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1 ~ Introduction 
 

This chapter provides a brief introduction of the Greater Hidden Hills Community Overlay Study. It  
discusses the composition and boundaries of the study area. The chapter also presents an overview of 
the planning study, detailing the reasons behind the Overlay Study and the expected outcomes. Lastly, 
the chapter describes how the project was approached and formulated, with a discussion of the       
techniques and methods utilized. 
 
1.1 Study Area 

 
The Greater Hidden Hills Community is located 
within the south eastern portion of DeKalb County 
and covers approximately four (4) square miles of 
land area. The study area is bounded by Redan 
Road on the North, Panola Road on the East,     
Covington Highway on the South, and South 
Hairston on the West. 
 
The general character of the study area is           
residential with commercial businesses and       
shopping centers located primary along the arterial 
corridors and major intersections. 
 
1.2 Study Overview 

 
Similar to other suburban areas in the County, the 
Greater Hidden Hills Community is faced with 
many challenges, such as an aging infrastructure, 
declining housing conditions, an increasing rate of 
home foreclosures, and economic development 
concerns, among others. 
 
In December 2007, the DeKalb County Planning and Development Department was contacted by 
members of the Greater Hidden Hills Community with hopes of creating an Overlay District to help 
preserve and enhance their community. It was expressed by the Department that a study would need 
to be performed prior to the creation of an Overlay District, to demonstrate that an Overlay is needed.  
 
An Overlay District is a regulatory tool that creates criteria superimposed over existing and            
conventional zoning districts. The overlay district may share common boundaries with the original 
zoning or may cross and encompass the boundaries of several zones. The purpose and intent of      
overlay districts is to preserve, protect and enhance the existing character of DeKalb County 
neighborhoods; implement the policies and objectives of the Comprehensive Plan; enhance long term 
economic viability; encourage new development in appropriate areas; and protect established areas 
from encroachment of incompatible uses within the County.  
 
The Planning and Development Department in efforts to facilitate public participation as a planning 
tool and to focus on neighborhoods and communities as building blocks, has taken on the task of 
drafting this report in support of the Greater Hidden Hill Community’s efforts to maintain a high 
quality of life for all its citizens. 
 

 
 

Figure 1: Study Area 

Introduction 
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1.3 Study Approach 
 
The overall objective of the Greater Hidden Hill's Community Overlay Study is to address the        
specific community concerns and identify areas in need of protection, revitalization and                  
redevelopment. The Greater Hidden Hills Overlay Study  aims to: 
 

• Inventory and analyze physical and socio-economic conditions 

• Identify, issues and opportunities 

• Provide recommendations to achieve long term goals 

• Provide implementation strategies and capital improvement projects related to redevelopment 
 
The Greater Hidden Hills Overlay Study was a collaborative effort among all parties involved. The 
steering committee and community members representing various neighborhoods, organizations and 
ideas participated in the planning process to create a consensus for the overall benefit of the          
community.  
 
Beginning in April 2008, meetings were held monthly with either the Steering Committee or       
members of the community to gather crucial information to identify both issues and opportunities   
relating to land use and transportation, community facilities, parks and recreation, and housing among 
others. A variety of public involvement techniques were utilized, including a Strengths, Weaknesses,            
Opportunities and Threats (SWOT) exercise, a Visual Preference Survey (VPS) and various other           
community planning activities to discover the desired future development patterns of the community.  
 
Utilizing the information gathered, goals and strategies for land use, housing, community facilities, 
recreation and public safety were recommended to assist the community in implementing their vision. 
The recommendations were approved by the steering committee and can begin to be implemented 
after the approval of the final study. 
 
1.4 Document Organization 
 
The study is divided into the following sections, with supporting documentation provided in the         
appendices section of the document. 
 

Chapter 2: Study Development - Outlines the planning process and the public involvements that       
occurred during study development. 
 
Chapter 3: Existing Conditions - Provides an overview of the demographics, natural resources,     
community facilities, land use and zoning characteristics, housing conditions, economic               
development transportation, and issues and opportunities within the study area. 
  
Chapter 4: Concept Study - Depicts the overall concept for redevelopment within the study area      
including, the community vision, gateways, residential preservation, primary corridors, activity    
centers, and greenspace. 
 
Chapter 5: Implementation Strategy - Details goals strategies and recommendations needed to 
achieve the goals and desires of the community. 
 

Introduction 
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2 ~ Study Development 
 
This chapter depicts how the study was developed. It describes the public involvement process and 
the methods used to garner support and enthusiasm for the study. It details the steering committee and 
community meetings held and the roles of the Greater Hidden Hills Community citizens in the      
planning process. In addition, it discusses the research and analysis performed during study            
development. 
 
The Greater Hidden Hills Community Overlay Study is based on a four (4) step comprehensive     
planning process (see Figure 2), resulting in an action oriented development concept plan. 
 

Figure 2: Study Development 
 
 
 
 
 
 
 
 

 

2.1 Public Involvement 
 
Public Involvement is at the heart of every great plan or study. The Greater Hidden Hills                
Community Overlay Study process incorporated participation by community members, business    
owners and staff from various DeKalb County Departments. 
 
It is ideal to involve the public in the planning process since, those who best know the community and 
what is typically best for the community, are those who live and work in the community. The Greater 
Hidden Hills Community consists of citizens with a sincere pride and affection for the area and are 
genuinely concerned about the future. As a  result many of them have been active regarding issues 
that affect their community and in this planning process. Public participation for the Greater Hidden 
Hills Community was achieved through the following methods: 
 

• Public Education - numerous presentations were made by county staff to the steering committee 
and general public that updated and educated participants on the study, the planning process,    
zoning, and the land use and development process. 

