
DEPARTMENT OF PLANNING & SUSTAINABILITY

SPECIAL LAND USE PERMIT APPLICATION 
Amendments will not be accepted after 5 working days after the filing deadline. 

Applicant Name: ________________________________________________________________________________ 

Applicant Email Address: _________________________________________________________________________ 

Applicant Mailing Address: ________________________________________________________________________ 

_______________________________________________________________________________________________ 

Applicant Phone Number: _________________________________________________________________________ 

Owner Name: ___________________________________________________________________________________ 
(If more than one owner, attach list of owners.) 

Owner Email Address: ____________________________________________________________________________ 

Owner Mailing Address: __________________________________________________________________________ 

_______________________________________________________________________________________________ 

Owner Phone Number: ___________________________________________________________________________ 

Subject Property Address: _________________________________________________________________________ 

_______________________________________________________________________________________________ 

Parcel ID Number(s): _____________________________________________________________________________ 

Acreage: _______________ Commission District(s): _______________ Super District: _______________ 

Existing Zoning District(s): _______________________ Proposed Zoning District(s): _______________________ 

Existing Land Use Designation(s): ____________ Proposed Land Use Designation(s): ____________ (if applicable) 

I hereby authorize the staff of the Planning and Sustainable Department to inspect the property that is the subject of this 
application. 

Owner: ________ Agent: ________ ___________________________________________________________ 
Signature of Applicant: 







From: Hayley Todd
Bcc: bernicetaj@yahoo.com; blkrain51@gmail.com; cellasalt5@yahoo.com; coleslaw4t4@yahoo.com;

cthompson131920@yahoo.com; denisetravis74@gmail.com; dennisallen05@comcast.net; dstbc@bellsouth.net;
ellison.taneisha@gmail.com; erica_weaver@yahoo.com; ghhcdc@gmail.com; harold53@hotmail.com;
hlove1223@aol.com; Jan Costello; kbarksdal22@gmail.com; konceptatlanta@bellsouth.net;
manghamlaw@att.net; marshallenglishsr@yahoo.com; mhdalrym@dekalbcountyga.gov; mstonya@earthlink.net;
oneiloooo4@comcast.net; ourbenevolentneighborsociety@aol.com; pedge@urbanretail.com;
plbailey@dekalbcountyga.gov; pvallen@dekalbcountyga.gov; stonecrestalive@gmail.com; tcmg27@gmail.com;
terrell.steen@gmail.com; topdawgmo@yahoo.com; vickymooresbb@yahoo.com; w_duane_williams@yahoo.com;
jmhester59@yahoo.com; janelle.e.gore@gmail.com; andrewse199@gmail.com; fshafiq@msn.com;
loviebarbara1@gmail.com; lmellis@lspmconsulting.com; maliaevans@comcast.net; lindajones3502@comcast.net;
oneiloooo4@comcast.net; konceptatlanta@bellsouth.net; Perry_leona@bellsouth.net; mtaylor7907@gmail.com

Subject: Neighborhood Meeting: Hidden Hills SLUP (5083 Biffle Road) - PEC 20251.00a
Date: Tuesday, April 1, 2025 9:46:00 AM
Attachments: image001.png

2025-02-17-Sketch Plat Update-9-Mstr Site PN 20251.00A.pdf

Hi there,
 
You are receiving this email because we wanted to let you know that we are holding a
neighborhood meeting to discuss a Special Land Use Permit to allow senior residential
housing as part of the Hidden Hills master planned redevelopment.
The meeting is scheduled for Monday, April 14 at the Hairston Crossing Library (4911 Redan
Road) at 6pm.
 
I have attached the sketch plat that you may already be familiar with. We sent paper letters to
all neighbors within the required radius of the site yesterday.
 
Please give me a call with any questions or concerns.
Thanks!
 
Hayley Todd 
Zoning Manager & Land Planner 
E: htodd@pecatl.com 
C: 757.508.6593| O: 770.451.2741 | D: 678.684.6287 

 

 New Website   |   Linkedin   |   Facebook 

 
Georgia East Office: 350 Research Court, Suite 200, Peachtree Corners, GA 30092
Georgia West Office: 900 Circle 75 Pkwy SE, Suite 925, Atlanta, GA 30339
Georgia South Office: 315 West Solomon Street, Suite 210, Griffin, GA 30223
 
In accepting and utilizing any drawings or other data on any form of electronic media generated and provided by Planners and Engineers
Collaborative, The Client agrees that all such drawings and data are instruments of service of Planners and Engineers Collaborative; and
they are not to be used or modified in whole or in part, for any purpose or project other than the project for which they have been
prepared without waiving all claims against Planners and Engineers Collaborative and indemnifying for any damage, liability or cost,
including defense cost arising from such claims. 
Under no circumstances shall transfer of the drawings and other instruments of service on electronic media for use by The Client be
deemed a sale by Planners and Engineers Collaborative, and Planners and Engineers Collaborative makes no warranties, either express or

implied, of merchantability and fitness for any particular purpose. 
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SKETCH PLAT
SITE PLAN


SPS


75 150 300 4500


1" = 150'


THIS SEAL IS ONLY VALID IF COUNTER SIGNED
AND DATED WITH AN ORIGINAL SIGNATURE.


GSWCC LEVEL II DESIGN PROFESSIONAL
CERTIFICATION # 0000059389 EXP. 10/31/2027


20251.00A


TERRA BELLA
AKA HIDDEN HILLS AT


BIFFLE ROAD
A MASTER PLANNED RESIDENTIAL


DEVELOPMENT


5083 BIFFLE ROAD
STONE MOUNTAIN, GA 30088


DEKALB COUNTY JURISDICTION


24 HOUR CONTACT:
DAN SMEDLEY
470-268-4202


THIS SKETCH PLAT HAS BEEN SUBMITTED TO AND
APPROVED BY THE PLANNING COMMISSION OF DEKALB
COUNTY, ON THIS___________DAY OF __________ 20___.


BY:___________________________________(BY DIRECTOR)
PLANNING COMMISSION CHAIRMAN
DEKALB  COUNTY, GEORGIA


UTILITY NOTES:


SKETCH PLAT NOTES:


NOTES:


N


SITE LOCATION


SITE DATA:
SITE AREA ±54.355 ACRES


ZONING


EXISTING ZONING R100


PROPOSED ZONING MU-HIDDEN HILLS TIER 5


ZONING JURISDICTION DEKALB COUNTY, GEORGIA


SETBACK REQUIREMENTS


FRONT SETBACK MIN. 10 FEET/ MAX. 25 FEET


SIDE SETBACK (INTERIOR) MIN. 15 FEET BETWEEN BLDGS. 2-STORY OR
LESS/ MIN. 20 FEET BETWEEN BLDGS.
GREATER THAN 2-STORIES


REAR SETBACK 15 FEET


MAX. BUILDING HEIGHT 75 FEET/ 5 STORIES


TRANSITIONAL BUFFER 30 FEET


DEVELOPMENT STANDARDS


ATTACHED SENIOR UNITS PROVIDED 131 UNITS (1-STORY)


DETACHED SINGLE FAMILY LOTS PROVIDED 44 LOTS (2-STORY)


TOWNHOME COMMUNITY FACILITY &
CLUBHOUSE 3,000 SF


24' X 54' FRONT ENTRY TOWNHOMES
PROVIDED


55 UNITS (2-STORY)


TOTAL RESIDENTIAL UNITS PROVIDED 230 UNITS


TOTAL SITE DENSITY PROVIDED 4.23 UPA


MAX. SITE DENSITY ALLOWED 12-24 UPA


OPEN SPACE CALCULATIONS


MIN. OPEN SPACE REQUIRED 10.87 ACRES (20% OF TOTAL SITE AREA)


TOTAL OPEN SPACE PROVED 21.38 ACRES (39.3% OF TOTAL SITE AREA)


ENHANCED OPEN SPACED REQUIRED
5.43 ACRES (50% OF TOTAL OPEN SPACE
REQ.)


ENHANCED OPEN SPACE PROVIDED
7.09 ACRES (65.2% OF TOTAL OPEN SPACE
REQ.)


FAR CALCULATIONS


DETACHED SINGLE FAMILY SF PROVIDED 88,000 SF (27.1% OF TOTAL FAR)


TOWNHOME SQUARE FOOTAGE 96,250 SF (29.6% OF TOTAL FAR)


TOTAL RESIDENTIAL SQUARE FOOTAGE 184,250 SF (56.7% OF TOTAL FAR)


TOTAL ATTACHED SENIOR SF PROVIDED
(COMMERCIAL) 140,550 SF (43.3% OF TOTAL FAR)


PARKING REQUIREMENTS


SENIOR PARKING REQUIRED 262 SPACES (2 SP/ DWELLING UNIT)


SENIOR PARKING PROVIDED 393 SPACES (2 GARAGE +1 DRIVEWAY SP.)


TOWNHOME PARKING REQUIRED 110 SPACES (2 SP/ DWELLING UNIT)


TOWNHOME PARKING PROVIDED 220 SPACES (2 GARAGE + 2 DRIVEWAY SP.)


