 days after the application is first filed and must be submitted 
to the C.E.O, and to the Board of Commissioners of DeKalb County, 1300 Commerce Drive, Decatur, 
GA 30030.

Notary ■ignature of Applicant /Date

Check one: Owner Agent X

J. Alexander Brock
Smith, Gambrell & Russell, LLP

Expiration Date/ Seal

*Notary seal not needed if answer is "no".

11/01/2018mma
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SOUTHFORK PEACHTREE CREEK: 17.71 AC.
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WILD HONEY PARK: 0.28 AC.

LEMON PARK: 0.34 AC.

DOG PARK: 0.16 AC.

PATH OPEN SPACE: 0.07 AC.

PROVIDED TOTAL OPEN SPACE : 19.04 AC.
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GENERAL NOTES:
1. SECTIONS SHOWN ARE TYPICAL AND TREE PLANTING AREA AND SIDEWALK WIDTHS MAY VARY IN

ORDER TO CREATE A VARIED WALKWAY EXPERIENCE AS LONG AS THE BELOW CRITERIA ARE MET.
2. BUILDINGS SHOWN ARE ILLUSTRATIVE, SEE SITE PLAN FOR BUILDING USES AND NUMBER OF STORIES.
3. STREET FURNITURE, OUTSIDE DINING, KIOSKS, FOOD TRUCKS, AND SIMILAR ITEMS MAY BE PLACED IN

THE PEDESTRIAN ZONE AS LONG AS THE MINIMUM SIDEWALK WIDTH ALONG ROAD A IS 8.0' AND IN ALL
OTHER LOCATIONS IS A MINIMUM OF 5.0'.

4. BUILDING CANOPIES, AWNINGS, ARCADES, AND BAY WINDOWS MAY PROJECT INTO PEDESTRIAN ZONE
SUBJECT TO THE MINIMUM SIDEWALK WIDTHS NOTED ABOVE.

5. STREET TREES WILL BE PROVIDED ON AN AVERAGE OF 40' ON CENTER OVER EACH BLOCK FRONTAGE
BUT EXACT SPACING WILL VARY IN ORDER TO CREATE A MORE VARIED DESIGN.

6. STREET LIGHTS WILL BE PROVIDED ALONG BOTH SIDE OF THE STREETS AT AN AVERAGE OF 80' ON
CENTER.
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GENERAL NOTES:
1. SECTIONS SHOWN ARE TYPICAL AND TREE PLANTING AREA AND SIDEWALK WIDTHS MAY VARY IN

ORDER TO CREATE A VARIED WALKWAY EXPERIENCE AS LONG AS THE BELOW CRITERIA ARE MET.
2. BUILDINGS SHOWN ARE ILLUSTRATIVE, SEE SITE PLAN FOR BUILDING USES AND NUMBER OF STORIES.
3. STREET FURNITURE, OUTSIDE DINING, KIOSKS, FOOD TRUCKS, AND SIMILAR ITEMS MAY BE PLACED IN

THE PEDESTRIAN ZONE AS LONG AS THE MINIMUM SIDEWALK WIDTH ALONG ROAD A IS 8.0' AND IN ALL
OTHER LOCATIONS IS A MINIMUM OF 5.0'.

4. BUILDING CANOPIES, AWNINGS, ARCADES, AND BAY WINDOWS MAY PROJECT INTO PEDESTRIAN ZONE
SUBJECT TO THE MINIMUM SIDEWALK WIDTHS NOTED ABOVE.

5. STREET TREES WILL BE PROVIDED ON AN AVERAGE OF 40' ON CENTER OVER EACH BLOCK FRONTAGE
BUT EXACT SPACING WILL VARY IN ORDER TO CREATE A MORE VARIED DESIGN.

6. STREET LIGHTS WILL BE PROVIDED ALONG BOTH SIDE OF THE STREETS AT AN AVERAGE OF 80' ON
CENTER.
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GENERAL NOTES:
1. SECTIONS SHOWN ARE TYPICAL AND TREE PLANTING AREA AND SIDEWALK WIDTHS MAY VARY IN

ORDER TO CREATE A VARIED WALKWAY EXPERIENCE AS LONG AS THE BELOW CRITERIA ARE MET.
2. BUILDINGS SHOWN ARE ILLUSTRATIVE, SEE SITE PLAN FOR BUILDING USES AND NUMBER OF STORIES.
3. STREET FURNITURE, OUTSIDE DINING, KIOSKS, FOOD TRUCKS, AND SIMILAR ITEMS MAY BE PLACED IN

THE PEDESTRIAN ZONE AS LONG AS THE MINIMUM SIDEWALK WIDTH ALONG ROAD A IS 8.0' AND IN ALL
OTHER LOCATIONS IS A MINIMUM OF 5.0'.

4. BUILDING CANOPIES, AWNINGS, ARCADES, AND BAY WINDOWS MAY PROJECT INTO PEDESTRIAN ZONE
SUBJECT TO THE MINIMUM SIDEWALK WIDTHS NOTED ABOVE.

5. STREET TREES WILL BE PROVIDED ON AN AVERAGE OF 40' ON CENTER OVER EACH BLOCK FRONTAGE
BUT EXACT SPACING WILL VARY IN ORDER TO CREATE A MORE VARIED DESIGN.

6. STREET LIGHTS WILL BE PROVIDED ALONG BOTH SIDE OF THE STREETS AT AN AVERAGE OF 80' ON
CENTER.
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L1-00

TREE

PROTECTION

PLAN

PRESERVATION REQUIREMENTS:

TOTAL SITE: 73.11 ACRES

120" DBH PER ACRE OR 25% OF EXISTING SIGNIFICANT TREES REQUIRED TO

BE PRESERVED

73.11 x 120 = 8,773.2 EXISTING INCHES REQUIRED TO BE PRESERVED

OR

TOTAL EXISTING SPECIMEN INCHES: 411.6 INCHES

411.6 x 25% = 102.9 INCHES REQUIRED TO PRESERVED

TOTAL EXISTING INCHES (INCLUDING SPECIMEN) TO BE PRESERVED: 7,865"

TOTAL EXISTING SPECIMEN INCHES TO BE PRESERVED: 411.6".

REQUIREMENT SATISFIED

SITE DENSITY:

TOTAL SITE 73.11 ACRES

REQUIRED UNITS PER ACRE: 30 UNITS

73.11 ACRES * 30 UNITS = 2,193.3 DENSITY UNITS REQUIRED

PRESERVED TREE UNITS:  1,580.2 INCHES

PRESERVED SPECIMEN UNITS: 411.6 INCHES

PROPOSED UNITS: 258.5 INCHES

TOTAL PROPOSED ON SITE: 2,250.3

57 TOTAL EXCESS INCHES TO REMAIN

SITE DENSITY SATISFIED

TREE PROTECTION LEGEND

TREE TO BE REMOVED

TREE PROTECTION FENCETPF

LIMITS OF DISTURBANCELOD

SPECIMEN TREE TO BE

REMOVED

SPECIMEN TREE TO REMAIN

NOTES:

1. EXACT LOCATION AND TYPE OF TREES TO BE USED MAY

VARY BASED ON FINAL DESIGN.

2. OVERALL TREE DENSITY AND PLANTING MUST MEET SITE

DENSITY REQUIREMENTS AS STATED PER CODE.
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L1-01

TREE

PROTECTION

PLAN

PRESERVATION REQUIREMENTS:

TOTAL SITE: 73.11 ACRES

120" DBH PER ACRE OR 25% OF EXISTING SIGNIFICANT TREES REQUIRED TO

BE PRESERVED

73.11 x 120 = 8,773.2 EXISTING INCHES REQUIRED TO BE PRESERVED

OR

TOTAL EXISTING SPECIMEN INCHES: 411.6 INCHES

411.6 x 25% = 102.9 INCHES REQUIRED TO PRESERVED

TOTAL EXISTING INCHES (INCLUDING SPECIMEN) TO BE PRESERVED: 7,865"

TOTAL EXISTING SPECIMEN INCHES TO BE PRESERVED: 411.6".

REQUIREMENT SATISFIED

SITE DENSITY:

TOTAL SITE 73.11 ACRES

REQUIRED UNITS PER ACRE: 30 UNITS

73.11 ACRES * 30 UNITS = 2,193.3 DENSITY UNITS REQUIRED

PRESERVED TREE UNITS:  1,580.2 INCHES

PRESERVED SPECIMEN UNITS: 411.6 INCHES

PROPOSED UNITS: 258.5 INCHES

TOTAL PROPOSED ON SITE: 2,250.3

57 TOTAL EXCESS INCHES TO REMAIN

SITE DENSITY SATISFIED

TREE PROTECTION LEGEND

TREE TO BE REMOVED

TREE PROTECTION FENCETPF

LIMITS OF DISTURBANCELOD

SPECIMEN TREE TO BE

REMOVED

SPECIMEN TREE TO REMAIN

NOTES:

1. EXACT LOCATION AND TYPE OF TREES TO BE USED MAY

VARY BASED ON FINAL DESIGN.

2. OVERALL TREE DENSITY AND PLANTING MUST MEET SITE

DENSITY REQUIREMENTS AS STATED PER CODE.



RETAIL C60

± 10,000 SF
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L1-02

TREE

PROTECTION

PLAN

PRESERVATION REQUIREMENTS:

TOTAL SITE: 73.11 ACRES

120" DBH PER ACRE OR 25% OF EXISTING SIGNIFICANT TREES REQUIRED TO

BE PRESERVED

73.11 x 120 = 8,773.2 EXISTING INCHES REQUIRED TO BE PRESERVED

OR

TOTAL EXISTING SPECIMEN INCHES: 411.6 INCHES

411.6 x 25% = 102.9 INCHES REQUIRED TO PRESERVED

TOTAL EXISTING INCHES (INCLUDING SPECIMEN) TO BE PRESERVED: 7,865"

TOTAL EXISTING SPECIMEN INCHES TO BE PRESERVED: 411.6".

REQUIREMENT SATISFIED

SITE DENSITY:

TOTAL SITE 73.11 ACRES

REQUIRED UNITS PER ACRE: 30 UNITS

73.11 ACRES * 30 UNITS = 2,193.3 DENSITY UNITS REQUIRED

PRESERVED TREE UNITS:  1,580.2 INCHES

PRESERVED SPECIMEN UNITS: 411.6 INCHES

PROPOSED UNITS: 258.5 INCHES

TOTAL PROPOSED ON SITE: 2,250.3

57 TOTAL EXCESS INCHES TO REMAIN

SITE DENSITY SATISFIED

TREE PROTECTION LEGEND

TREE TO BE REMOVED

TREE PROTECTION FENCETPF

LIMITS OF DISTURBANCELOD

SPECIMEN TREE TO BE

REMOVED

SPECIMEN TREE TO REMAIN

NOTES:

1. EXACT LOCATION AND TYPE OF TREES TO BE USED MAY

VARY BASED ON FINAL DESIGN.

2. OVERALL TREE DENSITY AND PLANTING MUST MEET SITE

DENSITY REQUIREMENTS AS STATED PER CODE.
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± 3,000 SF
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L1-03

TREE

PROTECTION

PLAN

PRESERVATION REQUIREMENTS:

TOTAL SITE: 73.11 ACRES

120" DBH PER ACRE OR 25% OF EXISTING SIGNIFICANT TREES REQUIRED TO

BE PRESERVED

73.11 x 120 = 8,773.2 EXISTING INCHES REQUIRED TO BE PRESERVED

OR

TOTAL EXISTING SPECIMEN INCHES: 411.6 INCHES

411.6 x 25% = 102.9 INCHES REQUIRED TO PRESERVED

TOTAL EXISTING INCHES (INCLUDING SPECIMEN) TO BE PRESERVED: 7,865"

TOTAL EXISTING SPECIMEN INCHES TO BE PRESERVED: 411.6".

REQUIREMENT SATISFIED

SITE DENSITY:

TOTAL SITE 73.11 ACRES

REQUIRED UNITS PER ACRE: 30 UNITS

73.11 ACRES * 30 UNITS = 2,193.3 DENSITY UNITS REQUIRED

PRESERVED TREE UNITS:  1,580.2 INCHES

PRESERVED SPECIMEN UNITS: 411.6 INCHES

PROPOSED UNITS: 258.5 INCHES

TOTAL PROPOSED ON SITE: 2,250.3

57 TOTAL EXCESS INCHES TO REMAIN

SITE DENSITY SATISFIED

TREE PROTECTION LEGEND

TREE TO BE REMOVED

TREE PROTECTION FENCETPF

LIMITS OF DISTURBANCELOD

SPECIMEN TREE TO BE

REMOVED

SPECIMEN TREE TO REMAIN

NOTES:

1. EXACT LOCATION AND TYPE OF TREES TO BE USED MAY

VARY BASED ON FINAL DESIGN.