 
• Public Input and Interaction - public input and interaction consisted of a visioning exercise to 

help the community define their vision; a strengthens, weaknesses, opportunities, and threats 
(SWOT) activity, a visual preference survey and a community planning exercise to define their 
goals and strategies for the implementation of the study and concept study. 

 
• Public Partnership - a steering committee was formed that involved County staff and members of 

the Greater Hidden Hills Community to develop a solid partnership with those that would          
determine the success of the study. 
 

Throughout the public participation process, issues and opportunities were identified by the steering 
committee and general public. This information along with the results from the public input and            
interaction techniques formed the Overlay Study, written by staff from the Planning and Development 
Department Strategic Planning section. The community and steering committee reviewed the draft 
and final documents at community meetings, where comments were taken and the appropriate         
revisions were made by County staff. 

Study Development 
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2.1.1 Meeting Summary 
 
Preliminary Meetings  
Beginning December 2007, several meetings were held for the Greater Hidden Hills Community    
Overlay Study prior to engaging the general community and steering committee. These meetings 
were attended by DeKalb County staff and community members whom initially contacted the County 
about creating an Overlay District. The purpose of the meetings was to strategize on  the study,    
stakeholder identification and expected outcomes. The meetings continued through March 2008. 
 
Steering Committee Meetings 
Invaluable assistance and information was provided by the steering committee throughout the        
Overlay Study. The steering committee was comprised of the residential community and business 
owners. Their role was to provide guidance and direction during study development. They were also 
tasked with spreading the word about the study and distributing flyers and providing announcements 
in area newspapers and bulletins, etc. 
 
Community Meetings 
While the steering committee provides guidance for the planning of a project, it is also important that 
a larger audience is also involved, to assure that community concerns and desires are considered and 
incorporated into the study. The participation of both old and new community members was a vital 
component of the study. A range of efforts and methods were initiated to involve and inform the         
community. Community meetings were held during the months of April, May, June, August,        
September, October, and November 2008. Meetings were also held in December 2008 and April 2009 
to present the draft and final documents to the community. In addition, various meetings were held by 
the Steering Committee with various neighborhood associations to discuss the study. 
 
Meeting minutes and/or agendas for the steering committee and community meetings can be found in 
Appendices A-1 and A-3. 

 
Table 1: Meeting Summary 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Date Description 
April 3, 2008 Community Meeting - Study Kick off 

May 15, 2008 Community Meeting - Existing Conditions 

May 21, 2008 Steering Committee Meeting 

June 19, 2008 Community Meeting - SWOT Exercise 

July 16, 2008 Steering Committee Meeting 

August 21, 2008 Community Meeting  - Visioning Exercise 

September 3, 2008 Community Meeting  - Business Owners/Stakeholders 

September 17, 2008 Steering Committee Meeting 

September 25, 2008 Visual Preference Survey 

October 30, 2008 Community Meeting - Planning Exercise 

November 13, 2008 Community Meeting  - Planning Exercise Results and Next Steps 

December 10, 2008 Steering Committee Meeting 

December 18, 2008 Community Meeting - First Draft Study Review 

April 9, 2009 Community Meeting - Final Study Review 

Study Development 
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2.2 Research and Analysis 
 
The study was developed through a detailed inventory and analysis of existing conditions in the 
Greater Hidden Hills Community. The inventory discussed in Chapter 3 was a review of population 
and demographic characteristics, an evaluation of past, current and proposed land uses as outlined in 
previous County plans and studies, as well as zoning, and transportation issues. An inventory analysis 
was undertaken of data as well as site observations. The analysis discerns the  assets and liabilities of 
the community to be addressed in the planning process. 
 
The analysis also noted several issues including, a deteriorating housing stock, public safety concerns, 
recreational deficiencies, and traffic and pedestrian circulation. While there are several issues to be 
addressed, the analysis also found many opportunities for improvements to the public realm in the 
form of streetscapes, gateways, and trails, among others. 
 
2.3 Goal Development  

 
Goals provide a framework for the identification and support of specific strategies and projects that 
will achieve the overall vision of a community. The goals stated in the study were developed through 
exercises emphasizing community character and preferences, and based on the issues and               
opportunities identified by the steering committee and general public. 
 
2.4 Study Implementation 
 
The success of any plan or study is dependent upon public support and how effectively it is             
implemented.  Several basic implementation tools are described below: 
 

• The study can become a tool in carrying out its policies and recommendations.  The study should 
be a usable document that is continually updated and used as a guide for public and private       
decision making. 

 
• The provision of public facilities through capital improvement programming and/or the              

acquisition of future public lands and rights of way. The use of capital improvements               
programming and land acquisition for future use can play a significant role in implementing the 
strategies and recommendations presented in the study. 

 
• Leadership and coordination between citizens, developers and political leaders is an important 

implementation tool. The goals, strategies and recommendations presented in this document      
cannot be realized without the continued support and cooperation of all parties involved,           
especially the decision makers. 

 
 
 

 
 
 
 
 
 
 
 

Study Development 
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3 ~ Existing Conditions 
 
This chapter describes the existing conditions of the Greater Hidden Hills Community. The          
preparation of the study required an detailed understanding of both the physical and socioeconomic 
conditions of the area supported by the inventory and analysis of the community’s issues and          
opportunities, as well as history. Inventory information was collected from previous planning studies, 
discussions with residents and business owners during steering committee and community meetings, 
field investigations, windshield surveys as well as the U.S. Census Bureau and other web resources. 
 