DETACHED SINGLE FAMILY PARKING
REQUIRED 88 SPACES (2 SP/ DWELLING UNIT)


DETACHED SINGLE FAMILY PARKING
PROVIDED


176 SPACES (2 GARAGE + 2 DRIVEWAY SP.)


FEMA FIRM MAP
NOT TO SCALE


SITE LOCATION MAP
NOT TO SCALE
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350 RESEARCH COURT  STE 200
PEACHTREE CORNERS, GA 30092


F: (770) 451-3915


WWW.PEC.PLUS
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DEKALB AP # 1246985


PRIVATE STREET CONDITIONS:


MAY 3, 2024


PgC2- Pacolet sandy clay loam, 2 to 10 percent slopes, eroded
PfC- Pacolet sandy loam, 2 to 10 percent slopes
PfD- Pacolet sandy loam, 10 to 15 percent slopes
AmC- Appling sandy loam, 6 to 10 percent slopes
Ud- Urban land
GeB- Gwinnett sandy loam, 2 to 6 percent slopes
GwC2- Gwinnett sandy clay loam, 2 to 10 percent slopes, eroded
W- Water
PgD2- Pacolet sandy clay loam, 10 to 15 percent slopes, moderately eroded
PuE- Pacolet-Urban land complex, 10 to 25 percent slopes


SOILS:


1. RRV AND INFILTRATION SHALL BE PROVIDED IN BIORETENTION PONDS,
BIOSWALES, AND DRY WELLS FOR PRETREATMENT PRIOR TO ENTERING
STORMWATER DETENTION PONDS.


2. A 2' LANDSCAPE STRIP AND 5' SIDEWALKS SHALL BE PROVIDED ON BOTH
SIDES OF PUBLIC AND PRIVATE ROADS AND ALONG SITE FRONTAGE.


LAND DEVELOPMENT NOTES:


1. A COMMUNITY RECREATIONAL CENTER, CLUBHOUSE AND/OR FITNESS/HEALTH CENTER TO
BE PROVIDED FOR OVERALL DEVELOPMENT WITHIN MASTER AMENITY AREA, PER SEC.
3.37.17.A OF THE GREATER HIDDEN HILLS OVERLAY.


2. 30 FOOT TRANSITIONAL BUFFER TO BE PROVIDED AROUND PERIMETER OF SITE PER SEC.
3.37.22 OF THE GREATER HIDDEN HILLS OVERLAY. BUFFER TO SERVE AS INTERPARCEL
CONNECTION POINTS ONCE SITE IS DEVELOPED. LOCATIONS TO BE DETERMINED AND
APPROVED BY DEKALB COUNTY PLANNING DIRECTOR.


3. 27.7 % OPEN SPACE PROVIDED THROUGHOUT SITE. OPEN SPACE AREAS TO BE AT GRADE
AND DIRECTLY ACCESSIBLE FROM A PUBLIC SIDEWALK AND BUILDING ENTRANCES. OPEN
SPACE AREAS TO PROVIDE CONNECTIVITY TO ANY EXISTING OR PLANNED NEARBY PUBLIC
AMENITY INCLUDING, BUT NOT LIMITED TO, TRAIL NETWORKS, GREENSPACE OR PARK
FACILITIES PER SEC. 3.37.23 OF THE GREATER HIDDEN HILLS OVERLAY.


4. SENIOR DEVELOPED FLOOR AREA SHALL COUNT TOWARDS 30% COMMERCIAL FAR SQUARE
FOOTAGE.


ZONING NOTES:


MCKINLEY HOMES
655 ENGINEERING DRIVE, SUITE 208


PEACHTREE CORNERS, GA 30092
470-268-4202


24' X 54' FRONT LOADED
TOWNHOME


28' X 54' SENIOR PRODUCT COMMON OPEN SPACE


ENHANCED OPEN SPACE
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1. WATER MAIN TO BE PUBLIC 8-INCH D.I.P. LINE WITHIN A 50' ACCESS AND UTILITY EASEMENT ON MAIN ROADS, 28'-20' WATER MAIN TO BE PUBLIC 8-INCH D.I.P. LINE WITHIN A 50' ACCESS AND UTILITY EASEMENT ON MAIN ROADS, 28'-20' EASEMENT ON ALLEYS, AND 20-FEET WATER EASEMENT FOR ACCESS AND MAINTENANCE (PROVIDED FOR DEKALB COUNTY). 2. SANITARY SEWER SYSTEM (SEWER PROVIDED BY DEKALB COUNTY) TO BE PUBLIC 8-INCH DIP LINE WITHIN A 50' ACCESS AND SANITARY SEWER SYSTEM (SEWER PROVIDED BY DEKALB COUNTY) TO BE PUBLIC 8-INCH DIP LINE WITHIN A 50' ACCESS AND UTILITY EASEMENT ON MAIN ROADS, 28'-20' EASEMENT ON ALLEYS, AND 20-FEET SANITARY SEWER EASEMENT FOR ACCESS AND MAINTENANCE. 3. SANITARY SEWER MAIN SHALL BE 8" DIP @ 1% (MIN) WITH 4' COVER. SANITARY SEWER MAIN SHALL BE 8" DIP @ 1% (MIN) WITH 4' COVER. MAIN SHALL BE 8" DIP @ 1% (MIN) WITH 4' COVER. SHALL BE 8" DIP @ 1% (MIN) WITH 4' COVER. 8" DIP @ 1% (MIN) WITH 4' COVER. " DIP @ 1% (MIN) WITH 4' COVER. . 4. EACH SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE SANITARY SEWER LATERAL. EACH SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE SANITARY SEWER LATERAL. SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE SANITARY SEWER LATERAL.  WILL HAVE SEPARATE SANITARY SEWER LATERAL. 5. EACH SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE 3/4"WATER METER. EACH SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE 3/4"WATER METER. SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE 3/4"WATER METER.  WILL HAVE SEPARATE 3/4"WATER METER. . 6. DEKALB COUNTY SANITATION WILL BE RESPONSIBLE FOR HANDLING NON-HAZARDOUS HOUSEHOLD WASTE, YARD DEBRIS, AND DEKALB COUNTY SANITATION WILL BE RESPONSIBLE FOR HANDLING NON-HAZARDOUS HOUSEHOLD WASTE, YARD DEBRIS, AND RECYCLABLE MATERIAL.
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1. BOUNDARY AND TOPOGRAPHIC SURVEY INFORMATION PROVIDED BY GUNNIN LAND SURVEYING DATED 02-27-2024. BOUNDARY AND TOPOGRAPHIC SURVEY INFORMATION PROVIDED BY GUNNIN LAND SURVEYING DATED 02-27-2024. 2. I HAVE EXAMINED THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP FOR DEKALB COUNTY, I HAVE EXAMINED THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP FOR DEKALB COUNTY, GEORGIA AND INCORPORATED AREAS, COMMUNITY PANEL NUMBERS 13089C0156J, PANEL 65 OF 201, EFFECTIVE DATE MAY 16, 2013 AND THE PROPERTY FALLS WITHIN A DESIGNATED FLOODWAY AND FLOOD ZONE "AE". 3. SITE IS LOCATED IN THE 16th DISTRICT, LAND LOT 27 and 28 IN DEKALB COUNTY, GEORGIA WITHIN THE COUNTY OF SITE IS LOCATED IN THE 16th DISTRICT, LAND LOT 27 and 28 IN DEKALB COUNTY, GEORGIA WITHIN THE COUNTY OF DEKALB. THE PROPOSED USE OF THE MENTIONED SITE IS A MASTER PLANNED MIXED USE DEVELOPMENT FEATURING A 5 STORY OFFICE BUILDINGS, FRONT LOADED AND REAR LOADED TOWNHOMES, AND MULTI-FAMILY DEVELOPMENT. 4. THE EXISTING PARCEL NUMBER IS 16 028 01 001 THE EXISTING PARCEL NUMBER IS 16 028 01 001 5. THE PROPOSED SUBDIVISION WILL BE SUBJECT TO PRIVATE COVENANTS AND A HOMEOWNER'S ASSOCIATION WILL BE THE PROPOSED SUBDIVISION WILL BE SUBJECT TO PRIVATE COVENANTS AND A HOMEOWNER'S ASSOCIATION WILL BE ESTABLISHED 6. THERE ARE STATE WATERS LOCATED ON SITE THERE ARE STATE WATERS LOCATED ON SITE  STATE WATERS LOCATED ON SITE STATE WATERS LOCATED ON SITE 7. THERE ARE WETLANDS LOCATED ON SITE THERE ARE WETLANDS LOCATED ON SITE 8. THERE IS NO KNOWN EXISTING INERT WASTE BURY PITS ON THE SITETHERE IS NO KNOWN EXISTING INERT WASTE BURY PITS ON THE SITE