2. OVERALL TREE DENSITY AND PLANTING MUST MEET SITE

DENSITY REQUIREMENTS AS STATED PER CODE.
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TREE

PROTECTION

PLAN

PRESERVATION REQUIREMENTS:

TOTAL SITE: 73.11 ACRES

120" DBH PER ACRE OR 25% OF EXISTING SIGNIFICANT TREES REQUIRED TO

BE PRESERVED

73.11 x 120 = 8,773.2 EXISTING INCHES REQUIRED TO BE PRESERVED

OR

TOTAL EXISTING SPECIMEN INCHES: 411.6 INCHES

411.6 x 25% = 102.9 INCHES REQUIRED TO PRESERVED

TOTAL EXISTING INCHES (INCLUDING SPECIMEN) TO BE PRESERVED: 7,865"

TOTAL EXISTING SPECIMEN INCHES TO BE PRESERVED: 411.6".

REQUIREMENT SATISFIED

SITE DENSITY:

TOTAL SITE 73.11 ACRES

REQUIRED UNITS PER ACRE: 30 UNITS

73.11 ACRES * 30 UNITS = 2,193.3 DENSITY UNITS REQUIRED

PRESERVED TREE UNITS:  1,580.2 INCHES

PRESERVED SPECIMEN UNITS: 411.6 INCHES

PROPOSED UNITS: 258.5 INCHES

TOTAL PROPOSED ON SITE: 2,250.3

57 TOTAL EXCESS INCHES TO REMAIN

SITE DENSITY SATISFIED

TREE PROTECTION LEGEND

TREE TO BE REMOVED

TREE PROTECTION FENCETPF

LIMITS OF DISTURBANCELOD

SPECIMEN TREE TO BE

REMOVED

SPECIMEN TREE TO REMAIN

NOTES:

1. EXACT LOCATION AND TYPE OF TREES TO BE USED MAY

VARY BASED ON FINAL DESIGN.

2. OVERALL TREE DENSITY AND PLANTING MUST MEET SITE

DENSITY REQUIREMENTS AS STATED PER CODE.
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L1-05

TREE

PROTECTION

PLAN

PRESERVATION REQUIREMENTS:

TOTAL SITE: 73.11 ACRES

120" DBH PER ACRE OR 25% OF EXISTING SIGNIFICANT TREES REQUIRED TO

BE PRESERVED

73.11 x 120 = 8,773.2 EXISTING INCHES REQUIRED TO BE PRESERVED

OR

TOTAL EXISTING SPECIMEN INCHES: 411.6 INCHES

411.6 x 25% = 102.9 INCHES REQUIRED TO PRESERVED

TOTAL EXISTING INCHES (INCLUDING SPECIMEN) TO BE PRESERVED: 7,865"

TOTAL EXISTING SPECIMEN INCHES TO BE PRESERVED: 411.6".

REQUIREMENT SATISFIED

SITE DENSITY:

TOTAL SITE 73.11 ACRES

REQUIRED UNITS PER ACRE: 30 UNITS

73.11 ACRES * 30 UNITS = 2,193.3 DENSITY UNITS REQUIRED

PRESERVED TREE UNITS:  1,580.2 INCHES

PRESERVED SPECIMEN UNITS: 411.6 INCHES

PROPOSED UNITS: 258.5 INCHES

TOTAL PROPOSED ON SITE: 2,250.3

57 TOTAL EXCESS INCHES TO REMAIN

SITE DENSITY SATISFIED

TREE PROTECTION LEGEND

TREE TO BE REMOVED

TREE PROTECTION FENCETPF

LIMITS OF DISTURBANCELOD

SPECIMEN TREE TO BE

REMOVED

SPECIMEN TREE TO REMAIN

NOTES:

1. EXACT LOCATION AND TYPE OF TREES TO BE USED MAY

VARY BASED ON FINAL DESIGN.

2. OVERALL TREE DENSITY AND PLANTING MUST MEET SITE

DENSITY REQUIREMENTS AS STATED PER CODE.
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TREE

INFORMATION
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This document, together with the concepts and designs presented herein, as an instrument of service, is intended only for the specific purpose and client for which it was prepared. Reuse of and improper reliance on this document without written authorization and adaptation by Kimley-Horn and Associates, Inc. shall be without liability to Kimley-Horn and Associates, Inc.
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REPLACEMENT

PLAN

TREE PROTECTION LEGEND

TREE TO BE REMOVED

TREE PROTECTION FENCETPF

LIMITS OF DISTURBANCELOD

SPECIMEN TREE TO BE

REMOVED

SPECIMEN TREE TO REMAIN

NOTES:

1. EXACT LOCATION AND TYPE OF TREES TO BE USED MAY

VARY BASED ON FINAL DESIGN.

2. OVERALL TREE DENSITY AND PLANTING MUST MEET SITE

DENSITY REQUIREMENTS AS STATED PER CODE.



TREES CODE QTY BOTANICAL NAME COMMON NAME CAL HEIGHT SPRD CONT REMARKS

MAP-OG 93 ACER RUBRUM `OCTOBER GLORY` TM OCTOBER GLORY MAPLE 3" CAL 12-14` HT 6-7` SPRD B&B STRAIGHT TRUNK, FULL HEAD

TUL-TT 81 LIRIODENDRON TULIPIFERA TULIP TREE 3" CAL 12-14` HT 6-7` SPRD B&B STRAIGHT TRUNK, FULL HEAD

RED-DR 48 METASEQUOIA GLYPTOSTROBOIDES DAWN REDWOOD 3" CAL 12-14` HT 6-7` SPRD B&B STRAIGHT TRUNK, FULL HEAD

OAK-NT 96 QUERCUS NUTTALLII NUTTALL OAK 3" CAL 12-14` HT 6-7` SPRD B&B STRAIGHT TRUNK, FULL HEAD

OAK-HWO 92 QUERCUS PHELLOS `HIGHTOWER` WILLOW OAK 3" CAL 12-14` HT 6-7` SPRD B&B STRAIGHT TRUNK, FULL HEAD

ELM-BOS 107 ULMUS PARVIFOLIA `BOSQUE` BOSQUE ELM 3" CAL 12-14` HT 6-7` SPRD B&B STRAIGHT TRUNK, FULL HEAD

PLANT SCHEDULE
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2
LANDSCAPE BED PLANTING DETAIL
NTS

NOTES:

B&B MATERIAL

1. REMOVE ALL SYNTHETIC STRAP AND SYNTHETIC BURLAP FROM ROOTBALL

2. REMOVE 34 OF BURLAP FROM TOP OF ROOT BALL COVERING

3. REMOVE TOP 12 OF WIRE BASKET (IF PRESENT)
4. DO NOT INSTALL MULCH WITHIN 6" OF MAIN TRUNK OF STEM

CONTAINER MATERIAL

1. REMOVE CONTAINER FROM AROUND PLANT PRIOR TO PLANTING

2. BREAK UP ANY CIRCLING OR BINDING ROOTS

3. SCARIFY SIDE OF ROOTBALL

4. DO NOT INSTALL MULCH WITHIN 6" OF TRUNK FLARE

10

9

8

7

6

5

4

1

SECTION

NOTES:

1. THIS DETAIL IS APPLICABLE FOR SOIL AND ROOTBALL INSTALLATION.

LANDSCAPE NOTES

• REFER TO CIVIL SHEETS FOR GRADING AND DRAINAGE WITHIN LANDSCAPE AND HARDSCAPE

AREAS.

• ALL PLANT MATERIAL MUST MEET THE MINIMUM STANDARDS AS PROVIDED IN THE AMERICAN

STANDARD FOR NURSERY STOCK (ANSI Z60.1)  TREES MUST BE FREE OF INJURY, PESTS,

DISEASE, NUTRITIONAL DISORDERS OR ROOT DEFECTS AND MUST BE IN GOOD VIGOR TO

ASSURE A REASONABLE EXPECTATION OF SURVIVAL.  STANDARDS FOR TRANSPLANTING

SHALL BE IN KEEPING WITH THOSE ESTABLISHED IN THE INTERNATIONAL SOCIETY OF

ARBORICULTURE PUBLICATION TREE AND SHRUB PLANTING MANUAL OR A SIMILAR

PUBLICATION.

• ALL PLANTS SHALL BE HEALTHY, VIGOROUS MATERIAL AND FREE OF PESTS AND DISEASE.

• ALL PLANTS MUST BE CONTAINER GROWN OR BALLED AND BURLAPPED AS INDICATED IN THE

PLANT LIST.

• ALL PLANT MATERIAL QUANTITIES SHOWN ARE APPROXIMATE.  CONTRACTOR SHALL BE

RESPONSIBLE FOR COMPLETE COVERAGE OF ALL PLANTING BEDS AT SPACING SHOWN .

• ALL PLANTS ARE SUBJECT TO APPROVAL OF THE OWNER BEFORE, DURING AND AFTER

INSTALLATION

• ALL PLANTING BEDS ARE TO BE COMPLETELY COVERED WITH SHREDDED HARDWOOD MULCH

AT A MINIMUM OF 3 INCHES.  THE MULCH SHALL BE FREE FROM MOLD, STICKS, CONES, WEEDS

AND OTHER DEBRIS.  COMPACTION OF THE MULCH SHALL OCCUR NATURALLY OVER A TWO

WEEK PERIOD DURING WHICH AT LEAST ONE SIGNIFICANT RAINFALL HAS OCCURRED. 

ADDITIONAL MULCH SHALL BE PLACED IN ORDER TO MAINTAIN THE MINIMUM DEPTH UNTIL

DATE OF FINAL ACCEPTANCE.

• THE CONTRACTOR SHALL CONTACT THE APPROPRIATE UTILITY COMPANIES AND 811 TO HAVE

THE LOCATIONS OF THEIR UNDERGROUND UTILITIES MARKED PRIOR TO BEGINNING WORK. 

CAUTION SHALL BE EXERCISED TO AVOID INTERRUPTION OF SERVICES. THE CONTRACTOR IS

RESPONSIBLE FOR REPAIR OF ALL EXISTING UTILITIES DAMAGED DURING CONSTRUCTION.

• THE CONTRACTOR IS RESPONSIBLE FOR FULLY MAINTAINING ALL PLANTING UNTIL THE WORK

IS ACCEPTED BY THE OWNER.  MAINTENANCE INCLUDES BUT IS NOT LIMITED TO:  WATERING,

SPRAYING, MULCHING, FERTILIZING.

• THE CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR A PERIOD OF ONE YEAR

BEGINNING AT THE DATE OF FINAL ACCEPTANCE.  THE CONTRACTOR SHALL PROMPTLY MAKE

ALL REPLACEMENTS BEFORE THE END OF THE GUARANTEE PERIOD (AS PER DIRECTION FROM

THE OWNER)

• ANY PLANT MATERIAL THAT DIES, TURNS BROWN, OR DEFOLIATES PRIOR TO FINAL

ACCEPTANCE SHALL BE REMOVED AND REPLACED WITH MATERIAL OF THE SAME SPECIES,

QUANTITY AND SIZE AT NO ADDITIONAL COST TO THE OWNER.

• THE CONTRACTOR SHALL SUPPLY ALL PLANTING MIX:  50% ORGANIC SOIL ADDITIVES AND 50%

TOPSOIL.

• THE AREA TO BE PLANTED SHALL BE SPRAYED WITH HERBICIDE ONE WEEK PRIOR TO TILLING

AND PLANTING.  ALL EXISTING TURF AND VEGETATION SHALL BE STRIPPED AND REMOVED

PRIOR TO THE INSTALLATION OF ANY TURF OR PLANT MATERIAL.

• CONTRACTOR TO VERIFY THAT PLANTING LOCATIONS DO NOT CONFLICT WITH EXISTING

UTILITIES, STRUCTURES, EASEMENTS OR DRAINAGE PATTERNS.

• CONTRACTOR TO REFER TO THE EROSION CONTROL PLANS FOR ALL TEMPORARY AND

PERMANENT SEEDING AREAS.

• THE QUANTITIES SHOWN IN THE PLANT SCHEDULE ARE SOLELY FOR THE INFORMATION OF

THE CONTRACTOR.  THE CONTRACTOR SHALL VERIFY THE QUANTITIES SHOWN IN THE PLANT

SCHEDULE WITH THE QUANTITIES SHOWN ON THE PLANTING PLAN.  ALL DIFFERENCES IN THE

QUANTITIES SHALL BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT FOR

CLARIFICATION.  CONTRACTOR IS RESPONSIBLE TO INSTALL THE PLANT MATERIAL

QUANTITIES THAT ARE SHOWN IN THE LANDSCAPE PLANS.

• THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING THE SITE (INCLUDING, BUT

NOT LIMITED TO WEEDING, WATERING, SPRAYING, MULCHING, FERTILIZING, ETC…) OF

PLANTING AREAS AND LAWN AREAS UNTIL THE WORK IS ACCEPTED IN TOTAL BY THE

LANDSCAPE ARCHITECT AND THE OWNER. THE CONTRACTOR IS RESPONSIBLE FOR THE FULL

WARRANTY OF ALL THE PLANT MATERIAL UNTIL FINAL ACCEPTANCE.

• ALL SLOPES THAT ALL GREATER THAN 3:1 SHALL BE STABILIZED WITH EROSION CONTROL

FABRIC PRIOR TO PLANTING. EROSION CONTROL FABRIC SHALL BE OF THE TYPE THAT

DECOMPOSES AFTER 18 MONTHS TO 2 YEARS.

• THE OWNER'S REPRESENTATIVE RESERVES THE RIGHT TO REJECT, AT ANY TIME UNTIL THE

END OF THE GUARANTEE PERIOD, ANY AND/OR ALL PLANT MATERIAL THAT DOES NOT MEET

THE SPECIFICATIONS AS SET FORTH HERIN AND IN THE PLANT SCHEDULE.

1
TYPICAL TREE PLANTING
NTS

IRRIGATION PERFORMANCE SPECIFICATION:
CONTRACTOR SHALL PROVIDE A FULLY AUTOMATED IRRIGATION SYSTEM WHICH SHALL SUPPLY FULL

COVERAGE IRRIGATION FOR ALL PLANTING AREAS.  TREES, SHRUBS AND GROUNDCOVERS SHALL BE

WATERED BY MEANS OF DRIP IRRIGATION LINE ON DEDICATED ZONES WITH SIMILAR PLANTING MATERIAL

SPECIES AND WATERING REQUIREMENTS.  ALL POTS SHALL HAVE A FLEX IRRIGATION LINE RUN UP THE

BACK SIDE TO PROVIDE A DRIP LINE FOR POTTED PLANTINGS. IRRIGATION SHALL BE PROVIDED TO THE

ROOF TERRACE. THE SYSTEM SHALL INCLUDE AN EVAPOTRANSPIRATION (ET) / RAIN-FREEZE SENSOR.

FINAL LOCATION OF CONTROLLER AND LOCATION OF SLEEVING AND CONDUIT TO BE DETERMINED PRIOR

TO PAVING INSTALLATION AND TO BE APPROVED BY OWNER / OWNER'S REPRESENTATIVE.  AS-BUILT

PLANS AND OPERATIONS MANUALS TO BE SUPPLIED TO THE OWNER UPON ACCEPTANCE OF THE

INSTALLATION. SYSTEM SHALL MEET THE MORE STRINGENT OF EITHER LOCAL JURISDICTIONAL

REQUIREMENTS OR ESTABLISHED INDUSTRY STANDARD.

L2-10

LANDSCAPE

DETAILS

NOTES:

1. EXACT LOCATION AND TYPE OF TREES TO BE USED MAY

VARY BASED ON FINAL DESIGN.

2. OVERALL TREE DENSITY AND PLANTING MUST MEET SITE

DENSITY REQUIREMENTS AS STATED PER CODE.
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NORTH DEKALB
MASTER SIGN PROGRAM



EDENS TENANT CRITERIAINTRODUCTION

• All Tenant signage must be approved by EDENS.

• After reviewing the Signage Criteria, Tenant shall submit 
their sign concept proposal or final sign proposal to 
Landlord’s Tenant Construction Manager for approval.

• Sign packages must include a building elevation with the 
proposed sign drawn to scale, a cut sheet detailing the 
proposed sign construction, as well as a call out of colors, all 
dimensions, and method of lighting. 

• Incomplete proposals will be rejected.

• Proposals must be submitted in a legible PDF format for 
comments and approval.

The purpose of this Master Sign Program is to set 
criteria for the overall Property Signage as well as for 
all Tenants to follow concerning the design aesthetic of 
their identification signage. Tenants will be obligated 
to comply with the following criteria. The Landlord 
may have additional signage criteria stipulated in the 
lease. The more restrictive of the two criterias (this 
Sign Program or the Landlord’s criteria) will govern.

All Tenants are required to secure both a permit from 
DeKalb County and from the Landlord. Tenants should 
obtain written Landlord approval before submitting for  
Dekalb County permit and before installation. 

Tenant sign vendors must be properly credentialed to 
work at North Dekalb Mall. All licenses and insurances 
shall be submitted to the Landlord for approval prior 
to any work commencing.

north dekalb sign criteria
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i. property sign criteria

• Existing Ground Signs #1-4 indicated on the Sign Plan shall be permitted to 

remain and be rebuilt/refaced as long as the height or size is not increased. 

If existing ground signs need to be removed based on road widening (or 

other County imposed reasons), then the signs shall be permitted to be     

re-built to the same size and height as existing.

• New Ground Signs shall be limited to 25 feet in height, 15 feet in width and 

200 SF. 

• Directional Signs shall be permitted outside public right-of-way within the 

development and shall be limited to 5 feet in height, 5 feet in width and 25 

SF.

• Directional Signage may include names of streets, parks, and/or tenants.

• Artistic Signs may be located throughout the project, except Block E, as 

long as outside of internal streets.

• The intent of artistic signs is to create unique visual moments to make 

the property more inspiring for residents and visitors.

• Artistic Signs may include the name of the project and other text or     

images but may not include the name of tenants unless treated as  tenant 

signage.

• Artistic Signs may be ground mounted, mounted or painted on         

buildings or parking structures, or mounted on the roof tops of buildings 

or  parking structures.

• Entrance Signs may be constructed in locations indicated on the Sign Plan 

and sign area shall be limited to 8’ in height, 32’ in width and 150 SF.

• Entrance Signage text shall be limited to the name of the Center and shall 

not include tenant signage.

• Entrance Signs may be freestanding or mounted on a building, wall, or 

similar element.

GROUND SIGNS

ENTRANCE SIGNS

DIRECTIONAL  SIGNS

ARTISTIC  SIGNS
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property sign types

ENTRANCE SIGNAGE
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ARTISTIC SIGNAGE

property sign types
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FAÇADE/PRIMARY IDENTIFICATION SIGNAGE 
CRITERIA

• In general, all building-mounted Tenant signs shall be individually-

mounted halo-lit channel letter forms. Tenants over 5,000 SF or 

occupying an entire building can have face-lit individual letters. 

Face illumination must only consist of day/night type (dulite/dual-lite) 

face materials so that the face reads as a solid element during the day 

and illuminates at night. Deviation from these standards must be 

approved in writing by the Landlord.

• Panel or cabinet style signs are prohibited on all buildings.

• In areas where the building’s structural elements do not allow for 

the use of individual letters, Tenants will be permitted to mount 

the individual letters to a backplate which may be no more than 

3” deep. In general, the backplate must be painted to match the 

façade except if the Tenant has a nationally registered signage 

design that includes a background color, in which case the 

backplate may be painted that color (subject to Landlord written 

approval); however, in that case the size of the sign will be based 

on the size of the backplate.  

• Signage is prohibited from encroaching on any architectural 

feature of the building.

• Façade signs must have a minimum clearance of 10” from upper and 

lower edges of the sign band, and 12” clearance from the demising 

wall center line. Façade signs and other sign elements may not be 

installed outside of Tenant frontage without prior Landlord approval.

• Tenant Facade Signs shall be limited to 30 SF or 4 SF per lineal feet 

of tenant wall, whichever is greater, up to a maximum of 150 SF.

FONT

• Nationally registered font styles and/or logos are permitted in 

their natural font. 

COLORS

• Tenants with nationally-registered colors may use their colors on 

building-mounted signage. 

ELECTRICAL REQUIREMENTS

• Industry standards apply, and each electrical component 

must be U. L. listed and properly labeled. All power supplies 

must be concealed behind the wall and must be accessible for 

inspections and service.

• Disconnect switches need to be installed as required by code 

and the switch must be painted to match the wall.

PROHIBITED ELEMENTS

• Sign raceways

• Cabinet signs

• Flashing lights 

• Animated components

• Window graphics that exceed 25% of window area and block 

visibility into Tenant space

• Generic Tenant identity (ex: “Nails”)

• RED, GREEN, or YELLOW as a primary or majority color of Tenant 

signage (without prior Landlord approval). This includes material 

finish as well as illumination.

ii. tenant sign criteria
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OPTION 1: Halo-Lit Reverse Channel Letter Forms
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OPTION 2: Internally-Illuminated White Acrylic Lettering with Opaque Veneer
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tenant façade sign types
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OPTION 3A: Halo-Lit Reverse Channel Letter Forms with Back Plate
• Back plate must receive prior Landlord approval
• Matching back plate color to façade color is encouraged

OPTION 3B: Internally-Illuminated Push-Through White Acrylic Letterering with Opaque 
Veneer and Back Plate
• Back plate must receive prior Landlord approval
• Matching back plate color to façade color is encouraged

*  THIS OPTION IS ONLY AVAILABLE IF FAÇADE CONCEALED 
RACEWAY IS NOT POSSIBLE. REQUIRES LANDLORD 
APPROVAL FOR CLASSIFICATION. EXPOSED RACEWAY IS 
NOT PERMITTED.
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EDENS STANDARD SPEC FOR GOOSENECK LIGHT FIXTURE:
COOPER LIGHTING CAMBRIA 922

PAR20 BULLET SIGN LIGHTER

Recommended 1-LED2741 light source (this is wide angle) with OSL lens option
• Lights mounted with O.C. spacing, approx. 24” (28” max.)

*  DIRECT PAINTED SIGNAGE MAX HEIGHT IS 1.25 X 
THE STANDARD APPROVED SIGN HEIGHT 

OPTION 4A:  Individual Dimensional Letter Forms with Gooseneck External Illumination

OPTION 4B: Painted Lettering with Gooseneck External Illumination
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EDENS STANDARD SPEC FOR LED STRIP LIGHT:
12SYSTEMS V-LINE V321

OPTION 5B: Painted Lettering with LED Strip Light External Illumination

OPTION 5A: Individual Dimensional Letter Forms with LED Strip Light External Illumination
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*  DIRECT PAINTED SIGNAGE MAX HEIGHT IS 1.25 X 
THE STANDARD APPROVED SIGN HEIGHT 
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TENANT STORETENANT STORE

TENANT STORETENANT STORE
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OPTION 6A: Traditional Neon in a Channel with a Clear Acrylic Face Plate

OPTION 6B: Traditional Neon in a Channel

OPTION 7A: Exposed Neon Mounted Directly to Façade
OPTION 7B: Exposed Neon Mounted on Solid Letter Forms

E
L

E
V

A
T

IO
N

E
L

E
V

A
T

IO
N



13

TENANT STORETENANT STORE

TENANT STORETENANT STORE

OPTION 8: Neon Look Push-Through Acrylic Lettering
• 1/2” clear acrylic push-through double line, 1/2” wide letter strokes with routed, polished, bullnose-face for 

faux neon look

OPTION 9: Individual Channel Letters with Marquee Illumination
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OPTION 10: JR/ANCHOR ONLY  (GREATER THAN 5,000 SF)
 LED Internally Face-Lit Channel Letter Forms

GENERAL NOTES

DIAGRAMS ARE SHOWN FOR REFERENCE ONLY. ACTUAL TENANT SIGN 
WILL REFLECT INDIVIDUAL IDENTITY THROUGH SHAPE, FONT, ETC.

ALL ELECTRICAL MUST BE HIDDEN UNLESS REQUIRED BY CODE.  

(FOR EX: A PHOTO CALL OR MANUAL ON-OFF SWITCH)
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OPTION 11: Roof-Mounted Signs: JR/ANCHOR ONLY (GREATER THAN 5,000 SF)
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OPTION 12: VERTICAL SIGNS
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48” MAX
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Depending on the architecture of the 

shopping center, applicable Tenants may, with 

Landlord approval, use a canopy mounted 

sign. Approved Tenants shall be allowed one 

(1) canopy sign; however, a Tenant whose 

storefront turns a corner may have one (1) 

sign on each façade thereof, providing the 

arrangement meets the approval of the 

Landlord and is within the restrictions of the 

local sign code. A canopy sign cannot be used 

as primary retail identification if a Tenant also 

has a façade sign.

Three kinds of canopy signs are allowed:

• Internally-Lit Canopy Sign

• Back-Lit Canopy Sign with LED Strip Light

• Up-Lit Canopy Sign with LED Strip Light
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letter form descender 
elements mount in front 
of canopy face

canopy

sign with internal 
illumination

canopy

façade

OPTION 13: Canopy Signs

PLACEMENT

• Use of awnings must be approved by Landlord unless 
specified in lease

• Awning placement & design shall be prior approved by 
Landlord

• Placement of awning must coordinate with façade 
signage & architectural elements of façade

PROFILE

• Awning shop drawings must be reviewed & approved by 
Landlord prior to installation

• Awning frame should be structurally sound
• Awning should have open sides. 
• Valences are prohibited unless approved by Landlord.