The results of the inventory and analysis provided the framework for the formation of clear goals and 
strategies for the overlay study. The following pages outline this inventory and assessment of existing 
conditions and are intended as a guide for stakeholders, allowing them to become more familiar with 
the diverse characteristics of the Greater Hidden Hills Community.  
 
3.1 Community History 
 
The Greater Hidden Hills Community Overlay Study area is located on land that was used primarily 
for agriculture for most of DeKalb County’s first 150 years.  Several dairy farms in the area helped 
DeKalb earn its rank as one of the largest milk producers in the southeast.  Large truck farms supplied 
vegetables throughout the region. 
 
The area is located within close proximity to DeKalb’s first three cities: Decatur, Stone Mountain and         
Lithonia. It is also five miles east of I-285, which opened in 1969 and four miles north of I-20. These    
highways made it easier for Atlanta’s sprawl to cascade through DeKalb County. The establishment 
of MARTA in 1971 and the opening in 1979 of the East-West rail line ending at Indian Creek, which 
is five miles from Hidden Hills, also helped transform the county from rural to urban. 
 
Many subdivisions began sprouting up in this portion of the county to meet the demands of metro   
Atlanta’s rapidly growing population. The growth was astonishing. According to the U.S. Census, 
DeKalb entered 1960 with 256,782 people.  Forty-six years later, the county had nearly 700,000    
people. 
 
DeKalb population increase by decade: 

 

• 1960s - 158,000 people 
• 1970s - 68,000 people 
• 1980s - 63,000 people 
• 1990s - 120,000 people 

 
As the population grew through the latter half of the last century, the demographics of the county also 
changed. In 1969, five percent of the population of DeKalb County was African-American and the 
rest was predominantly white.  Currently, about 55 percent of the population is African American, 10 
percent is Hispanic, and 4 percent is Asian. 
 

Subdivisions Sprawl across the Farmland 
 
In 1970, Cousins Properties purchased a 1,200-acre tract of dense forest for a 1,200-home master 
planned community with a former golf course. The subdivision was to be built in the “new town”   
design (similar to the concept of Reston, Virginia.), with a pedestrian-friendly community anchored 
by  recreational greenspace and serviced by a mix of essential and desirable businesses. 
 

Existing Conditions 
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The Cousins Properties’ plan was that a series of shops be developed and accessible from two         
directions – Covington Highway and the former golf course paths – and the businesses would provide 
retail and professional services. Garden apartments were to be erected where Hidden Pointe        
Apartments are now to provide home for teachers, police  officers and other public servants. 

The company broke ground on the Hidden Hills subdivision in 1971. (Cousins Property built Indian 
Hills, another enormous subdivision anchored by a former golf course, in east Cobb County during 
the same period.)  In the early phases of development, homes mirrored architecture of the 1970s: split 
level, ranch and cedar contemporary houses. As time passed, other phases reflected preferences for 
brick traditional and European stucco homes. Most homes have four bedrooms and are on one-fourth 
to one-half acre lots.  The housing style contrasts sharply with Biffle Cabin, one of the earliest exist-
ing structures found on the Hidden Hills site; the cabin is now owned by the DeKalb History Center 
and is located on Swanton Way in Decatur. 

The Hidden Hills subdivision was created as a “Planned Urban Development,” a planned community 
within a municipality that has comprehensive mixed-use development such as residential,              
commercial, institutional and park space within its design.  In Hidden Hills, several types of           
development were meant to be included on one large parcel of land including single family residential 
homes, a golf course, and commercial construction (the last was not realized).  Hidden Hills was 
geared toward different family types that included a section for townhomes (the Highlands); hence, 
the initial zoning was requested to be RM-100.  

Many other subdivisions in the area were also developed during this time, including Chapman Mills, 
Kemper Place, Kingsgate, Kings Ridge, Laurel Plantation, Mainstreet , Mountain Oaks, Redan Park, 
and Scarbrough Square.  In the 1990s, the Southlands and the Meadows were developed.  At the turn 
of this century, Meadows Creek was built. 
 

Seismic Changes in the School System  
 
In the late 1990s, the last dairy farm in the area closed, and now, Freedom Middle School is on the 
site. This lost farm represents the final shift from agricultural to suburban sprawl in the area.  During 
the period of rapid population growth, the DeKalb County Public Schools struggled to keep pace.  
The school system grew dramatically to keep up with the growth of the county, and  it did so under 
the supervision of the federal courts.  In 1969, just as the first waves of new families were settling in 
south DeKalb, a lawsuit was filed charging that the DeKalb School System had not been                 
desegregated. For the next 27 years, the school system adopted various tactics of voluntary              
desegregation, including the establishment of magnet schools. The result was that many        
neighborhoods no longer experienced the unifying culture of a common school. 
 
When the subdivisions in and around the Greater Hidden Hills Community were built, students in the 
area attended schools well outside the neighborhood, as far as Atherton Elementary School, Stone 
Mountain Middle School and Lithonia High School.  In the developer’s master plan, Hidden Hills 
was to have its own elementary, middle and high schools, but the schools were never built.  Today, 
almost a dozen elementary, middle and high schools serve young people in the Greater Hidden Hills 
Community. Redan High School is the only secondary school within the study area. 