AutoCAD SHX Text

9. THERE ARE NO NATURAL, ARCHAEOLOGICAL, OR HISTORIC RESOURCES LOCATED ON THE SITE ACCORDING TO GNAHRGIS MAPPER. 10. THE RECEIVING WATER, SOUTH FORK PEACHTREE CREEK, IS APPROXIMATELY 500' NORTHEAST OF THE SITE, AN THE RECEIVING WATER, SOUTH FORK PEACHTREE CREEK, IS APPROXIMATELY 500' NORTHEAST OF THE SITE, AN 0' NORTHEAST OF THE SITE, AN  NORTHEAST OF THE SITE, AN UNNAMED TRIBUTARY OF THE INDIAN CREEK. CREEK. . 11. ELECTRIC SERVICES SHALL BE INSTALLED UNDERGROUND. 1. ELECTRIC SERVICES SHALL BE INSTALLED UNDERGROUND. . ELECTRIC SERVICES SHALL BE INSTALLED UNDERGROUND. ELECTRIC SERVICES SHALL BE INSTALLED UNDERGROUND. 12. MINIMUM STORM PIPE SIZE WITHIN PUBLIC EASEMENT SHALL BE 18 INCHES. 2. MINIMUM STORM PIPE SIZE WITHIN PUBLIC EASEMENT SHALL BE 18 INCHES. . MINIMUM STORM PIPE SIZE WITHIN PUBLIC EASEMENT SHALL BE 18 INCHES. MINIMUM STORM PIPE SIZE WITHIN PUBLIC EASEMENT SHALL BE 18 INCHES. 13. ALL STORM DRAIN PIPES LESS THAN 18" DIA. SHALL REMAIN PRIVATE AND THE RESPONSIBILITY OF THE PROPERTY 3. ALL STORM DRAIN PIPES LESS THAN 18" DIA. SHALL REMAIN PRIVATE AND THE RESPONSIBILITY OF THE PROPERTY . ALL STORM DRAIN PIPES LESS THAN 18" DIA. SHALL REMAIN PRIVATE AND THE RESPONSIBILITY OF THE PROPERTY ALL STORM DRAIN PIPES LESS THAN 18" DIA. SHALL REMAIN PRIVATE AND THE RESPONSIBILITY OF THE PROPERTY OWNER. 14. THE LOWEST FINISHED FLOOR ELEVATION (FFE) OF ANY PROPOSED HOME OR BUILDING SHALL BE A MINIMUM OF 3 4. THE LOWEST FINISHED FLOOR ELEVATION (FFE) OF ANY PROPOSED HOME OR BUILDING SHALL BE A MINIMUM OF 3 . THE LOWEST FINISHED FLOOR ELEVATION (FFE) OF ANY PROPOSED HOME OR BUILDING SHALL BE A MINIMUM OF 3 THE LOWEST FINISHED FLOOR ELEVATION (FFE) OF ANY PROPOSED HOME OR BUILDING SHALL BE A MINIMUM OF 3 FEET ABOVE THE 100-YEAR DETENTION POND STORAGE ELEVATION AND/OR INLET PONDING ELEVATION. 15. THE HOME OWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL FUTURE MAINTENANCE AND INSPECTIONS OF THE 5. THE HOME OWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL FUTURE MAINTENANCE AND INSPECTIONS OF THE . THE HOME OWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL FUTURE MAINTENANCE AND INSPECTIONS OF THE THE HOME OWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL FUTURE MAINTENANCE AND INSPECTIONS OF THE STORM WATER MANAGEMENT AGREEMENT. A COPY OF ALL FUTURE INSPECTIONS BY A REGISTERED ENGINEER SHALL BE FURNISHED TO DEKALB COUNTY. 16. SPEED LIMIT ON BIFFLE ROAD IS 25 MPH. 6. SPEED LIMIT ON BIFFLE ROAD IS 25 MPH. . SPEED LIMIT ON BIFFLE ROAD IS 25 MPH. SPEED LIMIT ON BIFFLE ROAD IS 25 MPH. 17. NO PRIOR SUBDIVISIONS HAVE BEEN LOCATED ON SITE.  18. NO VARIANCES ARE REQUIRED. 19. A 75' TRIBUTARY BUFFER WILL BE MAINTAINED ON ALL STATE WATERS THAT ARE NOT APPROVED FOR A BUFFER ENCROACHMENT VARIANCE BY DEKALB COUNTY OR GA. E.P.D. 20. THE OWNER OF THE PROPERTY IS RESPONSIBLE FOR COMPLIANCE WITH THE CORPS OF ENGINEERS REQUIREMENTS REGARDING WETLANDS.
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1. ALL APPROVED CONDITIONS SHALL BE NOTED ON THE SKETCH PLAT AND FINAL PLAT. ALL APPROVED CONDITIONS SHALL BE NOTED ON THE SKETCH PLAT AND FINAL PLAT. 2. THE FINAL PLAT SHALL HAVE THE INDIVIDUAL UNITS AS DEPICTED ON SKETCH PLAT IN GENERAL THE FINAL PLAT SHALL HAVE THE INDIVIDUAL UNITS AS DEPICTED ON SKETCH PLAT IN GENERAL LAYOUT ADDRESSED PER THE DEKALB COUNTY GIS DEPARTMENT AND PLATTED AS TAX PARCELS. 3. THE MINIMUM GROSS UNIT SIZE SHALL BE STATED ON PLAT AND THE TAX PARCEL DIMENSIONS THE MINIMUM GROSS UNIT SIZE SHALL BE STATED ON PLAT AND THE TAX PARCEL DIMENSIONS NOTED. 4. A MANDATORY HOMEOWNERS ASSOCIATION SHALL BE REQUIRED FOR MAINTENANCE OF ACCESS A MANDATORY HOMEOWNERS ASSOCIATION SHALL BE REQUIRED FOR MAINTENANCE OF ACCESS DRIVES/INTERNAL STREETS, UTILITIES, AND STORM MANAGEMENT FACILITIES WITHIN COMMON AREAS AND TO PROVIDE A DECLARATION OF PROTECTIVE COVENANTS AND CONDITIONS ADDRESSING MAINTENANCE RESPONSIBILITY. 5. PRIVATE STREETS SHALL BE NOTED AS SUCH AND SHALL MAINTAIN A MINIMUM OF 26 FEET OF PRIVATE STREETS SHALL BE NOTED AS SUCH AND SHALL MAINTAIN A MINIMUM OF 26 FEET OF PAVEMENT WIDTH FROM FACE OF CURB TO FACE OF CURB AND SHALL BE CONSTRUCTED TO THE SAME PAVING MATERIAL SPECIFICATION REQUIRED FOR PUBLIC STREETS SUBJECT TO DEKALB COUNTY APPROVAL. 6. ALL EASEMENTS SHALL BE PROVIDED SUBJECT TO THE REQUIREMENTS OF DEKALB COUNTY. ALL EASEMENTS SHALL BE PROVIDED SUBJECT TO THE REQUIREMENTS OF DEKALB COUNTY. 7. DRIVEWAYS SERVING INDIVIDUAL UNITS SHALL HAVE A MINIMUM LENGTH OF 20 FEET FROM FACE OF DRIVEWAYS SERVING INDIVIDUAL UNITS SHALL HAVE A MINIMUM LENGTH OF 20 FEET FROM FACE OF GARAGE TO BACK OF SIDEWALKS ON FRONT LOADED UNITS, AND 20 FEET FROM FACE OF GARAGE TO BACK OF CURB ON REAR LOADED UNITS. 8. INDIVIDUAL WATER METERS SHALL BE PROVIDED TO EACH FEE SIMPLE LOT PER THE REQUIREMENTS INDIVIDUAL WATER METERS SHALL BE PROVIDED TO EACH FEE SIMPLE LOT PER THE REQUIREMENTS OF THE DEKALB COUNTY WATERSHED DEPARTMENT.  PROVIDE NECESSARY SEWER EASEMENTS. SEWER MAINTENANCE SHALL BE THE RESPONSIBILITY OF THE DEVELOPMENT. 9. ONLY THE BUILDING FOOTPRINT SHALL BE CONSIDERED AS A LOT.  ALL OTHER AREAS SHALL BE ONLY THE BUILDING FOOTPRINT SHALL BE CONSIDERED AS A LOT.  ALL OTHER AREAS SHALL BE CONSIDERED COMMON AREA. 10. VEHICLES MAY NOT PARK IN ALLEYS DURING WEEKDAYS. VEHICLES MAY NOT PARK IN ALLEYS DURING WEEKDAYS. 11. ALL RESIDENCES SHALL HAVE HOUSE NUMBERS ON THE ALLEY SIDE OF THE RESIDENCE. ALL RESIDENCES SHALL HAVE HOUSE NUMBERS ON THE ALLEY SIDE OF THE RESIDENCE. 12. ALLEY ADDRESSED TO BE ASSIGNED OFF ALLEYS ALLEY ADDRESSED TO BE ASSIGNED OFF ALLEYS 13. ALL OTHER CONDITIONS, CODE AND DISTRICT REQUIREMENTS SHALL APPLY ACCORDINGLY.ALL OTHER CONDITIONS, CODE AND DISTRICT REQUIREMENTS SHALL APPLY ACCORDINGLY.