COLOR

• Only solid colors allowed (no stripes, printed graphics, 
logos, etc.), unless approved by Landlord. Fabric color 
must be reviewed by Landlord.
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OPTION 14: Awning Signs
• Use approved lighting from options 4 & 5
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blade signs

• Tenant’s may have blade signs in addition to the permitted 

tenant facade signs. Blade signs shall be limited to 6 SF per 

side.

• All blade signs must allow a 8’ clearance between the 

sidewalk and the sign.

• Blade sign graphics must be submitted to the Landlord for 

approval before installation.

• Blade signs may project from the building up to three (3) feet, 

when attached to the face of the building; provided that no 

projecting sign shall be maintained less than eight 8’ above 

the ground level when erected over pedestrian walkways or 

driveways and no less than fourteen 14’ above vehicle access.

Tenant 
Store

canopy or other architectural 
element

custom mounting hardware

fabricated sign body

dimensional graphics 
on face
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PROJECTING SIGN SUSPENDED SIGN
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A sign attached to and extending outward from 
the face of a building

A sign a sign hanging down from a marquee, awning, 
canopy.

8
’

36”
MAX

36”
MAX

8
’
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Legal Description 



Tract One 
53.146 Acres 
 
All that tract or parcel of land lying or being in Land Lot 100, 18th District, Dekalb County, Georgia, and 
being more particularly described as follows:  
 
Beginning at a concrete monument found at the intersection of the Westerly right-of-way of Lawrenceville 
Highway (U.S. Highway 29, Georgia Highway 8) (variable right-of-way) with the Northerly right-of-way of 
Stone Mountain Freeway (U.S. Highway 29/78) (variable right-of-way); thence along said right-of-way of 
Stone Mountain Freeway, South 54 degrees 13 minutes 44 seconds West a distance of 231.11 feet to a 
concrete monument found; thence South 58 degrees 57 minutes 28 seconds West a distance of 154.88 
feet to a concrete monument found; thence South 58 degrees 48 minutes 20 seconds West a distance of 
375.91 feet to a 1/2 inch rebar found; thence leaving said right-of-way North 48 degrees 31 minutes 39 
seconds West, a distance of 13.69 feet to a 1/2 inch rebar found; thence along a curve to the left, said 
curve having an arc length of 27.85 feet with a radius of 131.39 feet, being subtended by a chord bearing 
of South 35 degrees 30 minutes 32 seconds West, a distance of 27.79 feet to a nail found; thence South 
29 degrees 26 minutes 08 seconds West, a distance of 141.10 feet to a nail found; thence along a curve 
to the left, said curve having an arc length of 17.02 feet with a radius of 303.36 feet, being subtended by 
a chord bearing of South 31 degrees 02 minutes 34 seconds West, a distance of 17.02 feet to a nail found; 
thence along a curve to the left, said curve having an arc length of 6.28 feet with a radius of 27.00 feet, 
being subtended by a chord bearing of South 25 degrees 58 minutes 53 seconds West, a distance of 6.27 
feet to a nail found; thence South 53 degrees 25 minutes 58 seconds East, a distance of 113.93 feet to a 
1/2 inch rebar found; thence along a curve to the right, said curve having an arc length of 138.57 feet with 
a radius of 240.00 feet, being subtended by a chord bearing of South 36 degrees 53 minutes 41 seconds 
East,  a distance of 136.65 feet to a  1/2 inch rebar found on the Westerly right-of-way of Stone Mountain 
Freeway; thence along said right-of-way South 30 degrees 08 minutes 39 seconds West, a distance of 
123.27 feet to a point; thence leaving said right-of-way, along a curve to the left, said curve having an arc 
length of 67.56 feet with a radius of 156.73 feet, being subtended by a chord bearing of North 06 degrees 
04 minutes 55 seconds West,  a distance of 67.04 feet to a point; thence along a curve to the left, said 
curve having an arc length of 107.51 feet with a radius of 178.74 feet, being subtended by a chord bearing 
of North 35 degrees 14 minutes 10 seconds West,  a distance of 105.89 feet to a point; thence North 54 
degrees 18 minutes 37 seconds West, a distance of 71.77 feet to a point; thence along a curve to the right, 
said curve having an arc length of 29.75 feet with a radius of 398.99 feet, being subtended by a chord 
bearing of South 50 degrees 14 minutes 10 seconds West,  a distance of 29.74 feet to a point; thence 
along a curve to the right, said curve having an arc length of 94.25 feet with a radius of 351.35 feet, being 
subtended by a chord bearing of South 59 degrees 46 minutes 00 seconds West,  a distance of 93.97 feet 
to a point; thence South 67 degrees 26 minutes 54 seconds West, a distance of 34.87 feet to a point; 
thence along a curve to the right, said curve having an arc length of 131.87 feet with a radius of 395.99 
feet, being subtended by a chord bearing of South 76 degrees 59 minutes 12 seconds West,  a distance of 
131.26 feet to a point; thence along a curve to the right, said curve having an arc length of 348.51 feet 
with a radius of 672.11 feet, being subtended by a chord bearing of North 78 degrees 37 minutes 27 
seconds West,  a distance of 344.62 feet to a point; thence North 63 degrees 46 minutes 24 seconds West, 
a distance of 332.41 feet to a point; thence along a curve to the right, said curve having an arc length of 
253.47 feet with a radius of 359.99 feet, being subtended by a chord bearing of North 43 degrees 36 
minutes 25 seconds West,  a distance of 248.26 feet to a point; thence North 23 degrees 26 minutes 29 
seconds West, a distance of 139.20 feet to a point; thence along a curve to the right, said curve having an 
arc length of 129.81 feet with a radius of 345.98 feet, being subtended by a chord bearing of North 12 
degrees 41 minutes 44 seconds West,  a distance of 129.05 feet to a point; thence North 01 degrees 57 



minutes 01 seconds West, a distance of 216.73 feet to a point; thence along a curve to the right, said curve 
having an arc length of 119.31 feet with a radius of 2331.99 feet, being subtended by a chord bearing of 
North 00 degrees 29 minutes 06 seconds West,  a distance of 119.29 feet to a point; thence North 00 
degrees 58 minutes 49 seconds East, a distance of 38.05 feet to a 1 inch axle found; thence North 00 
degrees 54 minutes 58 seconds East, a distance of 15.01 feet to a 1 inch crimp top pipe found; thence 
North 01 degrees 35 minutes 58 seconds East, a distance of 130.76 feet to a 1 inch crimp top pipe found; 
thence North 00 degrees 30 minutes 17 seconds East, a distance of 300.09 feet to a 1/2 inch rebar found; 
thence North 00 degrees 08 minutes 04 seconds West, a distance of 197.50 feet to a 1 inch crimp top pipe 
found; thence North 00 degrees 39 minutes 29 seconds East, a distance of 249.77 feet to a 1/2 inch rebar 
found; thence South 72 degrees 19 minutes 41 seconds East, a distance of 196.38 feet to a 5/8 inch rebar 
set on the Westerly right-of-way of Birch Road (60 foot right-of-way); thence along said right-of-way South 
15 degrees 05 minutes 19 seconds West, a distance of 55.15 feet to a 1/2 inch rebar found; thence South 
08 degrees 42 minutes 52 seconds West, a distance of 86.40 feet to a 5/8 inch rebar set; thence South 17 
degrees 09 minutes 08 seconds East, a distance of 43.42 feet to a 5/8 inch rebar found; thence South 20 
degrees 54 minutes 10 seconds East, a distance of 54.88 feet to a nail found on the Southerly right-of-way 
of Sweetbriar Road (variable right-of-way); thence along said right-of-way; thence along a curve to the 
right, said curve having an arc length of 118.33 feet with a radius of 182.00 feet, being subtended by a 
chord bearing of North 81 degrees 31 minutes 39 seconds East, a distance of 116.26 feet to a 5/8 inch 
rebar found; thence South 79 degrees 50 minutes 46 seconds East, a distance of 344.04 feet to a 5/8 inch 
rebar found; thence along a curve to the right, said curve having an arc length of 186.10 feet with a radius 
of 219.00 feet, being subtended by a chord bearing of South 55 degrees 30 minutes 10 seconds East, a 
distance of 180.55 feet to a 5/8 inch rebar found; thence South 31 degrees 09 minutes 35 seconds East, a 
distance of 67.78 feet to a 5/8 inch rebar found; thence along a curve to the left, said curve having an arc 
length of 102.25 feet with a radius of 217.00 feet, being subtended by a chord bearing of South 44 degrees 
39 minutes 28 seconds East, a distance of 101.31 feet to a 5/8 inch rebar found; thence North 40 degrees 
25 minutes 58 seconds East, a distance of 60.81 feet to a 3/4 inch rebar found; thence leaving said right-
of-way South 89 degrees 24 minutes 31 seconds East, a distance of 295.17 feet to a 1/2 inch rebar found; 
thence South 89 degrees 22 minutes 16 seconds East, a distance of 227.46 feet to a 3/4 inch crimp top 
pipe found; thence South 89 degrees 18 minutes 45 seconds East, a distance of 172.42 feet to a 1/2 inch 
rebar found; thence South 89 degrees 35 minutes 34 seconds East, a distance of 197.03 feet to a 1/2 inch 
rebar found; thence South 89 degrees 35 minutes 34 seconds East, a distance of 194.13 feet to a 5/8 inch 
rebar found on the Westerly right-of-way of Lawrenceville Highway; thence along said right-of-way South 
22 degrees 48 minutes 07 seconds West, a distance of 28.21 feet to a 1/2 inch rebar found; thence leaving 
said right-of-way North 65 degrees 23 minutes 44 seconds West, a distance of 56.53 feet to a 5/8 inch 
rebar found; thence North 89 degrees 35 minutes 34 seconds West, a distance of 346.32 feet to a 1/2 inch 
rebar found; thence South 00 degrees 17 minutes 10 seconds West, a distance of 24.24 feet to a nail 
found; thence along a curve to the right, said curve having an arc length of 161.32 feet with a radius of 
114.00 feet, being subtended by a chord bearing of South 48 degrees 56 minutes 11 seconds East, a 
distance of 148.19 feet to a nail found; thence South 08 degrees 24 minutes 17 seconds East, a distance 
of 175.89 feet to a nail found; thence along a curve to the left, said curve having an arc length of 51.69 
feet with a radius of 33.00 feet, being subtended by a chord bearing of South 53 degrees 24 minutes 16 
seconds East, a distance of 46.56 feet to a nail found; thence North 81 degrees 33 minutes 14 seconds 
East, a distance of 48.82 feet to a nail found; thence along a curve to the right, said curve having an arc 
length of 64.57 feet with a radius of 441.76 feet, being subtended by a chord bearing of North 85 degrees 
52 minutes 43 seconds East, a distance of 64.52 feet to a nail found; thence along a curve to the left, said 
curve having an arc length of 39.15 feet with a radius of 48.00 feet, being subtended by a chord bearing 
of North 66 degrees 41 minutes 00 seconds East, a distance of 38.07 feet to a nail found on the Westerly 
right-of-way of Lawrenceville Highway; thence along said right-of-way, along a curve to the left, said curve 



having an arc length of 78.21 feet with a radius of 1203.92 feet, being subtended by a chord bearing of 
South 05 degrees 39 minutes 35 seconds West, a distance of 78.20 feet to a nail found; thence South 05 
degrees 14 minutes 03 seconds West, a distance of 100.92 feet to a 5/8 inch rebar found; thence South 
84 degrees 45 minutes 57 seconds East, a distance of 8.00 feet to a 5/8 inch rebar found; thence South 05 
degrees 14 minutes 44 seconds West, a distance of 145.00 feet to a concrete monument found, said point 
being the True Point of Beginning. 
 
Said tract of land contains 53.146 Acres. 