Commercial Property Failures Distress Community  
 
The rapid growth, changing demographics, and disillusionment with public schools distressed the 
community.  Many of the effects can be seen in the Hidden Hills subdivision. The master study for  
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the community fell by the wayside.  The community experienced “white flight” in the 1980s.  By 
1993, land that had been set aside for parks was developed and the Hidden Hills subdivision had 
1,400 homes.  Currently, there are 1,640 homes in the subdivision.  
 
During this time, the Greater Hidden Hills Community lost many desirable businesses. Much of the 
commercial real estate is now underutilized or vacant. The mix of businesses does not meet the      
diverse desires of the residents. Since the mid-1990s, the following businesses have left the    
neighborhood and have not been replaced: Pike’s Nursery, several  family-friendly restaurants,  a  
Baskin Robbins Ice Cream Shop, Hallmark Cards, an art gallery, a gift shop, a jewelry store, a       
furniture store, and several professional services firms. 

The most visible and troubling failure in the neighborhood was the closing of the former Hidden Hills 
golf course and Country Club in August 2005.  The club was the focal point of the neighborhood, 
with many activities taking place in the club, including the local civic association meetings, book and 
bridge clubs, professional association meetings and receptions. At one time, there were two            
restaurants, an outdoor swimming pool, a tennis center, and, of course, the 18-hole former golf course 
(one of the era’s rare “links” design – it forms a figure eight through the  community). 

The Hidden Hills Golf Course and Country Club has a long history in the community. There have 
been six owners of the former golf course, three of whom filed for bankruptcy.  When the first homes 
opened in the subdivision,  membership in the Hidden Hills Golf and Country Club was included with 
home  ownership in the subdivision.  But, in 1974, the developer sold the club, and the club and home      
ownership were no longer linked. This decision and the lack of mandatory dues in the subdivision 
proved to be detrimental to the health of the country club and the neighborhood. 
 
In 1996, the pool, which had been home to several county swim team champions, began to fall into 
disrepair.  The Hidden Hills Civic Association entered into an agreement with the owner to pay for 
and supervise all pool operations in 1997. The neighborhood raised $22,000 in cash. On the night    
before the deal was to be completed, the owner changed his mind and the next day, the pool was filled 
in and turned it into a putting green. 
 
In July 2003, the 184-acre former golf course and country club was purchased again and the new 
owner    proposed  to build a 200-plus unit townhome community on the country club parking lot, to 
the  opposition of the neighborhood.  The owner filed for bankruptcy and closed the course in         
August 2005. It has not been operated since.  In July 2008, the former golf course was acquired 
through foreclosure. The current owner has no plans to re-open the former golf course. 

Greenspace and Development Challenges 

The fundamental obstacle to protecting one of DeKalb’s last large tracts of old growth forests and 
greenspace is that the zoning code is inconsistent with the county Land Use Plan and with the land’s 
historic use. On the DeKalb County Land Use Plan, the 184-acre defunct former golf course is       
designated as “Parks and Open Space.” Under the zoning code, it is designated as “RM-100,” which 
allows for medium density housing. However, about half of the former golf course is protected from 
development, because it lies in flood plains and watersheds. 
 
In late 2005 and many times thereafter, the Hidden Hills Civic Association asked the county to       
purchase the former golf course through the DeKalb County Park and Greenspace program.  The 
county’s overtures to the previous owner were rejected as insufficiently funded. 
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One of the critical obstacles to redeveloping the aging and half-empty strip malls at key intersections 
is that the zoning does not encourage investment in smart growth developments.  In addition, a      
planning process is not in place to smooth the way for the integration of a mixed-use development 
with the existing residential stock. 

Efforts to Reinvigorate the Community 
 
During the slow decline and eventual failure of the country club and the deterioration of commercial 
property in the area, the Hidden Hills Civic Association began to look for ways to improve the     
community. To deal with cut-through traffic racing at a breakneck pace through the neighborhood, 
the Hidden Hills Civic Association launched a successful drive to have speed humps installed. The 
effort required majority approval of homeowners in the affected area. Residents collected 15 percent 
more signatures than needed, getting approval from the owners of 1,346 homes in August 2001. 
 
In 2004, the residents began working to strengthen the civic association by crafting a new mission 
statement and creating new bylaws. In 2006, the neighborhood underwent a visioning process with 
the goal of determining how we could protect the undeveloped acreage of the former golf course and         
reinvigorate the country club. This vision resulted in acceptance of plans that would allow             
concentrated commercial activity on a small footprint while restoring the recreational amenities to the 
rest of the acreage. 

Other neighborhoods have also reinvigorated their civic associations.  Kingsgate, King’s Ridge, 
Mainstreet, Scarbrough Square, the Meadows, and Chapman’s Mill/Redan Park hold regularly    
scheduled monthly meetings and work on a variety of security and quality of life issues. Mainstreet 
has re-introduced the Neighborhood Watch program with a positive impact on crime. Chapman’s 
Mill/Redan  Park is working to create a nature center on a block of undeveloped land at 5354 Redan 
Road.  Fernbank Science Center has issued a letter of support for the educational initiative.  

In 2007, many residents took part in Wesley Chapel’s successful overlay district process, which      
became part of the I-20 Overlay. The Hidden Hills neighborhood began advocating for similar work 
in this area.  In early 2008, the DeKalb County Planning and Development Department was given 
Board approval to work with the community on the overlay.  
 