AutoCAD SHX Text

1. SKETCH PLAT APPROVAL DOES NOT CONSTITUTE APPROVAL OF THE STORM DRAINAGE OR SANITARY SKETCH PLAT APPROVAL DOES NOT CONSTITUTE APPROVAL OF THE STORM DRAINAGE OR SANITARY SEWER SYSTEM. NO CONSTRUCTION SHALL BEGIN UNTIL CONSTRUCTION PLANS ARE APPROVED AND DEVELOPMENT PERMIT IS OBTAINED. 2. PROPOSED PRIVATE ROADS WILL INCLUDE STORM WATER PIPES, SANITARY, WATER PIPES, AND PROPOSED PRIVATE ROADS WILL INCLUDE STORM WATER PIPES, SANITARY, WATER PIPES, AND INFRASTRUCTURE. 3. THERE ARE NO ZONING CONDITIONS ON THE PROPERTY.  THERE ARE NO ZONING CONDITIONS ON THE PROPERTY.  4. SKETCH PLAT APPROVAL DOES NOT CONSTITUTE APPROVAL OF THE PROPOSED LOCATION OF FIRE SKETCH PLAT APPROVAL DOES NOT CONSTITUTE APPROVAL OF THE PROPOSED LOCATION OF FIRE HYDRANTS AND FIRE APPARATUS ACCESS ROADS. NO CONSTRUCTION SHALL BEGIN UNTIL THE LAND DEVELOPMENT PERMIT HAS BEEN APPROVED AND OBTAINED. 5. STREET AND PEDESTRIAN LIGHTING TO BE PROVIDED DURING LDP SUBMITTALSTREET AND PEDESTRIAN LIGHTING TO BE PROVIDED DURING LDP SUBMITTAL
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350 Research Ct, Ste. 200, Peachtree Corners, Georgia 30092  48 Atlanta Street, Marietta, Georgia 30060  
Main: (770) 451-2741  Fax: (770) 451-3915 

www.pecatl.com 
 

4/21/2025 
 
Re: Letter of Intent – SPECIAL LAND USE PERMIT  
 Terra Bella – Hidden Hills Golf Course Redevelopment  

(5083 Biffle Road) (+/- 54.355 acres)  
PEC+ Project No. 20251.00a 

 
Dear Community Development Officials, 

This application proposes a Special Land Use Permit to allow Senior Residential Uses as part of the master plan for 
the above-referenced site that falls within the Hidden Hills Tier 5 Overlay. The Special Land Use Permit allows the 
senior residential uses to count toward the 30 percent commercial floor area that is required for mixed-use 
developments.   

Current Zoning:  

Currently, the site is zoned R-100 and is included in Tier 5 of the Hidden Hills Overlay that allows mixed-use 
developments. Under the overlay, the underlying zoning may remain R-100 and the site may be developed by-right 
with uses/performance standards that would otherwise not be permitted under this district.  

Reason for SLUP Request:  

Under the Tier 5 Overlay, 30 percent of the site’s floor area must consist of commercial uses. The Special Land Use 
Permit allows Senior Residential Housing to count toward the thirty percent requirement. This use was chosen as 
the result of optimal site planning techniques, market conditions, and after numerous conversations with the 
surrounding community stakeholders outlining their use preferences.  

Existing and Proposed Uses; Details of Proposed Special Use:  

The property is currently developed as the Hidden Hills Golf Course, though the course has been closed for several 
years. There are no plans to open a new golf course at this location. The site is largely cleared and grassed with 
gentle topography and an existing lake at the southeastern end.  

The proposed use of the property is a master-planned residential development consisting of 131 Senior Residential 
Homes, 55 single-family attached townhomes, and 44 single-family detached lots. The latter two uses are 
permitted by-right under the Overlay. The SLUP would apply only to the proposed 131 age-restricted Senior 
Residences.  

Because the requirement is for 30 percent of the total floor area to consist of commercial space (or Senior 
Residential Homes, as permitted by this SLUP), and the proposed Senior Residential Homes are single-story, the 
use requires a greater land area than the other types of homes.   

Conclusion 

The applicant and owner respectfully request that the Dekalb County Board of Commissioners, Planning Commission 
and Planning Staff approve and support the Applicant’s SLUP request to allow for the incorporation of Senior 
Residential Housing as part of the Hidden Hills Golf Course redevelopment master plan. The developer and their 
representatives welcome the opportunity to meet with all interested parties and representatives.  

Sincerely, 
 

Hayley Todd  
Zoning Manager, Planners and Engineers Collaborative, Inc. 



350 Research Ct, Ste. 200, Peachtree Corners, Georgia 30092  48 Atlanta Street, Marietta, Georgia 30060  
Main: (770) 451-2741  Fax: (770) 451-3915 

www.pecatl.com 
 

4/21/2025 
 
Re: Impact Analysis – SPECIAL LAND USE PERMIT  
 Terra Bella – Hidden Hills Golf Course Redevelopment  

(5083 Biffle Road) (+/- 54.355 acres)  
PEC+ Project No. 20251.00a 

 
Dear Community Development Officials, 

Please see below the answers to the IMPACT ANALYSIS criteria required for Special Land Use Permit decisions.  

A. Is the size of the site adequate for the use contemplated and is adequate land area is available for the 
proposed use, including provision of all required yards, open space, off-street parking, transitional buffer zones, 
and all other applicable requirements of the zoning district in which the use is proposed to be located? 

Yes, the land area of the site is adequate for the proposed use, including all required yards, open space, off-street 
parking, transitional buffer zones, and all other applicable requirements of the zoning district. See attached sketch 
plat depicting the proposed use for compliance.  

B. Compatibility of the proposed use with adjacent properties and land uses and with other properties and land 
uses in the district, and whether the proposed use will create adverse impacts upon any adjoining land use by 
reason of traffic volume/congestion, noise, smoke, odor, dust, or vibration generated by the proposed use. 

The proposed use is compatible with adjacent properties and land uses in the vicinity of the site as well as the 
zoning district. The proposed use—townhomes—is permitted by-right in the underlying zoning + overlay district. 
The special use only restricts the uses to senior persons, which does not affect the bulk or generate any of the 
externalities of concern that would otherwise be permitted by-right in the area and district.  

C. Are public services, public (or private) facilities, and utilities adequate to serve the proposed use? 

Public services, facilities, and utilities are adequate to serve the proposed use. This project has been in review for 
several years and would not move forward without necessary improvements in place.  

D. Is the public street on which the use is proposed to be located adequate and is there sufficient traffic- 
carrying capacity for the use proposed so as not to unduly increase traffic and create congestion in the area? 

The public street on which the proposed use is to be located is adequate to support traffic generated by the 
proposed use. The proposed use will not cause an undue burden on the traffic conditions in the area.  

E. Is the ingress and egress adequate to the subject property and to all proposed buildings, structures, and uses 
thereon, with particular reference to pedestrian and automotive safety and convenience, traffic flow and 
control, and access in the event of fire or other emergency? 

The ingress and egress of the subject property is adequate to serve all proposed buildings, structures, and uses. 
Because the uses are dedicated to senior residents, special consideration has been given to the safety and 
circulation of pedestrians on-site.  

F. Will the proposed use create adverse impacts upon any adjoining land use by reason of the manner and hours 
of operation of the proposed use? 

The proposed use will not create adverse impacts upon any adjoining land uses. The hours and manner of the use 
are the same as other uses within the development.  

G. Is the proposed use otherwise consistent with the requirements of the zoning district classification in which 
the use is proposed to be located? 

The use is consistent with the requirements of the zoning district classification; the structure would be permitted 
by right under current zoning and overlay configurations; the senior residential component (that does not 
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adversely affect the size, bulk, or intensity of the use) triggers the requirement for the special land use permit. The 
dwelling units have been designed to comply with underlying zoning.  

H. Is the proposed use consistent with, advances, conflicts, or detracts from the policies of the comprehensive 
plan? 

The proposed use is consistent with the policies of the comprehensive plan. As mentioned, the structures at the 
subject of this SLUP are permitted by-right, as is the rest of the development.  

I. Is there adequate provision of refuse and service areas? 

Because the project is part of a larger master plan, there are adequate refuse and services areas for the 
development.  

J. Should the length of time for which the SLUP is granted be limited in duration? 

The length of time for which the SLUP is granted should not be limited in duration as it would be disruptive to the 
residents inhabiting the homes. The SLUP should be granted in perpetuity and should run with the site like zoning 
conditions.  

K. Is the size, scale and massing of proposed buildings appropriate in relation to the size of the subject property 
and in relation to the size, scale and massing of adjacent and nearby lots and buildings; and will the proposed 
use create any shadow impact on any adjoining lot or building as a result of the proposed building height? 

The size, scale, and massing of the proposed buildings are in harmony with the surrounding land uses.  

L. Will the proposed use adversely affect historic buildings, sites, districts, or archaeological resources? 

There are no archaeological or historic resources on-site.  

M. Does the proposed use satisfy the requirements contained within the supplemental regulations for such 
special land use permit? 

The proposed use satisfies the requirements contained within the supplemental regulations for such special land 
use permit.  