Tract Two 
18.521 Acres 
 
All that tract or parcel of land lying or being in Land Lots 100 and 101, 18th District, Dekalb County, 
Georgia, and being more particularly described as follows:  
 
COMMENCING at a concrete monument found at the intersection of the Westerly right-of-way of 
Lawrenceville Highway (U.S. Highway 29, Georgia Highway 8) (variable right-of-way) with the Northerly 
right-of-way of Stone Mountain Freeway (U.S. Highway 29/78) (variable right-of-way); thence along said 
right-of-way of Stone Mountain Freeway, South 54 degrees 13 minutes 44 seconds West a distance of 
231.11 feet to a concrete monument found; thence South 58 degrees 57 minutes 28 seconds West a 
distance of 154.88 feet to a concrete monument found; thence South 58 degrees 48 minutes 20 seconds 
West a distance of 375.91 feet to a 1/2 inch rebar found; thence leaving said right-of-way North 48 
degrees 31 minutes 39 seconds West, a distance of 13.69 feet to a 1/2 inch rebar found; thence along a 
curve to the left, said curve having an arc length of 27.85 feet with a radius of 131.39 feet, being subtended 
by a chord bearing of South 35 degrees 30 minutes 32 seconds West, a distance of 27.79 feet to a nail 
found; thence South 29 degrees 26 minutes 08 seconds West, a distance of 141.10 feet to a nail found; 
thence along a curve to the left, said curve having an arc length of 17.02 feet with a radius of 303.36 feet, 
being subtended by a chord bearing of South 31 degrees 02 minutes 34 seconds West, a distance of 17.02 
feet to a nail found; thence along a curve to the left, said curve having an arc length of 6.28 feet with a 
radius of 27.00 feet, being subtended by a chord bearing of South 25 degrees 58 minutes 53 seconds 
West, a distance of 6.27 feet to a nail found; thence South 53 degrees 25 minutes 58 seconds East, a 
distance of 113.93 feet to a 1/2 inch rebar found; thence along a curve to the right, said curve having an 
arc length of 138.57 feet with a radius of 240.00 feet, being subtended by a chord bearing of South 36 
degrees 53 minutes 41 seconds East,  a distance of 136.65 feet to a  1/2 inch rebar found on the Westerly 
right-of-way of Stone Mountain Freeway; thence along said right-of-way South 30 degrees 08 minutes 39 
seconds West, a distance of 123.27 feet to a point, said point being the True Point of Beginning;  
 
thence continuing along said right-of-way South 30 degrees 08 minutes 39 seconds West, a distance of 
120.70 feet to a 1/2 inch rebar found; thence South 40 degrees 44 minutes 02 seconds West, a distance 
of 199.85 feet to a 1/2 inch rebar found; thence South 52 degrees 36 minutes 08 seconds West, a distance 
of 153.58 feet to a point in the center of South Fork of Peachtree Creek; thence leaving said right-of-way, 
along the center of said creek, the following courses and distances: 
 
North 53 degrees 09 minutes 35 seconds West, a distance of 434.97 feet to a point; North 38 degrees 04 
minutes 08 seconds West, a distance of 153.48 feet to a point; North 78 degrees 26 minutes 02 seconds 
West, a distance of 180.67 feet to a point; North 29 degrees 16 minutes 48 seconds West, a distance of 
64.55 feet to a point; North 72 degrees 13 minutes 24 seconds West, a distance of 123.12 feet to a point; 
North 62 degrees 58 minutes 32 seconds West, a distance of 121.41 feet to a point; North 37 degrees 52 
minutes 15 seconds West, a distance of 176.23 feet to a point; North 15 degrees 02 minutes 20 seconds 
West, a distance of 112.11 feet to a point; North 38 degrees 43 minutes 09 seconds West, a distance of 
73.00 feet to a point; North 76 degrees 08 minutes 37 seconds West, a distance of 94.20 feet to a point; 
North 64 degrees 52 minutes 52 seconds West, a distance of 115.76 feet to a point; North 83 degrees 34 
minutes 40 seconds West, a distance of 108.47 feet to a point; South 70 degrees 53 minutes 40 seconds 
West, a distance of 64.33 feet to a point; North 66 degrees 56 minutes 16 seconds West, a distance of 
205.88 feet to a point; North 77 degrees 52 minutes 31 seconds West, a distance of 251.45 feet to a point; 
North 42 degrees 43 minutes 34 seconds West, a distance of 115.89 feet to a point; North 68 degrees 44 
minutes 26 seconds West, a distance of 56.55 feet to a point; South 73 degrees 16 minutes 21 seconds 



West, a distance of 49.11 feet to a point; North 59 degrees 29 minutes 32 seconds West, a distance of 
34.21 feet to a point; South 87 degrees 21 minutes 59 seconds West, a distance of 40.77 feet to a point; 
North 71 degrees 35 minutes 51 seconds West, a distance of 56.42 feet to a point; 
  
Thence leaving the center of said creek North 62 degrees 04 minutes 40 seconds East, a distance of 574.80 
feet to a 1 inch open top pipe found; thence South 89 degrees 44 minutes 44 seconds East, a distance of 
292.63 feet to a 5/8 inch rebar set; thence South 89 degrees 34 minutes 27 seconds East, a distance of 
130.30 feet to a 1 inch crimp top pipe found; thence South 89 degrees 32 minutes 28 seconds East, a 
distance of 149.71 feet to a 1 inch crimp top pipe found; thence South 89 degrees 27 minutes 16 seconds 
East, a distance of 105.03 feet to a 1 inch axle found; thence South 00 degrees 58 minutes 49 seconds 
West, a distance of 38.05 feet to a point; thence along a curve to the left, said curve having an arc length 
of 119.31 feet with a radius of 2331.99 feet, being subtended by a chord bearing of South 00 degrees 29 
minutes 06 seconds East,  a distance of 119.29 feet to a point; thence South 01 degrees 57 minutes 01 
seconds East, a distance of 216.73 feet to a point; thence along a curve to the left, said curve having an 
arc length of 129.81 feet with a radius of 345.98 feet, being subtended by a chord bearing of South 12 
degrees 41 minutes 44 seconds East,  a distance of 129.05 feet to a point; thence South 23 degrees 26 
minutes 29 seconds East, a distance of 139.20 feet to a point; thence along a curve to the left, said curve 
having an arc length of 253.47 feet with a radius of 359.99 feet, being subtended by a chord bearing of 
South 43 degrees 36 minutes 25 seconds East,  a distance of 248.26 feet to a point; thence South 63 
degrees 46 minutes 24 seconds East, a distance of 332.41 feet to a point; thence along a curve to the left, 
said curve having an arc length of 348.51 feet with a radius of 672.11 feet, being subtended by a chord 
bearing of South 78 degrees 37 minutes 27 seconds East,  a distance of 344.62 feet to a point; thence 
along a curve to the left, said curve having an arc length of 131.87 feet with a radius of 395.99 feet, being 
subtended by a chord bearing of North 76 degrees 59 minutes 12 seconds East,  a distance of 131.26 feet 
to a point; thence North 67 degrees 26 minutes 54 seconds East, a distance of 34.87 feet to a point; thence 
along a curve to the left, said curve having an arc length of 94.25 feet with a radius of 351.35 feet, being 
subtended by a chord bearing of North 59 degrees 46 minutes 00 seconds East,  a distance of 93.97 feet 
to a point; thence along a curve to the left, said curve having an arc length of 29.75 feet with a radius of 
398.99 feet, being subtended by a chord bearing of North 50 degrees 14 minutes 10 seconds East,  a 
distance of 29.74 feet to a point; thence South 54 degrees 18 minutes 37 seconds East, a distance of 71.77 
feet to a point; thence along a curve to the right, said curve having an arc length of 107.51 feet with a 
radius of 178.74 feet, being subtended by a chord bearing of South 35 degrees 14 minutes 10 seconds 
East,  a distance of 105.89 feet to a point; thence along a curve to the right, said curve having an arc length 
of 67.56 feet with a radius of 156.73 feet, being subtended by a chord bearing of South 06 degrees 04 
minutes 55 seconds East,  a distance of 67.04 feet to a point , said point being the True Point of Beginning. 
 
Said tract of land contains 18.521 Acres. 



Tract Three 
1.439 Acres 
 
All that tract or parcel of land lying or being in Land Lot 100, 18th District, Dekalb County, Georgia, and 
being more particularly described as follows:  
 
Beginning at a 1/2 inch rebar found at the intersection of the Northerly right-of-way of Sweet Briar Road 
(variable right-of-way) with the Easterly right-of-way of Birch Road (60 foot right-of-way); thence along 
said right-of-way of Birch Road North 09 degrees 14 minutes 08 seconds East, a distance of 86.03 feet to 
a 5/8 inch rebar found; thence North 17 degrees 25 minutes 03 seconds East, a distance of 109.86 feet 
to a 1/2 inch rebar found; thence leaving said right-of-way South 72 degrees 13 minutes 06 seconds 
East, a distance of 236.14 feet to a 1/2 inch rebar found; thence South 12 degrees 22 minutes 11 
seconds West, a distance of 30.67 feet to a 5/8 inch rebar found; thence South 71 degrees 24 minutes 
15 seconds East, a distance of 160.12 feet to a 5/8 inch rebar found; thence South 11 degrees 56 
minutes 08 seconds West, a distance of 109.33 feet to a 1/2 inch rebar found on the Northerly right-of-
way of Sweet Briar Road; thence along said right-of-way North 79 degrees 52 minutes 39 seconds West, 
a distance of 400.37 feet to a 1/2 inch rebar found, said point being the True Point of Beginning. 
 
Said tract of land contains 1.439 Acres. 



Tract Four 
0.007 Acre 
 
All that tract or parcel of land lying or being in Land Lot 100, 18th District, Dekalb County, Georgia, and 
being more particularly described as follows:  
 
Beginning at a 1/2 inch rebar found at the intersection of the Southerly right-of-way of North Druid Hills 
Road (100 foot right-of-way) with the Westerly right-of-way of Birch Road 60 foot right-of-way); thence 
along said right-of-way of Birch Road South 17 degrees 52 minutes 15 seconds West, a distance of 11.94 
feet to a 5/8 inch rebar found; thence leaving said right-of-way North 71 degrees 05 minutes 44 seconds 
West, a distance of 27.36 feet to a 5/8 inch rebar found; thence North 17 degrees 52 minutes 15 seconds 
East, a distance of 11.94 feet to a 5/8 inch rebar found on the Southerly right-of-way of North Druid Hills 
Road; thence along said right-of-way South 71 degrees 05 minutes 44 seconds East, a distance of 27.36 
feet to a 1/2 inch rebar found, said point being the True Point of Beginning. 
 
Said tract of land contains 0.007 Acre. 
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1 1/8" = 1'-0"
BUILDING B-50/B-60 NORTH ELEVATION

2 1/8" = 1'-0"
BUILDING B-50/B-60 NORTH ELEVATION

Standard notes

1. Retail storefronts shown are illustrative and subject to change based on tenant design.
2. Windows and/or doorways shall occupy at least twenty-five (25) percent of the width of the first floor street-level
facade.
3. Final location and quantity of doors will vary based on the number of tenants. The style and type of door will vary
based on the tenant's design but will generally be consistent with the types shown on Sheet A-2.01.
4. Materials and colors are representative of the types and the quality of materials to be used. Actual materials may
vary but will in general be consistent with the types of materials shown on Sheet A-2.01.
5. Canopy types may vary from what is shown based on tenant standards.
6. New buildings fronting on Public and Internal Streets shall in general be articulated every sixty (60) feet with change
of materials, change of colors, pilasters, projections, recesses, murals or other architectural features; however a single
occupancy tenant shall be able to have a consistent facade the width of their building.
7. Murals and/or artwork may be used to break up expanses of blank walls or on parking structures.

 #  Material of design elements call outs shown on Sheet A-2.01



1 1/8" = 1'-0"
BUILDING A-40/ A-30  SOUTH ELEVATION 
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BUILDING A-70/ A-80 NORTH ELEVATION 
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Standard notes

1. Retail storefronts shown are illustrative and subject to change based on tenant design.
2. Windows and/or doorways shall occupy at least twenty-five (25) percent of the width of the first floor street-level
facade.
3. Final location and quantity of doors will vary based on the number of tenants. The style and type of door will vary
based on the tenant's design but will generally be consistent with the types shown on Sheet A-2.01.
4. Materials and colors are representative of the types and the quality of materials to be used. Actual materials may
vary but will in general be consistent with the types of materials shown on Sheet A-2.01.
5. Canopy types may vary from what is shown based on tenant standards.
6. New buildings fronting on Public and Internal Streets shall in general be articulated every sixty (60) feet with change
of materials, change of colors, pilasters, projections, recesses, murals or other architectural features; however a single
occupancy tenant shall be able to have a consistent facade the width of their building.
7. Murals and/or artwork may be used to break up expanses of blank walls or on parking structures.