The neighborhood also initiated a successful drive to institute mandatory dues to sustain the Hidden 
Hills Civic Association. Mandatory dues-paying associations are now required of any new             
subdivisions in DeKalb County because they are a proven institution for maintaining and improving a 
neighborhood.  Support of the Hidden Hills Civic Association waxed and waned, with fewer than 15 
percent of homeowners paying dues in recent years (dues are $150, currently).  In November 2008, 
the community was finally successful in converting to a mandatory dues-paying association.  Close to 
300 homeowners have signed the necessary paperwork, and the effort continues to get the rest of the 
homeowners to accept the change. 
 
Currently, the Hidden Hills Civic Association is working closely with neighborhood representatives 
from adjacent subdivisions and with the Wesley Chapel Community Overlay Coalition to strengthen 
and combine local efforts to reinvigorate the greater community. The effort to create an overlay      
district is fueled by the property owners’ desires to create a vibrant, economically healthy,               
pedestrian-friendly, sustainable,  and green community. 
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Figure 3.0 Residential Areas 
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3.2 Demographics 
 
The census tract boundaries of the Greater Hidden Hills Community Overlay Study area is depicted 
below. Census tracts are small statistical subdivisions of a county. Census tracts are delineated for 
most metropolitan areas and other densely populated counties by local census statistical area        
committees following guidelines defined by the U.S. Census Bureau. Census tract boundaries are      
delineated with the intention of being maintained over a long time frame so that comparisons can be 
made from each ten year census period. There are three (3) census tracts that comprise the study area, 
232.10, 232.11, and 232.12. The findings regarding population growth and composition, household 
and housing characteristics for these boundaries are discussed within the following pages.  
 

Figure 3.1: Census Tract Boundaries (2000) 
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3.2.1 Population Growth 
 
In 2007, the estimated population of the study area of the Greater Hidden Hills Community  was 
14,452, comprising 2.1% of DeKalb County’s total population of 665,865. Over the next five years 
the population for this area is forecasted to be 14,342.  The Atlanta Regional Commission (ARC)    
projected the 2030 population to be 15,668. The 2000 Census revealed a population of 14,949, and in 
1990 it was 11,727 representing a 27.5% growth. Although the five year forecast shows a slight     
decline the forecast also shows the population will eventually grow in 2030.  

 
Table: 3.0 Population Growth 

 
 
 
 
 
 
 
                                           
   
 
               Source: US Census, ARC, and DCA 
 
3.2.2 Race and Ethnicity 
 
The Greater Hidden Hills Community study area reflects the diversity that has become characteristic 
of DeKalb County as a whole. According to the U.S. Census Bureau the majority of residents in the 
study area in 2007 were Black (86.2%) followed by White (8.8%); people of Hispanic origin (2.4%); 
Asian/Pacific Islander (1.2%); other (1.3%) and Native American (0.1%). The DeKalb County racial 
makeup, was comprised of 54.8% Black, 33.0% White; people of  Hispanic origin (9.4%); 
Asian/Pacific Islander (4.0%); other (4.8%) and Native American (0.2%). People of Hispanic         
ethnicity are counted independently of race.  

 
Figure 3.1 Race and Ethnicity 

 
 

Census Tract 2000 2015 2030 
232.10 7,276 6,940 7,358 

232.11 3,795 3,384 3,958 

232.12 3,878 3,872 4,352 

Community Total 14,949 14,196 15,668 

DeKalb Total 665,865 742,469 819,073 
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Hispanic Ethnicity 2.4% 1.8% 2.3% 9.4% 7.9% 2.9%
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Asian, and Haw aiian/Pacif ic Islander 3.2% 0.8% 1.2% 4.0% 4.1% 3.0%

Other 0.8% 0.8% 1.3% 4.8% 3.5% 1.1%
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3.2.3 Age 
 
The Greater Hidden Hills Community is a relatively young community with a median age of its    
residents being 33.6 years versus 35.2 in DeKalb County. The population of age 19 years and under is 
32.4% compared to 27.8% of DeKalb County in general. The senior citizen population of age 65 and 
above is only 3.8% compared to 8.7 of DeKalb County in general. 
 

Figure 3.2 Population by Age 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.2.4 Household Growth and Size 
  
In 2007, there were 5,426 households in the Greater Hidden Hills Community. The Census revealed  
household counts of 5,372 in 2000, up from 4,312 in 1990, a change of 24.6%.  The Atlanta Regional 
Commission projected the 2015 and 2030 household projections at 5,338 and 6,113 respectively.  The 
average household size in this area was 2.7 people and the average family size was 3.7 people.  

  
Figure 3.3 Household Growth and Size 
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3.2.5 Educational Attainment 
 
In 2007, 37.3% of residents in the Greater Hidden Hills Community over the age of 25 years had 
Bachelor and Graduate Degrees versus 39.4% in DeKalb County. Thus, higher educational attainment 
of residents basically reflects the patterns of DeKalb County. The study area has only 4.7% of        
residents over the age of 25 years with less than a high school education, but 9.6% in DeKalb County. 

 
Figure 3.4 Educational Attainment Residents 25 and Older 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
3.2.6 Employment 
 
In 2007, there were 8,159 people over the age of 16 in the labor force in the study area. Of these 
87.3% were employed, 12.5% were unemployed, 23.0% were not in the labor force and 0.1% were in 
the Armed Forces. In 1990, unemployment in this area was 4.0% and in 2000 it was 6.6%. There 
were also 1,556 employees in this selected area (daytime population) and there were 243                  
establishments. 
 