N. Will the proposed use be consistent with the needs of the neighborhood or the community as a whole, as 
expressed and evidenced during the review process? 

The proposed use is consistent with the needs of the neighborhood and community as a whole. The project has 
been underway for numerous years and has been the subject of many community meetings. Neighbors are well 
aware of the project and are generally in support since there has been a years-long effort to engage them on plans 
for the site. The proposed plan at the subject of this SLUP is the result of said meetings and negotiations.  

Conclusion 

The applicant and owner respectfully request that the Dekalb County Board of Commissioners, Planning Commission 
and Planning Staff approve and support the Applicant’s SLUP request to allow for the incorporation of Senior 
Residential Housing as part of the Hidden Hills Golf Course redevelopment master plan. The developer and their 
representatives welcome the opportunity to meet with all interested parties and representatives.  

Sincerely, 
 

Hayley Todd  
Zoning Manager, Planners and Engineers Collaborative, Inc. 





 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: ________ *  
 
 
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       Signature of Applicant /Date  
 
 

Check one: Owner ________ Agent ________ 
 
 
 
_____________________________________________ 
Expiration Date/ Seal  
 
 
*Notary seal not needed if answer is “No”. 
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LINE TYPE LEGEND

TRACT 1 = 54.355± ACRES
TRACT 2 = 8.011 ACRES

TRACT 3 = 14.886± ACRES
TOTAL AREA = 77.252± ACRES
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CLOSURE STATEMENT

ABBREVIATIONS

L.L.

SYMBOL LEGEND

172

DEKALB COUNTY NOTES

SHEET INDEX:

SURVEYOR:

OWNER:

DEVELOPER:

SITE DATA

COVER SHEETDEKALB COUNTY AP#  1246015-SKETCH PLAT

COUNTY APPROVAL

____________________________________________________ (BY DIRECTOR)
PLANNING COMMISSION CHAIRMAN
DEKALB COUNTY, GEORGIA

TRACT 1

VICINITY/PARCEL MAP

TRACT 2

TRACT 3

COUNTY MAP

SITE

SOIL SERIES INFORMATION

SURVEYOR'S CERTIFICATE (STATE OF GEORGIA)

ZACHARY R.WEISEL, GA RLS NO. 3473                                                         DATE

CERTIFICATE OF CONFORMITY

ZACHARY R.WEISEL, GA RLS NO. 3473                                                   DATE

GUNNIN LAND SURVEYING, LLC
141 RAILROAD STREET, SUITE 116
CANTON, GA 30114

SCOPE OF WORK

ASSIGNED ADDRESSING

REFERENCES



CURVE TABLE

LINE TABLE

THE HIGHLANDS
AT HIDDEN HILLS

CONDOMINIUM PHASE 10
(CONDO PB 5, PG 130)

ZONED: MR-1

PHASE 3

PHASE 2

PHASE 1

PHASE 4

(PB 109, PG 40)
ZONED: MR-1

HIDDEN HILLS
UNIT 6

(PB 68, PG 100)
ZONED: R-100

~ LAKE ~

~ ZONE AE ~

S 
H

ID
DEN H

IL
LS 

PK
W

Y

(6
0' 

R/W
)

BIFFLE DRIVE(80' R/W)

L.L.

28

L.L.

27

THE HIGHLANDS
AT HIDDEN HILLS CONDOMINIUM

(PHASE 1-5)
(CONDO PB 5, PG 65)

(ZONED: MR-1)

THE HIGHLANDS
AT HIDDEN HILLS CONDOMINIUM

(PHASE 1-5)
(CONDO PB 5, PG 65)

ZONED: MR-1

HIDDEN HILLS
UNIT 15

(PB 90, PG 75)
ZONED: MR-1

HIDDEN HILLS
UNIT 6

(PB 68, PG 100)
ZONED: R-100

~ ZONE AE ~

~ ZONE X ~

~ ZONE AE ~~ ZONE X ~
~ ZONE X ~

HIDDEN HILLS
UNIT 6

(PB 68, PG 100)
ZONED: R-100

BIFFLE ROAD
(80' R/W)

CURRENT PARCEL ID# AND SITE
ADDRESS: 16 028 01 001

5083 BIFFLE ROAD
STONE MOUNTAIN, GA 30088

D
A

T
E

R
E

V
IS

IO
N

SHEET OF

PROJECT NO.

DRAWN BY: JZC
CHECKED BY: ZRW

21088

2 5

LINE TYPE LEGEND

ABBREVIATIONS

L.L.

SYMBOL LEGEND

172

EXISTING CONDITIONS

SHEET 3

MATCH LINE

DEKALB COUNTY AP#  1246015-SKETCH PLAT

L
O

C
A

T
E

D
 I

N
 L

A
N

D
 L

O
T

S 
27

 A
N

D
 2

8
16

th
 D

IS
T

R
IC

T
D

E
K

A
L

B
 C

O
U

N
T

Y
, G

E
O

R
G

IA
FE

B
R

U
A

R
Y

 2
7,

 2
02

4

SK
E

T
C

H
 P

L
A

T
 F

O
R

:

H
ID

D
E

N
 H

IL
L

S 
A

T
 B

IF
F

L
E

 R
O

A
D

(1
6 

02
8 

01
 0

01
- 

50
83

 B
IF

FL
E

 R
O

A
D

, S
T

O
N

E
 M

O
U

N
T

A
IN

, G
A

 3
00

88
)



CURVE TABLE
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~ ZONE X ~

POB

CURRENT PARCEL ID# AND SITE
ADDRESS: 16 028 01 001

5083 BIFFLE ROAD
STONE MOUNTAIN, GA 30088
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UNIT 6

(PB 68, PG 100)
ZONED: R-100

TRACT 3
14.886± ACRES

OWNER: JLD HIDDEN HILLS LLC
PIN: 16 028 01 001 (PORTION OF)

(NO DEVELOPMENT PROPOSED AT THIS TIME)

BIFFLE ROAD
(80' R/W)
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PARTNERSHIP LP
(DB 13381, PG 158)
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TRACT 1
POB

HIDDEN HILLS
UNIT 6

(PB 68, PG 100)
ZONED: R-100

TRACT 1
54.355± ACRES

OWNER: JLD HIDDEN HILLS LLC
PIN: 16 028 01 001 (PORTION OF)
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BIFFLE ROAD
(80' R/W)

~ ZONE X ~

TRACT 2
(NW COR. OF LOT 1
PER PB 80, PG 111)

POB

TRACT 2
8.011 ACRES

OWNER: JLD HIDDEN HILLS LLC
PIN: 16 028 01 001 (PORTION OF)

 (NO DEVELOPMENT PROPOSED AT THIS TIME)

D
A

T
E

R
E

V
IS

IO
N

SHEET OF

PROJECT NO.

DRAWN BY: JZC
CHECKED BY: ZRW

21088

5 5

LINE TYPE LEGEND

ABBREVIATIONS

L.L.

SYMBOL LEGEND

172

SITE PLAN

MATCH LINE

SHEET 4

DEKALB COUNTY AP#  1246015-SKETCH PLAT

L
O

C
A

T
E

D
 I

N
 L

A
N

D
 L

O
T

S 
27

 A
N

D
 2

8
16

th
 D

IS
T

R
IC

T
D

E
K

A
L

B
 C

O
U

N
T

Y
, G

E
O

R
G

IA
FE

B
R

U
A

R
Y

 2
7,

 2
02

4

SK
E

T
C

H
 P

L
A

T
 F

O
R

:

H
ID

D
E

N
 H

IL
L

S 
A

T
 B

IF
F

L
E

 R
O

A
D

(1
6 

02
8 

01
 0

01
- 

50
83

 B
IF

FL
E

 R
O

A
D

, S
T

O
N

E
 M

O
U

N
T

A
IN

, G
A

 3
00

88
)



NOW
 OR FORMERLY
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THIS SEAL IS ONLY VALID IF COUNTER SIGNED
AND DATED WITH AN ORIGINAL SIGNATURE.

GSWCC LEVEL II DESIGN PROFESSIONAL
CERTIFICATION # 0000059389 EXP. 10/31/2027

20251.00A

TERRA BELLA
AKA HIDDEN HILLS AT

BIFFLE ROAD
A MASTER PLANNED RESIDENTIAL

DEVELOPMENT

5083 BIFFLE ROAD
STONE MOUNTAIN, GA 30088

DEKALB COUNTY JURISDICTION

R

Knowwhat'sbelow.
Callbefore you dig.

www.Georgia811.com

THIS SKETCH PLAT HAS BEEN SUBMITTED TO AND
APPROVED BY THE PLANNING COMMISSION OF DEKALB
COUNTY, ON THIS___________DAY OF __________ 20___.