 #  Material of design elements call outs shown on Sheet A-2.01



 1

2

3

4

5

6

7

8

9

10

11

12

EIFS & STUCCO

Modular Brick
Brick Veneer
Painted & Integral
Color

Plank Siding
Hardie Board, Fiber
Cement ; Shiplap
Siding

Cast in Place
Concrete &
Ground Face Block

Storefront: Wood,
Aluminum & Steel

Doors; Wood,
Aluminum & Steel

Pre Finished Metal ;
Metal Panels & Coping

Fabric Awnings

Prefab Canopy
System

Metal Canopy
or Trellis

Mural / Art Work

Decorative Light
Fixtures

13
Tile

Standard notes

1.  See Standard Notes on Sheets A-1.01 & A-1.02

2.  Materials shown are representative of the quality of materials to be used and do not represent all materials which
may be incorporated.  In addition to materials shown on this sheet, all materials listed in DeKalb County Zoning Code
Section 27-5.7.4. shall be permitted except that vinyl siding shall be prohibited in addition to other prohibited
materials.
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Pre-Application Form 







N. 8    Z-22-1245595    Survey - Existing Development



N. 8    Z-22-1245595    Topography



N. 8    Z-22-1245595    Master Development Plan
dated 4/25/2022



N. 8    Z-22-1245595 Site Plan Details

(left) Northwest corner of site.

(right) Southwest corner of 
site.



N. 8    Z-22-1245595 Site Plan Details

(left) Main Entrance on Lawrenceville Hwy., Grocery Store

(right) Proposed Streetscaping



N. 8    Z-22-1245595 Sign Plan



N. 8    Z-22-1245595 Building  Elevations



N. 8    Z-22-1245595 Building  Height 



N. 8    Z-22-1245595 Building  Height 



N. 8    Z-22-1245595 Zoning Map



N. 8    Z-22-1245595    Land Use Map



N. 8    Z-22-1245595 Aerial View



N. 8    Z-22-1245595    Site Photos

Subject Propoerty -- Main Entrance on Lawrenceville Highway



N. 8    Z-22-1245595    Site Photos

Subject Property -- View from North Druid Hills Road



 
 

 

REGIONAL REVIEW FINDING  
 
 
 
DATE: April 13, 2022 

                                                  
 

  
 

TO:  Chairman Robert Patrick, Dekalb County 
ATTN TO: Larry Washington, Planning Administrator, Dekalb County 
FROM: Mike Alexander,  Director, ARC Center for Livable Communities 
RE: Development of Regional Impact (DRI) Review 
 

ARC has completed a regional review of the below DRI. ARC reviewed the DRI’s relationship to regional plans, 
goals and policies, and impacts it may have on the activities, plans, goals and policies of other local 
jurisdictions as well as state, federal and other agencies. This final report does not address whether the DRI 
is or is not in the best interest of the host local government. 

 
Name of Proposal: North Dekalb Mall Redevelopment DRI 3582 
Submitting Local Government: Dekalb County 
 Date Opened: March 21, 2022            Date Closed: April 13, 2022 
 
Description: A DRI Review of a proposal to redevelop the North Dekalb Mall as a mixed-use residential, 
office and retail center on its existing 74.3 acre site at 2050 Lawrenceville Highway in Dekalb County.  The 
project will include a total of 300,000 SF of new or repurposed retail space, 100 townhomes, 1,700 multi-
family units, 150 hotel rooms, and 200,000 SF of office space.  A conservation area with walking trails will 
be dedicated next to the existing nature preserve west of the site.  The project will include an extensive 
sidewalk network connecting to the surrounding areas as well as a segment of a multi-use regional trail.   
Vehicular access will be provided by five existing full movement driveways along North Druid Hills Road and 
Lawrenceville Highway.  The DRI trigger is a request to rezone the property from C-1 to MU-5.   
 
Comments:  
 
Key Comments 
 
The project is strongly aligned with applicable Maturing Neighborhoods policy recommendations which 
note: “infill development, redevelopment, and adaptive reuse of existing buildings in this area needs to be 
balanced with the preservation of existing single-family neighborhoods, as well as the need for additional 
usable parks and greenspace close to residents, including amenities such as trails and sidewalks.”  
 
The project directly advances a broad range of regional policies related to walkable mixed-used 
development, natural resource conservation and environmental protection, transit-oriented development, 
adaptive reuse, and placemaking among others. 



 
 

 

While the project will generate a significant number of new vehicular trips, its mixed-use and highly 
walkable design as well as immediate adjacency to several MARTA bus lines offer meaningful multi-modal 
alternatives to driving.    
 
The project includes a robust pedestrian network featuring a dynamic multi-use regional trail segment and 
connections to surrounding commercial uses, residential neighborhoods, and open space.  It also includes 
a direct pedestrian connection to the existing South Fork Peachtree Creek Trail.  Ideally it would also 
provide a connection to the adjacent single-family home neighborhood around Latham Drive to create 
access to the project and the trail as well as a connection from the Laurel Ridge neighborhood on the north 
to the South Fork Peachtree Creek Trail . 
 
The project density is appropriate to its location and provides substantial new households to support 
existing and new businesses as well as retail and commercial destinations for surrounding neighborhoods. 
 
The proposed lower density townhomes and dedicated large natural green space on the project’s west side 
properly buffers the adjacent single-family neighborhood from the project’s higher intensity but 
complementary uses. 
 
The project is creating or preserving a total of 19 acres of publicly accessibly green space, including a large 
area around the South Fork Peachtree Creek which substantially expands the existing 28 acre Clyde 
Shepherd Nature Preseve , which is roughly 3 times the amount required.  Further, no existing trees or 
natural areas are being removed.   
 
General Comments 
 
According to the ARC Unified Growth Policy Map (UGPM), part of The Atlanta Region's Plan, the site of this 
DRI is designated as Maturing Neighborhoods. The Plan’s Regional Development Guide (RDG) provides 
general information and policy recommendations for Maturing Neighborhoods as described at the end of 
these comments.  
 
Transportation and Mobility Comments 
 
ARC’s Transportation and Mobility Group comments are attached.   
 
The TIS includes a list of projects on page 18.  This list should include the North Druid Hill Bridge 
Replacement over CSX from Spring Creek Road to WIllivee Drive (DK-475).  The construction phase is 
currently programmed in FY 2025. 
 
The project is expected to generate a total of roughly 15,000 daily new car trips.  Roadway improvements 
to mitigate the traffic impact are proposed.  Significant multi-modal pedestrian and transit options are 
incorporated into the project and provide meaningful alternatives to driving.  
 



 
 

 

A total of 1,532 non-residential parking spaces are proposed in a mix of surface, street, and structured 
parking facilities.  
 
Additional bicycle parking spaces would strengthen the project’s multi-modal transportation approach. 
Care should be taken to ensure that the constructed development provides an interconnected, functional, 
clearly marked and comfortable pedestrian experience on all driveways, paths, entrances, and parking 
areas.  To the maximum extent possible, new driveways and intersection corners where pedestrians will 
cross should be constructed with minimal curb radii to reduce speeds of turning vehicles and decrease 
crossing distances for pedestrians. 
 
ARC Natural Resource Group Comments 
 
ARC’s Natural Resource Group comments are attached. 
 
The site plan and the USGS coverage for the project area show the South Fork of Peachtree Creek forming 
the southwestern and western boundaries of the project property. The site plan also shows an unnamed 
tributary to the South Fork of Peachtree in the western end of the property. Neither the County 75-foot 
stream buffer or 25-foot State Sediment and Erosion Control buffer are shown along the streams. However, 
both are entirely within the conservation area portion of the project, which is extends beyond the width of 
the buffers. The only proposed activity shown in the conservation area is a proposed future trail paralleling 
the South Fork of Peachtree Creek. Given that paths are allowed in the buffer under the DeKalb ordinance, a 
variance may not be needed outside the 25-foot State buffer. Any unmapped streams on the property may 
also be subject to the City buffer ordinance. Any unmapped State waters identified on the property may 
also be subject to the State 25-foot Sediment and Erosion Control buffer. 
 
Other Environment Comments 
 
The project can further support The Atlanta Region's Plan by incorporating other aspects of regional 
environmental policy, including green infrastructure and/or low-impact design, e.g., pervious pavers, rain 
gardens, vegetated swales, etc., in parking areas and site driveways, and as part of any improvements to 
site frontages.  Adequate tree canopy to reduce the urban heat island effect of the roughly 900 surface 
parking spaces proposed would also reinforce regional heat and climate change mitigation goals. 
Inclusion of additional EV charging stations would be supportive of regional EV infrastructure development 
plans. 
 
Dekalb County Comments 
 
Dekalb County comments are attached.  
 
The Dekalb County Long Range Planning Division provided comments regarding MARTA service.  They 
requested that MARTA bus service be retained on Sweet Briar Road immediately adjacent to the 
development to provide the closest access and that the applicants redesign of that road segment include 
two bus pull-outs.  They also requested that MARTA be directly included in the design process.   



 
 

 

 
The Dekalb County Public Works - Transportation Division expressed concerns about the calibration of the 
TIS trip generation model regarding existing conditions.  The level of service shown as existing in the study 
tables seems much higher than what is observed in the field along North Druid Hills.  Traffic is daily backed 
up on North Druid Hills to Willivee Road and often to Clairmont Road from Lawrenceville Highway in the PM 
peak hour.   
 
The Division also requested that a a proposed right turn lane on Mistletoe Road be included in the GRTA 
Notice of Decision as an Attachment C rather than Attachment A condition due to the lack of right of way 
and potential impacts to adjacent properties.  Further, the Division requested a multi-use path connection 
from the Laurel Ridge Subdivision on the north side of N. Druid Hills Road to the South Fork Peachtree 
Creek Greenway Trail.   If there is only room for either the multiuse path or a right turn lane, the multiuse 
path takes priority.  The right turn lane is seen as only providing a minimal improvement at a substantial 
cost.  Last, the Division supports the left turn lanes proposed on Birch Road and Orion Drive.   
Dekalb County Commissioner Rader's office expressed agreement with the above Dekalb County 
comments. 
 
Unified Growth Policy: Maturing Neighborhoods  
 
This DRI site falls under the UGPM Maturing Neighborhoods category which are older neighborhoods that 
include both single- and multi-family development, as well as commercial and office uses at connected key 
locations, that were mostly built out before 1980. They represent the largest part of the region that is 
facing infill and redevelopment pressures. In many cases, infrastructure is in place to handle additional 
growth, but in some areas, infrastructure is built out with limited capacity for expansion. This may 
constrain the amount of additional growth possible in certain areas. Many arterial streets in this area are 
congested due to their use as regional routes for commuters. Limited premium transit service is available in 
these areas.  
 
The demand for infill development, redevelopment, and adaptive reuse of existing buildings in this area 
needs to be balanced with the preservation of existing single-family neighborhoods, as well as the need for 
additional usable parks and greenspace close to residents, including amenities such as trails and sidewalks. 
 
The intensity and land use of this project strongly aligns with The Atlanta Region's Plan's recommendations 
for Maturing Neighborhoods.  The project utilizes previously developed land for new higher-density office, 
retail, and residential uses in a manner that can relieve development pressure on surrounding single family 
neighborhoods. Dekalb County leadership and staff, along with the applicant team, should collaborate 
closely to ensure absolute maximum sensitivity to nearby local governments, neighborhoods, land uses and 
natural resources.   
 
 
 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 
ATLANTA REGIONAL COMMISSION     GEORGIA DEPARTMENT OF NATURAL RESOURCE GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS 
GEORGIA DEPARTMENT OF TRANSPORTATION  GEORGIA REGIONAL TRANSPORTATION AUTHORITY GEORGIA SOIL AND WATER CONSERVATION COMMISSION 



 
 

 

GEORGIA ENVIRONMENTAL FINANCE AUTHORITY GEORGIA CONSERVANCY DEKALB COUNTY 
CITY OF TUCKER CITY OF DECATUR CITY OF CLARKSTON 
CITY OF AVONDALE ESTATES  MARTA  CITY OF ATLANTA 
TUCKER - NORTHLAKE COMMUNITY IMPROVEMENT DISTRICT       
 

If you have any questions regarding this review, please contact Donald Shockey at (470) 378-1531 or 
dshockey@atlantaregional.org. This finding will be published to the ARC review website located at 
http://atlantaregional.org/plan-reviews.

 

mailto:dshockey@atlantaregional.org
http://atlantaregional.org/plan-reviews
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Development of Regional Impact 
Assessment of Consistency with the Regional Transportation Plan 
 
DRI INFORMATION 

 
DRI Number #3582 

DRI Title North DeKalb Mall Redevelopment   

County DeKalb County 

City (if applicable)  

Address / Location     Southwest quadrant of the intersection of Lawrenceville Highway (US 29/SR  8) at 
North Druid Hills Road 

 
Proposed Development Type:  It is proposed to develop 100 townhome units, 1,700 units of multifamily 

residential units, 150 room hotel. 180,000 sf of office space, and 320,000 sf of retail 
space. 