For this area in 1990, 78.3% of employees were employed in white-collar occupations and 21.7% 
were employed in blue-collar occupations. In 2000, white collar workers made up 72.5% of the     
population, and those employed in blue collar occupations made up 27.5%.  In 1990, the average time 
traveled to work was 25 minutes and in 2000 it was 33 minutes. 
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3.2.7 Income    
      
In 2007, the median household income for the study area is $67,795, compared to DeKalb which was 
$59,080, and Georgia $52,637. The Census revealed median household incomes of $55,967 (DeKalb 
$49,209; Georgia $42,783) in 2000, and $43,122 (DeKalb $35,728; Georgia $29,074) in 1990        
representing a change of 22.8% in the study area. It is estimated that the median household income 
this will grow to $72,822 in 2012, which would represent a change of 11.2% from 2007. 
 
In addition, 3.9% of all households in the study area have a less that $10,000 annual income as         
compared to 5.8% in DeKalb County. Households with income over $150,000 are about 7.5% in the 
study area, compare this with 10% in DeKalb County over all. 
 

Figure 3.5 Income 
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3.2.8 Housing   
      
According to the U.S. Census Bureau the median housing value was $93,540 in 1990. The 2000     
median housing value was $117,553, compared to DeKalb County whose median value of $129,919. 
This is a 25.7% change from 1990. In 1990, there were 2,669 owner occupied housing units in this 
area vs. 3,387 in 2000. Also in 1990, there were 1,644 renter occupied housing units in this area     
versus 1,985 in 2000.  
 

Figure 3.6 Owner and Renter Housing 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
As shown on the chart below most structures (over 70%) in the study area were built in 1980 and     
after. They are relatively new when compared to DeKalb County with less than 5% of all structures 
are considered old – built in 1960 and before.  

 
Figure 3.7 Housing Tenure 
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Foreclosures 
 
During 2008, there were more than 3 million default notices,     
foreclosure filings, and bank repossessions in the United States. 
This was a more than 80% increase from 2007 and a 225%  increase 
in the number of total properties reported in 2006, according to 
RealtyTrac in a 2008 U.S. Foreclosure Market Report.  
 
RealtyTrac publishes the largest national database of foreclosure 
and bank owned properties, “with over 1.5 million properties from 
over 2,200 counties across the country, which represent more than 90% of the U.S. population and is 
the foreclosure data provider to MSN Real Estate, Yahoo Real Estate and the Wall Street  Journal’s 
Real Estate Journal.” (www.RealtyTrac.com, 2/25/09) 
 

According to RealtyTrac the top five (5) foreclosure states for 
2008 the U.S were California (407,684), Florida (270,614), Illinois 
(101,519), Arizona (96,783), and Nevada (66,221). Other states 
within the top ten (10) foreclosure states were Michigan, Georgia,  
Ohio, Colorado, and New Jersey. The State of Georgia ranked       
seventh in the top ten list with 65,537 foreclosures on record. 
 
During the month of January 2009, Georgia had more than 9,000 
new foreclosure filings. As of January 2009, there were nearly 
60,000 foreclosed properties within the ten county metro Atlanta 

region. DeKalb County ranks third, with 8,808 properties preceded by Gwinnett and Fulton Counties 
with 9,563 and 15,248 foreclosed properties respectively.  Figure 3.8 below depicts the Foreclosures 
within the metro Atlanta region. 

 
Figure 3.8 Regional Foreclosures 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
                              Source: RealtyTrac (February 2009) 
 
Within DeKalb County, many areas greatly affected by foreclosures have been those located within or 
in the immediate vicinity of the Greater Hidden Hills Community Study area. Zip Codes 30058, 
30083, 30088, and 30035 have had considerable foreclosures with 2,018; 1,380; 979; and 978        
respective properties listed with RealtyTrac. The foreclosure rates will have considerable impact on 
the revitalization of the area, as it has the potential to alter statistics gathered during the performance 
of the market study for the area.  
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3.3 Land Use and Zoning 
 
3.3.1 Existing Land Use 
 
Existing land use describes the actual use of land regardless of the zoning or future land use            
designation. A parcel may be zoned for industrial use, but still have a single family home on the land. 
Existing land use represents what you would actually see if you went to an area at the time the         
existing land use was recorded. The Atlanta Regional Commission (ARC) records the existing land 
use for the 13 county region on a bi-annual basis. Because of the large area covered by the ARC, the 
existing land use data is not always accurate to the parcel level, but gives a fairly accurate description 
for an overall area. The existing land use used for this study was recorded in 2007 and is used to     
describe the overall development patterns and types within the Greater Hidden Hills Community. 
 

Table 3.1 Existing Land Use 
 
 

Existing Conditions 

Land Use Category Description 

Residential - Low Density (2 to 5 
Acres)  

Very low density housing such as estates and rural housing 
often with mixes of rural or forested land. 

Residential – Medium Density 
(1/4 to 2 Acres) 

Typical single family residential use common to urban and 
suburban areas (includes townhomes). 

Residential - High  Density  (Less 
than 1/4 Acre) 

Smaller single family residential uses and multi-family   
residential uses 

Commercial Central business districts, shopping centers, commercial 
strips, office building and warehouses. 

Industrial/Commercial Warehousing, distribution, some retail and most industrial 
parks. 

Industrial/Quarries Light or heavy industrial uses such as manufacturing,     
processing, assembly and quarries. 

Public/Institutional Large educational, religious, health, military and             
government uses. 

Highway Right-of-Way Right-of-ways, interchanges and ramps associated with   
limited access highways. 