BY:___________________________________(BY DIRECTOR)
PLANNING COMMISSION CHAIRMAN
DEKALB  COUNTY, GEORGIA

UTILITY NOTES:

SKETCH PLAT NOTES:

NOTES:

N

SITE LOCATION

SITE DATA:
SITE AREA ±54.355 ACRES

ZONING

EXISTING ZONING R100

PROPOSED ZONING MU-HIDDEN HILLS TIER 5

ZONING JURISDICTION DEKALB COUNTY, GEORGIA

SETBACK REQUIREMENTS

FRONT SETBACK MIN. 10 FEET/ MAX. 25 FEET

SIDE SETBACK (INTERIOR) MIN. 15 FEET BETWEEN BLDGS. 2-STORY OR
LESS/ MIN. 20 FEET BETWEEN BLDGS.
GREATER THAN 2-STORIES

REAR SETBACK 15 FEET

MAX. BUILDING HEIGHT 75 FEET/ 5 STORIES

TRANSITIONAL BUFFER 30 FEET

DEVELOPMENT STANDARDS

ATTACHED SENIOR UNITS PROVIDED 131 UNITS (1-STORY)

DETACHED SINGLE FAMILY LOTS PROVIDED 44 LOTS (2-STORY)

TOWNHOME COMMUNITY FACILITY &
CLUBHOUSE 3,000 SF

24' X 54' FRONT ENTRY TOWNHOMES
PROVIDED

55 UNITS (2-STORY)

TOTAL RESIDENTIAL UNITS PROVIDED 230 UNITS

TOTAL SITE DENSITY PROVIDED 4.23 UPA

MAX. SITE DENSITY ALLOWED 12-24 UPA

OPEN SPACE CALCULATIONS

MIN. OPEN SPACE REQUIRED 10.87 ACRES (20% OF TOTAL SITE AREA)

TOTAL OPEN SPACE PROVED 21.38 ACRES (39.3% OF TOTAL SITE AREA)

ENHANCED OPEN SPACED REQUIRED
5.43 ACRES (50% OF TOTAL OPEN SPACE
REQ.)

ENHANCED OPEN SPACE PROVIDED
7.09 ACRES (65.2% OF TOTAL OPEN SPACE
REQ.)

FAR CALCULATIONS

DETACHED SINGLE FAMILY SF PROVIDED 88,000 SF (27.1% OF TOTAL FAR)

TOWNHOME SQUARE FOOTAGE 96,250 SF (29.6% OF TOTAL FAR)

TOTAL RESIDENTIAL SQUARE FOOTAGE 184,250 SF (56.7% OF TOTAL FAR)

TOTAL ATTACHED SENIOR SF PROVIDED
(COMMERCIAL) 140,550 SF (43.3% OF TOTAL FAR)

PARKING REQUIREMENTS

SENIOR PARKING REQUIRED 262 SPACES (2 SP/ DWELLING UNIT)

SENIOR PARKING PROVIDED 393 SPACES (2 GARAGE +1 DRIVEWAY SP.)

TOWNHOME PARKING REQUIRED 110 SPACES (2 SP/ DWELLING UNIT)

TOWNHOME PARKING PROVIDED 220 SPACES (2 GARAGE + 2 DRIVEWAY SP.)

DETACHED SINGLE FAMILY PARKING
REQUIRED 88 SPACES (2 SP/ DWELLING UNIT)

DETACHED SINGLE FAMILY PARKING
PROVIDED

176 SPACES (2 GARAGE + 2 DRIVEWAY SP.)

FEMA FIRM MAP
NOT TO SCALE

SITE LOCATION MAP
NOT TO SCALE

SITE LOCATION
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PROJECT

DEKALB AP # 1246985

PRIVATE STREET CONDITIONS:

05/03/2024

PgC2- Pacolet sandy clay loam, 2 to 10 percent slopes, eroded
PfC- Pacolet sandy loam, 2 to 10 percent slopes
PfD- Pacolet sandy loam, 10 to 15 percent slopes
AmC- Appling sandy loam, 6 to 10 percent slopes
Ud- Urban land
GeB- Gwinnett sandy loam, 2 to 6 percent slopes
GwC2- Gwinnett sandy clay loam, 2 to 10 percent slopes, eroded
W- Water
PgD2- Pacolet sandy clay loam, 10 to 15 percent slopes, moderately eroded
PuE- Pacolet-Urban land complex, 10 to 25 percent slopes

SOILS:

1. RRV AND INFILTRATION SHALL BE PROVIDED IN BIORETENTION PONDS,
BIOSWALES, AND DRY WELLS FOR PRETREATMENT PRIOR TO ENTERING
STORMWATER DETENTION PONDS.

2. A 2' LANDSCAPE STRIP AND 5' SIDEWALKS SHALL BE PROVIDED ON BOTH
SIDES OF PUBLIC AND PRIVATE ROADS AND ALONG SITE FRONTAGE.

LAND DEVELOPMENT NOTES:

1. A COMMUNITY RECREATIONAL CENTER, CLUBHOUSE AND/OR FITNESS/HEALTH CENTER TO
BE PROVIDED FOR OVERALL DEVELOPMENT WITHIN MASTER AMENITY AREA, PER SEC.
3.37.17.A OF THE GREATER HIDDEN HILLS OVERLAY.

2. 30 FOOT TRANSITIONAL BUFFER TO BE PROVIDED AROUND PERIMETER OF SITE PER SEC.
3.37.22 OF THE GREATER HIDDEN HILLS OVERLAY. BUFFER TO SERVE AS INTERPARCEL
CONNECTION POINTS ONCE SITE IS DEVELOPED. LOCATIONS TO BE DETERMINED AND
APPROVED BY DEKALB COUNTY PLANNING DIRECTOR.

3. 39.3 % OPEN SPACE PROVIDED THROUGHOUT SITE. OPEN SPACE AREAS TO BE AT GRADE
AND DIRECTLY ACCESSIBLE FROM A PUBLIC SIDEWALK AND BUILDING ENTRANCES. OPEN
SPACE AREAS TO PROVIDE CONNECTIVITY TO ANY EXISTING OR PLANNED NEARBY PUBLIC
AMENITY INCLUDING, BUT NOT LIMITED TO, TRAIL NETWORKS, GREENSPACE OR PARK
FACILITIES PER SEC. 3.37.23 OF THE GREATER HIDDEN HILLS OVERLAY.

4. SENIOR DEVELOPED FLOOR AREA SHALL COUNT TOWARDS 30% COMMERCIAL FAR SQUARE
FOOTAGE.

ZONING NOTES:

03/13/2025

MCKINLEY HOMES
655 ENGINEERING DRIVE, SUITE 208

PEACHTREE CORNERS, GA 30092
470-268-4202

24' X 54' FRONT LOADED
TOWNHOME

28' X 54' SENIOR PRODUCT COMMON OPEN SPACE

ENHANCED OPEN SPACE

24 HOUR CONTACT:
HENRY MASSIE

470-268-4202
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1. WATER MAIN TO BE PUBLIC 8-INCH D.I.P. LINE WITHIN A 50' ACCESS AND UTILITY EASEMENT ON MAIN ROADS, 28'-20' WATER MAIN TO BE PUBLIC 8-INCH D.I.P. LINE WITHIN A 50' ACCESS AND UTILITY EASEMENT ON MAIN ROADS, 28'-20' EASEMENT ON ALLEYS, AND 20-FEET WATER EASEMENT FOR ACCESS AND MAINTENANCE (PROVIDED FOR DEKALB COUNTY). 2. SANITARY SEWER SYSTEM (SEWER PROVIDED BY DEKALB COUNTY) TO BE PUBLIC 8-INCH DIP LINE WITHIN A 50' ACCESS AND SANITARY SEWER SYSTEM (SEWER PROVIDED BY DEKALB COUNTY) TO BE PUBLIC 8-INCH DIP LINE WITHIN A 50' ACCESS AND UTILITY EASEMENT ON MAIN ROADS, 28'-20' EASEMENT ON ALLEYS, AND 20-FEET SANITARY SEWER EASEMENT FOR ACCESS AND MAINTENANCE. 3. SANITARY SEWER MAIN SHALL BE 8" DIP @ 1% (MIN) WITH 4' COVER. SANITARY SEWER MAIN SHALL BE 8" DIP @ 1% (MIN) WITH 4' COVER. MAIN SHALL BE 8" DIP @ 1% (MIN) WITH 4' COVER. SHALL BE 8" DIP @ 1% (MIN) WITH 4' COVER. 8" DIP @ 1% (MIN) WITH 4' COVER. " DIP @ 1% (MIN) WITH 4' COVER. . 4. EACH SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE SANITARY SEWER LATERAL. EACH SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE SANITARY SEWER LATERAL. SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE SANITARY SEWER LATERAL.  WILL HAVE SEPARATE SANITARY SEWER LATERAL. 5. EACH SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE 3/4"WATER METER. EACH SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE 3/4"WATER METER. SINGLE FAMILY RESIDENCE WILL HAVE SEPARATE 3/4"WATER METER.  WILL HAVE SEPARATE 3/4"WATER METER. . 6. DEKALB COUNTY SANITATION WILL BE RESPONSIBLE FOR HANDLING NON-HAZARDOUS HOUSEHOLD WASTE, YARD DEBRIS, AND DEKALB COUNTY SANITATION WILL BE RESPONSIBLE FOR HANDLING NON-HAZARDOUS HOUSEHOLD WASTE, YARD DEBRIS, AND RECYCLABLE MATERIAL.