  
 
 Build Out: 2028 
 
 
Review Process    EXPEDITED 

    NON-EXPEDITED 

REVIEW INFORMATION 

 
Prepared by  ARC Transportation Access and Mobility Division 

Staff Lead  Aries Little 

Copied  Marquitrice Mangham 

Date  March 21, 2022 

 

TRAFFIC STUDY 

 
Prepared by  Kimley-Horn 

Date  March 17, 2022 
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REGIONAL TRANSPORTATION PLAN PROJECTS 
 

01. Did the traffic analysis incorporate all projects contained in the current version of the fiscally 
constrained RTP which are within the study area or along major transportation corridors connecting 
the study area with adjacent jurisdictions? 

 
   YES (provide the regional plan referenced and the page number of the traffic study where relevant 

projects are identified)  

The traffic analysis does incorporate a list of projects on page 18.  However, the project list should 
include the North Druid Hill Bridge Replacement over CSX from Spring Creek Road to WIllivee Drive (DK-
475).  The construction phase is currently programmed in FY 2025. 

  

   NO (provide comments below)  

Click here to provide comments. 
 

REGIONAL NETWORKS 

 

02. Will the development site be directly served by any roadways identified as Regional Thoroughfares? 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
   NO 

   YES (identify the roadways and existing/proposed access points) 

Regional Thoroughfares Lawrenceville Highway (US 29/SR 8) and Stone Mountain Freeway (US 
78/SR 410) are perpendicular to- and/or connected via North Druid Hills to the development’s 
proposed access points located at Birch Road, Oak Tree Road, Mistletoe Road, Mall Driveway and 
Orion Drive. 

 

03. Will the development site be directly served by any roadways identified as Regional Truck Routes? 

A Regional Thoroughfare is a major transportation corridor that serves multiple ways of traveling, 
including walking, bicycling, driving, and riding transit. It connects people and goods to important 
places in metropolitan Atlanta. A Regional Thoroughfare’s operations should be managed through 
application of special traffic control strategies and suitable land development guidelines in order 
to maintain travel efficiency, reliability, and safety for all users. In light of the special function that 
Regional Thoroughfares serve in supporting cross-regional and interjurisdictional mobility and 
access, the network receives priority consideration for infrastructure investment in the Metro 
Atlanta region.  Any access points between the development and a Regional Thoroughfare, 
combined with the development’s on-site circulation patterns, must be designed with the goal of 
preserving the highest possible level of capacity and safety for all users of the roadway. 
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   NO 

   YES (identify the roadways and existing/proposed access points) 

Click here to provide comments. 
 

04. If the development site is within one mile of an existing rail service, provide information on 
accessibility conditions. 

 
 
 
 
 
 
 
 
 
 
 
 
 
    NOT APPLICABLE (nearest station more than one mile away) 

   RAIL SERVICE WITHIN ONE MILE (provide additional information below) 

 Operator / Rail Line 

  Nearest Station  Click here to enter name of operator and rail line 

  Distance*   Within or adjacent to the development site (0.10 mile or less) 

    0.10 to 0.50 mile 

    0.50 to 1.00 mile 

  Walking Access*   Sidewalks and crosswalks provide sufficient connectivity 

    Sidewalk and crosswalk network is incomplete 

   Not applicable (accessing the site by walking is not consistent with 
the type of development proposed) 

Click here to provide comments. 

  Bicycling Access*   Dedicated paths, lanes or cycle tracks provide sufficient connectivity 

A Regional Truck Route is a freeway, state route or other roadway which serves as a critical link 
for the movement of goods to, from and within the Region by connecting airports, 
intermodal/multimodal facilities, distribution and warehousing centers and manufacturing 
clusters with the rest of the state and nation. These facilities often serve a key mobility and access 
function for other users as well, including drivers, bicyclists, pedestrians and transit users.  A 
Regional Truck Route’s operations should be managed through application of special traffic 
control strategies and suitable land development guidelines in order to maintain travel efficiency, 
reliability, and safety for all users. In light of the special function that Regional Truck Routes serve 
in supporting cross-regional and interjurisdictional mobility and access, the network receives 
priority consideration for infrastructure investment in the Metro Atlanta region.  Any access 
points between the development and a Regional Truck Route, combined with the development’s 
on-site circulation patterns, must be designed with the goal of preserving the highest possible 
level of capacity and safety for all users of the roadway. 

Access between major developments and transit services provide options for people who cannot or 
prefer not to drive, expand economic opportunities by better connecting people and jobs, and can 
help reduce congestion.  If a transit service is available nearby, but walking or bicycling between 
the development site and the nearest station is a challenge, the applicable local government(s) is 
encouraged to make the route a funding priority for future walking and bicycling infrastructure 
improvements. 
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    Low volume and/or low speed streets provide connectivity 

    Route follows high volume and/or high speed streets 

   Not applicable (accessing the site by bicycling is not consistent with 
the type of development proposed) 

  Transit Connectivity   Fixed route transit agency bus service available to rail station 

    Private shuttle or circulator available to rail station 

   No services available to rail station 

   Not applicable (accessing the site by transit is not consistent with the 
type of development proposed) 

Click here to provide comments. 
 * Following the most direct feasible walking or bicycling route to the nearest point on the 

development site  
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05. If there is currently no rail transit service within one mile of the development site, is nearby rail 
service planned in the fiscally constrained RTP? 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    NOT APPLICABLE (rail service already exists) 

    NOT APPLICABLE (accessing the site by transit is not consistent with the type of development 
proposed) 

    NO (no plans exist to provide rail service in the general vicinity) 

   YES (provide additional information on the timeframe of the expansion project below) 

    CST planned within TIP period 

   CST planned within first portion of long range period 

    CST planned near end of plan horizon  

 

Click here to provide comments. 

 

 

 
 
 
 
 
 
  

Access between major developments and transit services provide options for people who cannot or 
prefer not to drive, expand economic opportunities by better connecting people and jobs, and can 
help reduce traffic congestion.  If a transit agency operates within the jurisdiction and expansion 
plans are being considered in the general vicinity of the development site, the agency should give 
consideration to how the site can be best served during the evaluation of alignments and station 
locations. Proactive negotiations with the development team and local government(s) are 
encouraged to determine whether right-of-way within the site should be identified and protected 
for potential future service.  If direct service to the site is not feasible or cost effective, the transit 
agency and local government(s) are encouraged to ensure good walking and bicycling access 
accessibility is provided between the development and the future rail line.  These improvements 
should be considered fundamental components of the overall transit expansion project, with 
improvements completed concurrent with or prior to the transit service being brought online. 
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06. If the development site is within one mile of fixed route bus services (including any privately 
operated shuttles or circulators open to the general public), provide information on walking and 
bicycling accessibility conditions. 

 
 
 
 
 
 
 
 
 
 
 
 
 
    NOT APPLICABLE (nearest bus, shuttle or circulator stop more than one mile away) 

   SERVICE WITHIN ONE MILE (provide additional information below) 

 Operator(s)  MARTA 

  Bus Route(s) Routes 8, 75, and 123 

  Distance*   Within or adjacent to the development site (0.10 mile or less) 

    0.10 to 0.50 mile 

    0.50 to 1.00 mile 

  Walking Access*   Sidewalks and crosswalks provide sufficient connectivity 

    Sidewalk and crosswalk network is incomplete 

   Not applicable (accessing the site by walking is not consistent with 
the type of development proposed) 

Click here to provide comments. 
  Bicycling Access*   Dedicated paths, lanes or cycle tracks provide sufficient connectivity 

    Low volume and/or low speed streets provide sufficient connectivity 

    Route uses high volume and/or high speed streets 

   Not applicable (accessing the site by bicycling is not consistent with 
the type of development proposed) 

 
*  Following the most direct feasible walking or bicycling route to the nearest point on the 

development site 

 

 

 

 

 

 

 

Access between major developments and transit services provide options for people who 
cannot or prefer not to drive, expand economic opportunities by better connecting people and 
jobs, and can help reduce congestion.  If a transit service is available nearby, but walking or 
bicycling between the development site and the nearest station is a challenge, the applicable 
local government(s) is encouraged to make the connection a funding priority for future 
walking and bicycling infrastructure improvements. 
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07. Does a transit agency which provides rail and/or fixed route bus service operate anywhere within 
the jurisdiction in which the development site is located? 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    NO 

   YES 

 

MARTA currently provides rail services within DeKalb County and fixed route bus services within the 
jurisdiction of the development site. 

 
08. If the development site is within one mile of an existing multi-use path or trail, provide information 

on accessibility conditions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    NOT APPLICABLE (nearest path or trail more than one mile away) 

The project site’s approximate location is adjacent to Outer Loop/ Creek Trail which is 
connected to Pine Forest Trail, Hardwood Forest Trail, and Beaver Pond Trail.  Currently, 
there is no direct and feasible access from the site to the trail(s).  

 

   YES (provide additional information below) 

 Name of facility  Click here to provide name of facility. 
  Distance   Within or adjacent to development site (0.10 mile or less) 

    0.15 to 0.50 mile 

    0.50 to 1.00 mile 

  Walking Access*   Sidewalks and crosswalks provide connectivity 

Access between major developments and transit services provide options for people who cannot 
or prefer not to drive, expand economic opportunities by better connecting people and jobs, and 
can help reduce traffic congestion.  If a transit agency operates within the jurisdiction and a 
comprehensive operations plan update is undertaken, the agency should give consideration to 
serving the site during the evaluation of future routes, bus stops and transfer facilities.  If the 
nature of the development is amenable to access by transit, walking or bicycling, but direct service 
to the site is not feasible or cost effective, the transit agency and local government(s) should 
ensure good walking and bicycling access accessibility is provided between the development and 
any routes within a one mile radius.  The applicable local government(s) is encouraged to make 
these connections a funding priority for future walking and bicycling infrastructure improvements. 

Access between major developments and walking/bicycling facilities provide options for people 
who cannot or prefer not to drive, expand economic opportunities by better connecting people 
and jobs, and can help reduce traffic congestion.  If connectivity with a regionally significant path 
or trail is available nearby, but walking or bicycling between the development site and those 
facilities is a challenge, the applicable local government(s) is encouraged to make the route a 
funding priority for future walking and bicycling infrastructure improvements.  
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    Sidewalk and crosswalk network is incomplete 

   Not applicable (accessing the site by walking is not consistent with 
the type of development proposed) 

 

  Bicycling Access*   Dedicated lanes or cycle tracks provide connectivity 

    Low volume and/or low speed streets provide connectivity 

    Route uses high volume and/or high-speed streets 

   Not applicable (accessing the site by bicycling is not consistent with 
the type of development proposed 

                   
*  Following the most direct feasible walking or bicycling route to the nearest point on the 

development site 

 

OTHER TRANSPORTATION DESIGN CONSIDERATIONS 

 

09. Does the site plan provide for the construction of publicly accessible local road or drive aisle 
connections with adjacent parcels? 

 
 
 
 
 
 
 
 
    YES (connections to adjacent parcels are planned as part of the development) 

    YES (stub outs will make future connections possible when adjacent parcels redevelop) 

    NO (the site plan precludes future connections with adjacent parcels when they redevelop)  

    OTHER ( Please explain)  

 

10. Does the site plan enable pedestrians and bicyclists to move between destinations within the 
development site safely and conveniently? 

 
 
 
 
 
 
 
 
 
 
 
    YES (sidewalks provided on all key walking routes and both sides of roads whenever practical and 

bicyclists should have no major issues navigating the street network) 

    PARTIAL (some walking and bicycling facilities are provided, but connections are not 
comprehensive and/or direct) 

The ability for drivers and bus routes to move between developments without using the adjacent 
arterial or collector roadway networks can save time and reduce congestion.  Such opportunities 
should be considered and proactively incorporated into development site plans whenever possible. 

The ability for walkers and bicyclists to move within the site safely and conveniently reduces 
reliance on vehicular trips, which has congestion reduction and health benefits. Development site 
plans should incorporate well designed and direct sidewalk connections between all key 
destinations. To the extent practical, bicycle lanes or multiuse paths are encouraged for large 
acreage sites and where high volumes of bicyclists and pedestrians are possible. 
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    NO (walking and bicycling facilities within the site are limited or nonexistent) 

    NOT APPLICABLE (the nature of the development does not lend itself to internal walking and 
bicycling trips) 

   OTHER ( Please explain) 

 

 

11. Does the site plan provide the ability to construct publicly accessible bicycling and walking 
connections with adjacent parcels which may be redeveloped in the future? 

 
 
 
 
 
 
 
 
 
    YES (connections to adjacent parcels are planned as part of the development) 

    YES (stub outs will make future connections possible when adjacent parcels redevelop)  

    NO (the development site plan does not enable walking or bicycling to/from adjacent parcels)  

    NO (the site plan precludes future connections with adjacent parcels when they redevelop)  

    NOT APPLICABLE (adjacent parcels are not likely to develop or redevelop in the near future)  

   NOT APPLICABLE (the nature of the development or adjacent parcels does not lend itself to 
interparcel walking and bicycling trips) 

 

 

12. Does the site plan effectively manage truck movements and separate them, to the extent possible, 
from the flow of pedestrians, bicyclists and motorists both within the site and on the surrounding 
road network? 