Transportation /Communication /   
Utility (TCU) 

Large facilities and land used for transportation,             
communication and other utilities such as, gas, electrical 
and transportation. (does not include highway right-of 
ways) 

Former golf courses Facilities and green space areas associated with former golf 
courses. 

Parks Lands dedicated to recreation, preservation and               
conservation. 
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           Source: DeKalb County Comprehensive Plan 
 
The Greater Hidden Hills Community has developed in a suburban pattern that is common to DeKalb 
County and the Atlanta Region. The majority of the area is comprised of single-family detached     
subdivisions with shopping centers at key intersections and multifamily developments along the 
area’s major roads. A former golf course is located within the center of the study area and is a part of 
the Hidden Hills former golf course community. 
 
The primary existing land use within the study area is single family residential. Most of theses uses 
are single-family detached subdivisions with single or multiple entrance s along the study area’s     
major roads.  Most of theses subdivisions appear to be built between the 1970’s and the 1990’s.      
Single-family detached homes that are not a part of subdivisions are located mostly along the study 
areas major roads, especially along South Hairston Road, Covington Highway and Panola Road. 
Based on their architecture and lot configuration, many of theses homes appear to have been built 
prior to 1950 when the much of the study areas was still rural or rural-residential. Others appear to 
have been built after 1950 and are ranch and split level homes. Most of theses are located along      
Redan Road and Young Road. 
 
Multi-family uses, including apartments and townhomes, are located along the study areas major 
roads mostly around the commercial nodes (intersections) and along Covington Highway.  Most are 
garden style flat apartments ranging between 3 and 4 stories. Townhomes are located off Redan,     
behind the commercial node at Redan and Hairston Road, and along Covington Highway, west of 
South Hairston Road and east of Panola Road. New multi-family development is under construction 
southwest of the intersection of Young Road and Covington Highway. This development is a         
proposed mixed-use development that will also include commercial development. New multi-family 
development is also proposed by Berean Christian Church at the intersection of Young Road and    
Panola Road as a part of a larger mixed-use development 

Other Urban Open land without structures within developed areas such as 
landfills, and recreation areas not counted as parks. 

Agricultural Land used for crop growth and animal pasture with a minimum 
size of 25 acres. 

Transitional 
Land recently cleared/altered for transition from one land use 
to another. Mostly includes lands cleared for new                
development. 

Forest/Undeveloped Forested or natural land that has not been developed. 

Rivers/Lakes Natural and manmade waterways. 

Exposed Rock Natural areas with significant amounts of exposed bedrock. 

Wetlands Undeveloped land where the water table is at or above the land 
surface for the majority of the time. 
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Institutional uses are located throughout the study area. The largest are Redan High, located on the 
south side of Redan Road; Berean Christian Church, located west of the intersection of Panola and 
Young Road; Bethune Middle School and Miller Grove Middle School, off Covington Highway; and 
Panola Way Elementary School off of Panola Court. 
 
Commercial development is located at the following intersections (nodes): 
 

• Covington Highway  and South Hairston Road; 
• Covington Highway and Panola Road; 
• Redan Road and South Hairston Road; and 
• Redan Road and Panola Road 

 
Also, significant commercial development is found along Covington Highway, which is the study     
area’s commercial corridor where the most intense uses are found. A smaller commercial use is     
located southeast of the intersection of Young Road and Panola Road across from Berean Christian 
Church. As mentioned above, Berean Christian Church has proposed to construct additional          
commercial development as a part of the larger mixed-use development. Light Industrial uses are     
located on the south side of Covington Highway between Miller Road and Panola Road. Theses uses 
are a part of the Snapfinger Woods Industrial Park which continues south to Interstate 20. 
 
The areas largest greenspace is the Hidden Hills former golf course, a portion of which lies in a       
designated floodplain. The course is a part of the Hidden Hills Community which is built around the 
course. The course is located entirely with the communities residential uses except for the southwest 
part of the study are where it abuts South Hairston Road and Covington Highway on both sides of the 
Hidden Hills Village shopping center. East of the former golf course along Biffle Road is Biffle Park 
which is the only other green space with the study area. 
 
Large tracts of undeveloped land are found at the follow locations: 
 

• Along Barbashela Creek, off the northeast corner the former golf course following the creek, 
north across Redan Road; and between the former golf course east of Canberra Drive; 

 
• Along Snapfinger Creek, east of South Hairston Road and south of Covington Highway         

following the creek south; 
 
• On the northeast side of the intersection of Young Road and Covington Highway; 
 
• In between Panola Way Elementary and Covington Highway; 
 
• Along Covington Highway east of the Panola Road and Covington Highway commercial node; 
 
• At the end Bell Circle; and 
 
• Off Panola Road, north of Windeern Court, north of the intersection of Young Road and         

between Essex Farms Place. 
 