AutoCAD SHX Text
1. BOUNDARY AND TOPOGRAPHIC SURVEY INFORMATION PROVIDED BY GUNNIN LAND SURVEYING DATED 02-27-2024. BOUNDARY AND TOPOGRAPHIC SURVEY INFORMATION PROVIDED BY GUNNIN LAND SURVEYING DATED 02-27-2024. 2. I HAVE EXAMINED THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP FOR DEKALB COUNTY, I HAVE EXAMINED THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP FOR DEKALB COUNTY, GEORGIA AND INCORPORATED AREAS, COMMUNITY PANEL NUMBERS 13089C0156J, PANEL 65 OF 201, EFFECTIVE DATE MAY 16, 2013 AND THE PROPERTY FALLS WITHIN A DESIGNATED FLOODWAY AND FLOOD ZONE "AE". 3. SITE IS LOCATED IN THE 16th DISTRICT, LAND LOT 27 and 28 IN DEKALB COUNTY, GEORGIA WITHIN THE COUNTY OF SITE IS LOCATED IN THE 16th DISTRICT, LAND LOT 27 and 28 IN DEKALB COUNTY, GEORGIA WITHIN THE COUNTY OF DEKALB. THE PROPOSED USE OF THE MENTIONED SITE IS A MASTER PLANNED MIXED USE DEVELOPMENT FEATURING A 5 STORY OFFICE BUILDINGS, FRONT LOADED AND REAR LOADED TOWNHOMES, AND MULTI-FAMILY DEVELOPMENT. 4. THE EXISTING PARCEL NUMBER IS 16 028 01 001 THE EXISTING PARCEL NUMBER IS 16 028 01 001 5. THE PROPOSED SUBDIVISION WILL BE SUBJECT TO PRIVATE COVENANTS AND A HOMEOWNER'S ASSOCIATION WILL BE THE PROPOSED SUBDIVISION WILL BE SUBJECT TO PRIVATE COVENANTS AND A HOMEOWNER'S ASSOCIATION WILL BE ESTABLISHED 6. THERE ARE STATE WATERS LOCATED ON SITE THERE ARE STATE WATERS LOCATED ON SITE  STATE WATERS LOCATED ON SITE STATE WATERS LOCATED ON SITE 7. THERE ARE WETLANDS LOCATED ON SITE THERE ARE WETLANDS LOCATED ON SITE 8. THERE IS NO KNOWN EXISTING INERT WASTE BURY PITS ON THE SITETHERE IS NO KNOWN EXISTING INERT WASTE BURY PITS ON THE SITE

AutoCAD SHX Text
9. THERE ARE NO NATURAL, ARCHAEOLOGICAL, OR HISTORIC RESOURCES LOCATED ON THE SITE ACCORDING TO GNAHRGIS MAPPER. 10. THE RECEIVING WATER, SOUTH FORK PEACHTREE CREEK, IS APPROXIMATELY 500' NORTHEAST OF THE SITE, AN THE RECEIVING WATER, SOUTH FORK PEACHTREE CREEK, IS APPROXIMATELY 500' NORTHEAST OF THE SITE, AN 0' NORTHEAST OF THE SITE, AN  NORTHEAST OF THE SITE, AN UNNAMED TRIBUTARY OF THE INDIAN CREEK. CREEK. . 11. ELECTRIC SERVICES SHALL BE INSTALLED UNDERGROUND. 1. ELECTRIC SERVICES SHALL BE INSTALLED UNDERGROUND. . ELECTRIC SERVICES SHALL BE INSTALLED UNDERGROUND. ELECTRIC SERVICES SHALL BE INSTALLED UNDERGROUND. 12. MINIMUM STORM PIPE SIZE WITHIN PUBLIC EASEMENT SHALL BE 18 INCHES. 2. MINIMUM STORM PIPE SIZE WITHIN PUBLIC EASEMENT SHALL BE 18 INCHES. . MINIMUM STORM PIPE SIZE WITHIN PUBLIC EASEMENT SHALL BE 18 INCHES. MINIMUM STORM PIPE SIZE WITHIN PUBLIC EASEMENT SHALL BE 18 INCHES. 13. ALL STORM DRAIN PIPES LESS THAN 18" DIA. SHALL REMAIN PRIVATE AND THE RESPONSIBILITY OF THE PROPERTY 3. ALL STORM DRAIN PIPES LESS THAN 18" DIA. SHALL REMAIN PRIVATE AND THE RESPONSIBILITY OF THE PROPERTY . ALL STORM DRAIN PIPES LESS THAN 18" DIA. SHALL REMAIN PRIVATE AND THE RESPONSIBILITY OF THE PROPERTY ALL STORM DRAIN PIPES LESS THAN 18" DIA. SHALL REMAIN PRIVATE AND THE RESPONSIBILITY OF THE PROPERTY OWNER. 14. THE LOWEST FINISHED FLOOR ELEVATION (FFE) OF ANY PROPOSED HOME OR BUILDING SHALL BE A MINIMUM OF 3 4. THE LOWEST FINISHED FLOOR ELEVATION (FFE) OF ANY PROPOSED HOME OR BUILDING SHALL BE A MINIMUM OF 3 . THE LOWEST FINISHED FLOOR ELEVATION (FFE) OF ANY PROPOSED HOME OR BUILDING SHALL BE A MINIMUM OF 3 THE LOWEST FINISHED FLOOR ELEVATION (FFE) OF ANY PROPOSED HOME OR BUILDING SHALL BE A MINIMUM OF 3 FEET ABOVE THE 100-YEAR DETENTION POND STORAGE ELEVATION AND/OR INLET PONDING ELEVATION. 15. THE HOME OWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL FUTURE MAINTENANCE AND INSPECTIONS OF THE 5. THE HOME OWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL FUTURE MAINTENANCE AND INSPECTIONS OF THE . THE HOME OWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL FUTURE MAINTENANCE AND INSPECTIONS OF THE THE HOME OWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL FUTURE MAINTENANCE AND INSPECTIONS OF THE STORM WATER MANAGEMENT AGREEMENT. A COPY OF ALL FUTURE INSPECTIONS BY A REGISTERED ENGINEER SHALL BE FURNISHED TO DEKALB COUNTY. 16. SPEED LIMIT ON BIFFLE ROAD IS 25 MPH. 6. SPEED LIMIT ON BIFFLE ROAD IS 25 MPH. . SPEED LIMIT ON BIFFLE ROAD IS 25 MPH. SPEED LIMIT ON BIFFLE ROAD IS 25 MPH. 17. NO PRIOR SUBDIVISIONS HAVE BEEN LOCATED ON SITE.  18. NO VARIANCES ARE REQUIRED. 19. A 75' TRIBUTARY BUFFER WILL BE MAINTAINED ON ALL STATE WATERS THAT ARE NOT APPROVED FOR A BUFFER ENCROACHMENT VARIANCE BY DEKALB COUNTY OR GA. E.P.D. 20. THE OWNER OF THE PROPERTY IS RESPONSIBLE FOR COMPLIANCE WITH THE CORPS OF ENGINEERS REQUIREMENTS REGARDING WETLANDS.