 
 
 
 
 
 
 
 
 
 
 

    YES (truck routes to serve destinations within the site are clearly delineated, provide ample space 
for queuing and turning around, and are separated from other users to the extent practical) 

    PARTIAL (while one or more truck routes are also used by motorists and/or interface with primary 
walking and bicycling routes, the site plan mitigates the potential for conflict adequately) 

    NO (one or more truck routes serving the site conflict directly with routes likely to be used heavily 
by pedestrians, bicyclists and/or motorists) 

    NOT APPLICABLE (the nature of the development will not generate a wide variety of users and/or 
very low truck volumes, so the potential for conflict is negligible) 

The ability for walkers and bicyclists to move between developments safely and conveniently 
reduces reliance on vehicular trips, which has congestion reduction and health benefits.  Such 
opportunities should be considered and proactively incorporated into development site plans 
whenever possible. 

The ability for delivery and service vehicles to efficiently enter and exit major developments is 
often key to their economic success.  So is the ability of visitors and customers being able to move 
around safely and pleasantly within the site.  To the extent practical, truck movements should be 
segregated by minimizing the number of conflict points with publicly accessible internal roadways, 
sidewalks, paths and other facilities.  
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RECOMMENDATIONS 

 

13. Do the transportation network recommendations outlined in the traffic study appear to be feasible 
from a constructability standpoint?  

   UNKNOWN (additional study is necessary) 

   YES (based on information made available through the review process; does not represent a 
thorough engineering / financial analysis) 

   NO (see comments below)  

Click here to enter text. 
 

14. Is ARC aware of any issues with the development proposal which may result in it being opposed by 
one or more local governments, agencies or stakeholder groups? 

   NO (based on information shared with ARC staff prior to or during the review process; does not 
reflect the outcome of an extensive stakeholder engagement process) 

   YES (see comments below)  

Click here to enter text. 
 

 

15. ARC offers the following additional comments for consideration by the development team and/or 
the applicable local government(s):  

 

   

 

 



Phase Status & Funding Status FISCAL TOTAL PHASE BREAKDOWN OF TOTAL PHASE COST BY FUNDING SOURCE
Information YEAR COST FEDERAL STATE BONDS LOCAL/PRIVATE

PE Surface Transportation Block Grant 
(STBG) Program - Urban (>200K) 
(ARC)

AUTH 2021 $900,000 $720,000 $0,000 $0,000 $180,000

ROW Surface Transportation Block Grant 
(STBG) Program - Urban (>200K) 
(ARC)

  2024 $2,000,000 $1,600,000 $0,000 $0,000 $400,000

UTL Local Jurisdiction/Municipality 
Funds

  2025 $300,000 $0,000 $0,000 $0,000 $300,000

CST Surface Transportation Block Grant 
(STBG) Program - Urban (>200K) 
(ARC)

  2025 $9,300,000 $7,000,000 $0,000 $0,000 $2,300,000

$12,500,000 $9,320,000 $0,000 $0,000 $3,180,000

Atlanta Region's Plan RTP (2020) PROJECT FACT SHEETDK-457

Short Title NORTH DRUID HILLS BRIDGE REPLACEMENT OVER CSX 
RAILROAD FROM SPRING CREEK ROAD TO WILLIVEE 
DRIVE

GDOT Project No. 0017991

Federal ID No. N/A

Status Programmed

Detailed Description and Justification

The purpose of the project is to replace the existing deficient bridge over the CSX Railroad. Other improvements within the corridor include the 
addition of a center two-way left turn lane as well as 10-foot multi-use trails along both shoulders. These corridor-wide improvements will 
necessitate the extension of an existing bridge culvert carrying Burnt Fork Creek, just east of Spring Creek Drive.

Service Type Roadway / Bridge Upgrade

Sponsor

Jurisdiction

DeKalb County

DeKalb County

Existing Thru Lane N/A

Planned Thru Lane N/A Corridor Length N/A miles

Network Year TBD

Analysis Level Exempt from Air Quality Analysis (40 CFR 93)

SCP: Scoping    PE: Preliminary engineering / engineering / design / planning       PE-OV: GDOT oversight services for engineering    ROW: Right-of-way Acquistion 
UTL: Utility relocation     CST: Construction / Implementation         ALL: Total estimated cost, inclusive of all phases

LCI

Flex

 

 

? For additional information about this project, please call (404) 463-3100 or email transportation@atlantaregional.com.

Report Generated: 3/21/2022



NORTH DEKALB MALL REDEVELOPMENT DRI 
DeKalb County 

Natural Resources Group Review Comments 
March 21, 2022 

 
 
While ARC and the Metropolitan North Georgia Water Planning District have no regulatory or review 
authority over this project, the Natural Resources Group has identified County and State regulations that 
could apply to this property. Other regulations may also apply that we have not identified. 
 
Watershed Protection 
The project property is located in the Peachtree Creek watershed, which is in the portion of the 
Chattahoochee River watershed drains into the Chattahoochee River Corridor. Peachtree Creek drains 
into the Chattahoochee downstream of the existing public water supply intakes on the Chattahoochee. 
However, proposed intakes in South Fulton and Coweta County would include this portion of the 
Chattahoochee River watershed as a large water supply watershed (over 100 square miles), as defined 
under the Part 5 Criteria of the 1989 Georgia Planning Act. For large water supply watersheds without a 
water supply reservoir, the only applicable Part 5 requirements are restrictions on hazardous waste 
handling, storage and disposal within seven miles upstream of a public water supply intake. This property 
is more than seven miles upstream of the nearest proposed public water supply intake on the 
Chattahoochee. 
 
Stream Buffers 
The site plan and the USGS coverage for the project area show the South Fork of Peachtree Creek 
forming the southwestern and western boundaries of the project property. The site plan also shows an 
unnamed tributary to the South Fork of Peachtree in the western end of the property. Neither the County 
75-foot stream buffer or 25-foot State Sediment and Erosion Control buffer are shown along the streams. 
However, both are entirely within the conservation area portion of the project, which is extends beyond 
the width of the buffers. The only proposed activity shown in the conservation area is a proposed future 
trail paralleling the South Fork of Peachtree Creek. Given that paths are allowed in the buffer under the 
DeKalb ordinance, a variance may not be needed outside the 25-foot State buffer. Any unmapped streams 
on the property may also be subject to the City buffer ordinance. Any unmapped State waters identified 
on the property may also be subject to the State 25-foot Sediment and Erosion Control buffer. 
 
Stormwater/Water Quality 
The project should adequately address the impacts of the proposed development on stormwater runoff and 
downstream water quality.  
 
During the planning phase, the stormwater management system (system) should meet the requirements of 
the local jurisdiction’s post-construction (or post-development) stormwater management ordinance. The 
system should be designed to prevent increased flood damage, streambank channel erosion, habitat 
degradation and water quality degradation, and enhance and promote the public health, safety and general 
welfare. The system design should also be in accordance with the applicable sections of the Georgia 
Stormwater Management Manual (www.georgiastormwater.com) such as design standards, calculations, 
formulas, and methods. Where possible, the project should use stormwater better site design practices 
included in the Georgia Stormwater Management Manual, Volume 2, Section 2.3. 
 
During construction, the project should conform to the relevant state and federal erosion and 
sedimentation control requirements.  

http://www.georgiastormwater.com/
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Donald Shockey

From: Donald Shockey
Sent: Tuesday, April 5, 2022 2:26 PM
To: Smith, Sylvia
Cc: Keeter, Patrece
Subject: RE: 2022 North DeKalb Mall DRI 3582 Comments - Sweet Briar Road

Hi Syliva, 
 
Thanks much for your comments.  They will be clearly noted in the final report. 
 
Best, 
 
Donald Shockey 
 
 
Donald P. Shockey, AICP, LEED GA 
Plan Review Manager, Community Development 
Atlanta Regional Commission 
P | 470.378.1531 
DShockey@atlantaregional.org 
atlantaregional.org 
International Tower 
229 Peachtree Street NE | Suite 100 
Atlanta, Georgia 30303 
 
 
 
 

From: Smith, Sylvia <sasmith@dekalbcountyga.gov>  
Sent: Monday, April 4, 2022 4:57 PM 
To: Donald Shockey <DShockey@atlantaregional.org> 
Cc: Keeter, Patrece <pgkeeter@dekalbcountyga.gov>; Hudson, Cedric <chudson@dekalbcountyga.gov> 
Subject: 2022 North DeKalb Mall DRI 3582 Comments ‐ Sweet Briar Road 
 
Hi Donald,  
 
We had discussions with MARTA about keeping service on Sweet Briar Road. In addition to keeping 
the service, we want the developer to include two bus pull-outs in their design and construction 
improvements for Sweet Briar Road.  Include MARTA in the design phase. 
 
Thanks, 
 

Sylvia Smith 

Long Range Planning Manager 
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Donald Shockey

Subject: FW: North DeKalb Mall DRI comments

 
 
Get Outlook for iOS 

From: Keeter, Patrece <pgkeeter@dekalbcountyga.gov> 
Sent: Monday, April 4, 2022 4:58:05 PM 
To: Donald Shockey <DShockey@atlantaregional.org> 
Cc: Meyer, Eric A. <EAMeyer@dekalbcountyga.gov>; Smith, Sylvia <sasmith@dekalbcountyga.gov> 
Subject: North DeKalb Mall DRI comments  
  

1. I have concerns about calibration of the submitted model to existing conditions.  The level of service shown as 
existing in the study tables seems much higher than what is observed in the field along North Druid Hills.  Traffic 
is daily backed up on North Druid Hills to Willivee Road and often to Clairmont Road from Lawrenceville Hwy in 
the PM peak hour.  

2. Requesting that the right turn lane on Mistletoe be included in Attachment C (and not Attachment A ) due to the 
lack of existing right of way and impacts to other properties.  It is the desire of the County to have a multiuse 
path connection to the Laurel Ridge Subdivision to the South Fork Peachtree Creek Greenway Trail.  If there is 
only room for either the multiuse path OR the right turn lane, we prefer the multiuse path.  Based on the 
intersection LOS‐ the difference in adding the right turn lane from increases delay for the intersection from 19.8 
seconds to 21.3 seconds in the PM peak hour‐ at a significant cost.  The individual northbound movement goes 
from 74.5 seconds to 72.6 seconds of delay.  Not a strong case to include it.  

3. Ok with left turn lane at Birch and the additional left turn lane at Orion remaining in Attachment A. 
  
  
Regards‐ 
Patrece Keeter 
Engineering Manager 
PW‐ Transportation Division 
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This document, together with the concepts and designs presented herein, as an instrument of service, is intended only for the specific purpose and client for which it was prepared. Reuse of and improper reliance on this document without written authorization and adaptation by Kimley-Horn and Associates, Inc. shall be without liability to Kimley-Horn and Associates, Inc.
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Plan Notes:
1. Design shown is conceptual and represents the type of open space to be created.
Actual layout and design details will be finalized as part of Land Disturbance Permit.

2. The overall Public Access Area of Wild Honey Park, Promenade Park, and
Promenade Linear Park shall not be reduced by more than 15% of the area indicated.

3. Existing trees to the West of the 12' wide promenade shall be limbed up to allow
views into the flood plain area.

4. The exact location of Wild Honey Park and Promenade Park may shift North or
South but the width shall not be decreased by more than 5' from what is shown on the
plan.

See Page LA 2 for
Park Spine
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Plan Notes:
1. Design shown is conceptual and represents the type of open space to be created.
Actual layout and design details will be finalized as part of Land Disturbance Permit.

2. The overall Public Access Area for the Multi-Use Park and the Dog Park may not be
reduced by more than 15% of the area indicated.

3. The exact location and configuration of the Multi-Use Park and the Dog Park within
Block D may be changed as allowed by the Zoning Conditions.

Seating Area
(typ.)

10' Wide
Shared-Use Path

Hardscape Area
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Public Access
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Public Access
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Multi-Use Park
Area = 25,620 SF

Dog Park
Area = 12,115 SF
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Curbless
Street Section

Outside
Seating Area

Awning (typ.)Plan Notes:
1. Design shown is conceptual and represents the type of open space to be created.
Actual layout and design details will be finalized as part of Land Disturbance Permit.

2. Exact location and size of Restaurant C10 and associated outdoor dining shall vary
but it shall be located within the area indicated as "Restaurant and Associated Outside
Dining Area".

3. A minimum of 12' wide sidewalk / amenity zone shall be provided along Retail C5,
C30, and C40.

4. The overall Public Access Area for Lemon Park may not be reduced by more than
15% of the area indicated.
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