AutoCAD SHX Text
1. ALL APPROVED CONDITIONS SHALL BE NOTED ON THE SKETCH PLAT AND FINAL PLAT. ALL APPROVED CONDITIONS SHALL BE NOTED ON THE SKETCH PLAT AND FINAL PLAT. 2. THE FINAL PLAT SHALL HAVE THE INDIVIDUAL UNITS AS DEPICTED ON SKETCH PLAT IN GENERAL THE FINAL PLAT SHALL HAVE THE INDIVIDUAL UNITS AS DEPICTED ON SKETCH PLAT IN GENERAL LAYOUT ADDRESSED PER THE DEKALB COUNTY GIS DEPARTMENT AND PLATTED AS TAX PARCELS. 3. THE MINIMUM GROSS UNIT SIZE SHALL BE STATED ON PLAT AND THE TAX PARCEL DIMENSIONS THE MINIMUM GROSS UNIT SIZE SHALL BE STATED ON PLAT AND THE TAX PARCEL DIMENSIONS NOTED. 4. A MANDATORY HOMEOWNERS ASSOCIATION SHALL BE REQUIRED FOR MAINTENANCE OF ACCESS A MANDATORY HOMEOWNERS ASSOCIATION SHALL BE REQUIRED FOR MAINTENANCE OF ACCESS DRIVES/INTERNAL STREETS, UTILITIES, AND STORM MANAGEMENT FACILITIES WITHIN COMMON AREAS AND TO PROVIDE A DECLARATION OF PROTECTIVE COVENANTS AND CONDITIONS ADDRESSING MAINTENANCE RESPONSIBILITY. 5. PRIVATE STREETS SHALL BE NOTED AS SUCH AND SHALL MAINTAIN A MINIMUM OF 26 FEET OF PRIVATE STREETS SHALL BE NOTED AS SUCH AND SHALL MAINTAIN A MINIMUM OF 26 FEET OF PAVEMENT WIDTH FROM FACE OF CURB TO FACE OF CURB AND SHALL BE CONSTRUCTED TO THE SAME PAVING MATERIAL SPECIFICATION REQUIRED FOR PUBLIC STREETS SUBJECT TO DEKALB COUNTY APPROVAL. 6. ALL EASEMENTS SHALL BE PROVIDED SUBJECT TO THE REQUIREMENTS OF DEKALB COUNTY. ALL EASEMENTS SHALL BE PROVIDED SUBJECT TO THE REQUIREMENTS OF DEKALB COUNTY. 7. DRIVEWAYS SERVING INDIVIDUAL UNITS SHALL HAVE A MINIMUM LENGTH OF 20 FEET FROM FACE OF DRIVEWAYS SERVING INDIVIDUAL UNITS SHALL HAVE A MINIMUM LENGTH OF 20 FEET FROM FACE OF GARAGE TO BACK OF SIDEWALKS ON FRONT LOADED UNITS, AND 20 FEET FROM FACE OF GARAGE TO BACK OF CURB ON REAR LOADED UNITS. 8. INDIVIDUAL WATER METERS SHALL BE PROVIDED TO EACH FEE SIMPLE LOT PER THE REQUIREMENTS INDIVIDUAL WATER METERS SHALL BE PROVIDED TO EACH FEE SIMPLE LOT PER THE REQUIREMENTS OF THE DEKALB COUNTY WATERSHED DEPARTMENT.  PROVIDE NECESSARY SEWER EASEMENTS. SEWER MAINTENANCE SHALL BE THE RESPONSIBILITY OF THE DEVELOPMENT. 9. ONLY THE BUILDING FOOTPRINT SHALL BE CONSIDERED AS A LOT.  ALL OTHER AREAS SHALL BE ONLY THE BUILDING FOOTPRINT SHALL BE CONSIDERED AS A LOT.  ALL OTHER AREAS SHALL BE CONSIDERED COMMON AREA. 10. VEHICLES MAY NOT PARK IN ALLEYS DURING WEEKDAYS. VEHICLES MAY NOT PARK IN ALLEYS DURING WEEKDAYS. 11. ALL RESIDENCES SHALL HAVE HOUSE NUMBERS ON THE ALLEY SIDE OF THE RESIDENCE. ALL RESIDENCES SHALL HAVE HOUSE NUMBERS ON THE ALLEY SIDE OF THE RESIDENCE. 12. ALLEY ADDRESSED TO BE ASSIGNED OFF ALLEYS ALLEY ADDRESSED TO BE ASSIGNED OFF ALLEYS 13. ALL OTHER CONDITIONS, CODE AND DISTRICT REQUIREMENTS SHALL APPLY ACCORDINGLY.ALL OTHER CONDITIONS, CODE AND DISTRICT REQUIREMENTS SHALL APPLY ACCORDINGLY.

AutoCAD SHX Text
1. SKETCH PLAT APPROVAL DOES NOT CONSTITUTE APPROVAL OF THE STORM DRAINAGE OR SANITARY SKETCH PLAT APPROVAL DOES NOT CONSTITUTE APPROVAL OF THE STORM DRAINAGE OR SANITARY SEWER SYSTEM. NO CONSTRUCTION SHALL BEGIN UNTIL CONSTRUCTION PLANS ARE APPROVED AND DEVELOPMENT PERMIT IS OBTAINED. 2. PROPOSED PRIVATE ROADS WILL INCLUDE STORM WATER PIPES, SANITARY, WATER PIPES, AND PROPOSED PRIVATE ROADS WILL INCLUDE STORM WATER PIPES, SANITARY, WATER PIPES, AND INFRASTRUCTURE. 3. THERE ARE NO ZONING CONDITIONS ON THE PROPERTY.  THERE ARE NO ZONING CONDITIONS ON THE PROPERTY.  4. SKETCH PLAT APPROVAL DOES NOT CONSTITUTE APPROVAL OF THE PROPOSED LOCATION OF FIRE SKETCH PLAT APPROVAL DOES NOT CONSTITUTE APPROVAL OF THE PROPOSED LOCATION OF FIRE HYDRANTS AND FIRE APPARATUS ACCESS ROADS. NO CONSTRUCTION SHALL BEGIN UNTIL THE LAND DEVELOPMENT PERMIT HAS BEEN APPROVED AND OBTAINED. 5. STREET AND PEDESTRIAN LIGHTING TO BE PROVIDED DURING LDP SUBMITTALSTREET AND PEDESTRIAN LIGHTING TO BE PROVIDED DURING LDP SUBMITTAL
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Government Services Center 
178 Sams Street 
Decatur, GA 30030 
www.dekalbcountyga.gov/planning  
404-371-2155 (o); 404-371-4556 (f)

Chief Executive Officer 
Lorraine Cochran-Johnson

DEPARTMENT OF PLANNING & SUSTAINABILITY  Interim Director 
Cedric G. Hudson, MCRP 

PRE-APPLICATION FORM 
REZONE, SPECIAL LAND USE PERMIT, MODIFICATION, AND LAND USE 

(Required prior to filing application: signed copy of this form must be submitted at filing)

Applicant Name: _____________________________ Phone: _______________   Email: _____________________ 

Property Address: ______________________________________________________________________________ 

Tax Parcel ID: _______________________ Comm. District(s): ___________ Acreage: _______________________ 

Existing Use: _________________________________ Proposed Use: ______________________________________ 

Supplemental Regs: __________________ Overlay District: _____________ DRI: ___________________ 

Rezoning: Yes _____ No ______ 

Existing Zoning: _____________ Proposed Zoning: ___________ Square Footage/Number of Units: ____________ 

Rezoning Request: ______________________________________________________________________________ 

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

Land Use Plan Amendment: Yes ____ No ____ 

Existing Land Use: _____________ Proposed Land Use: _________________ Consistent _____ Inconsistent______ 

Special Land Use Permit: Yes ____ No ____ Article Number(s) 27-_______________________________________ 

Special Land Use Request(s): ______________________________________________________________________ 

______________________________________________________________________________________________ 

Major Modification: 

Existing Case Number(s): _________________________________________________ 

Condition(s) to be modified: 

______________________________________________________________________________________________ 

______________________________________________________________________________________ 

______________________________________________________________________________________ 

http://www.dekalbcountyga.gov/planning


DEPARTMENT OF PLANNING & SUSTAINABILITY 

WHAT TO KNOW BEFORE YOU FILE YOUR APPLICATION 

Pre-submittal Community Meeting: ________ Review Calendar Dates: _______ PC: _____ BOC: _______ 

Letter of Intent: _____Impact Analysis: _____ Owner Authorization(s):_____ Campaign Disclosure: _____ 

Zoning Conditions: _________ Community Council Meeting: ________ Public Notice, Signs: __________ 

Tree Survey, Conservation: ________ Land Disturbance Permit (LDP): ________ Sketch Plat: __________  

Bldg. Permits: ________ Fire Inspection: _______ Business License: ________ State License: __________ 

Lighting Plan: ______ Tent Permit: ______  Submittal Format:  NO STAPLES, NO BINDERS PLEASE 

Review of Site Plan 

Density:  ________  Density Bonuses:  _________  Mix of Uses:  _______  Open Space: _____  

Enhanced Open Space: __________ Setbacks: front ______ sides _____ side corner _____ rear ______   

Lot Size: ______  Frontage: ___________ Street Widths: ________  Landscape Strips:_______   

Buffers:_______  Parking Lot Landscaping: ________ Parking - Auto: _________   Parking - Bicycle: ________ 

Screening: ___________  Streetscapes: _______ Sidewalks: _____Fencing/Walls:_____  

Bldg. Height: _____ Bldg. Orientation: _____ Bldg. Separation: _____ Bldg. Materials: _ _ ____  

Roofs: _____ Fenestration: _______ Façade Design: ______ Garages: ______ Pedestrian Plan:_______  

Perimeter Landscape Strip: ______  

Possible Variances: _________________________________________________________________________  

_________________________________________________________________________________________ 

Comments: _______________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

Planner: ____________________ Date: _________ 

FILING FEES 

REZONING: RE, RLG, R-100, R-85, R-75, R-60, MHP, RSM, MR-1 $500.00 
RNC, MR-2, HR-1, HR-2, HR-3, MU-1, MU-2, MU-3, MU-4, MU-5 $750.00 
OI, OD, OIT, NS, C1, C2, M, M2  $750.00 

LAND USE MAP AMENDMENT $500.00 

SPECIAL LAND USE PERMIT  $400.00
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	Agent: x
	Proposed Zoning Districts: R-100
	Name of Owners: JLD HIDDEN HILLS LLC
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	Applicant Name: Ramona Booker
	Phone: 404-670-0727
	Email: rbooker@pec.plus
	Property Address: 5083 Biffle Road, Stone Mountain 30088
	Tax Parcel ID: 16 028 01 001
	Comm Districts: 5 & 7
	Acreage: 77.21
	Existing Use: 
	Proposed Use: Senior living development
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	Overlay District: "Mixed or partial tier"
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	Bldg Orientation: 
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