A large tract of wetlands is located along Barbashela Creek and the former golf course behind 
Hairston Village shopping Center. 
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Figure 3.9 Existing Land Use 
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3.3.2 Future Land Use (Character Areas) 
 
With the adoption of the DeKalb County 2005-2025 Comprehensive Plan, future land use within 
DeKalb County changed to a new set of designations called Character Areas. The Georgia               
Department of Community Affairs, who enforces the state mandated comprehensive studies, has     
encouraged all jurisdictions to use the Character Areas for future land use maps and policies. Where 
the previous comprehensive plans designated future land use on a parcel by parcel basis, Character 
Areas define future land use based on an areas overall development patterns, use, density and how an 
area functions. Though some parcel specific designations still exist, most Character Area designations    
apply to larger areas. As mentioned in the Zoning section, each Character Area only permits rezoning 
to the zoning designations that best fit its policies and intent. Below is a summary of each Community 
Character Area: 
 

Suburban 
 

The Hidden Hills Study Area is mostly designated as Suburban, reflecting the large amount of        
single-family detached homes.  The suburban character areas consist of areas where pressures for the 
typical suburban residential subdivision development have occurred and where such pressures are 
greatest. They are characterized (or without intervention likely to be characterized) by low pedestrian            
orientation, little or no transit, high open space, high to moderate degree of building separation, and 
predominantly residential with scattered civic buildings and varied street  patterns that are often      
curvilinear. The primary land uses include: Single Family Detached  Residential ,Townhomes,    
Apartments, Assisted Living Facilities, Neighborhood retail, Schools, Libraries, Health Care          
Facilities, Parks and Recreational Facilities, Public and Civic Facilities, and Religious Institutions 
with a density of 0 to 8 dwelling units per acre. 
 

Neighborhood Center 
 
Each node (major intersection) within the study area is designated a Neighborhood Center. The 
neighborhood center character areas consist of a neighborhood focal point with a concentration of   
activities such as general retail, neighborhood commercial, professional office, higher-density       
housing, and appropriate public and open space uses that are easily accessible by pedestrians. The    
primary land uses include: Townhomes, Condominiums, Apartments, Retail and Commercial, Office, 
Parks and Recreational Facilities, Public and Civic Facilities, and Institutional Uses at a  density of up 
to 24 dwelling units per acre.   
 

Commercial Redevelopment Corridor 
 

Most of Covington Highway is designated as a Commercial Redevelopment Corridor except for the 
residentially zoned properties and the Snapfinger Woods Industrial area, located between Miller Road 
and Panola Road, which is designated as Light Industrial. The commercial redevelopment corridor 
character areas consist of declining, unattractive, vacant or underutilized strip-style shopping centers. 
They are often characterized by  a high degree of vehicular  traffic and transit (if applicable), on site 
parking, a low degree of open space, moderate floor to area   ratio, large tracks of land and campus or 
unified development. The primary land uses include: Commercial and Retail, Offices,                   
Condominiums, Townhomes, Mixed Use and Institutional at a density of up to 18 dwelling units per 
acre.   
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Conservation/Greenspace 
 
The former golf course and Biffle Park are designated as Conservation/Greenspace. The conservation 
and open space character areas consist of undeveloped natural lands and environmentally sensitive 
and conservation areas that are not suitable for development. It also includes land used for active     
recreational purposes that provide for a wide range of activities and amenities. The Primary Land 
Uses include: Passive Parks and Nature Trails, Flood Plains, Wetlands, Watersheds, Natural and     
Conservation Areas, Golf Courses, Athletic Fields and Courts, Bike and Pedestrian Paths, Picnic     
Areas, Playgrounds and Amphitheatres. 
 
Light Industrial 
 
The light industrial character areas consist of areas used in low intensity manufacturing, including 
wholesale trade, and distribution activities that do not generate excessive noise, vibration, air          
pollution or other nuisance characteristics as well as land used in higher intensity manufacturing,    
assembly, processing activities where noise, vibration and air pollution or other nuisance               
characteristics not contained on-site. The primary land uses for light industrial include:                 
Manufacturing, Warehouse/Distribution, Wholesale/Trade Automotive, Accessory Commercial,     
Educational Institutions and Community Facilities. 
 
Institutional  
 
The institutional character areas consist of areas used for institutional and public purposes with a land 
mass of 10 acres or greater. Primary land uses include: colleges and universities, hospitals, health care 
and rehabilitation centers, churches, government buildings, civic facilities, emergency service         
centers and post offices. 
 
Overall, the polices for the Character Areas within the study area promote the preservation of the     
single-family detached neighborhoods the at make up the Suburban Character Area while promoting 
more intense commercial, multi-family and mixed-use development within the  Neighborhood      
Centers and the Covington Highway Commercial Redevelopment Corridor. Industrial/ distribution 
uses should be preserved and encouraged within the Light Industrial Character Area that makes up the 
Snapfinger Woods Industrial Park. 
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Figure 3.10 Future Land Use 
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3.3.3 Zoning 
 
Zoning is defined as “A police power measure in which the community is divided into districts or 
zones within which permitted and special uses are established as are regulations governing lot size, 
building bulk, placement, and other development standards.” -  American Planning Association 
 
Land use is legally controlled through DeKalb County’s zoning ordinance. Zoning provides the legal     
regulation to control the use of land within designated zones or districts. Each designation usually 
controls the following: 
 

• Permitted use of land and building type (e.g. commercial, residential or industrial); 
• Intensity or density of each use; and 
• Size (bulk) of building on the land (e.g. lot coverage , front setbacks ,side setbacks and height 

limitations) 
 
The DeKalb County 1999 Zoning Ordinance as amended has thirty-four (34) zoning designations that 
are generally separated land use by residential, commercial, industrial, office/institutional and mixed-
use. The Greater Hidden Hills Community study area has mostly single-family detached zoning      
designations. Multi-family zoning designations are found along Covington Highway and near the     
major nodes (intersections). Covington Highway also has some industrial zoning designations on the 
south side near Panola Road.  One inconsistency is found within the Greater Hidden Hills             
Community. About half of the community, including the former golf course is zoned for residential 
multi-family development (RM-100, 12 units/acre), but most of the single-family detached subdivi-
sions within the RM-100 designation are built to R-100 or R-85 regulations. 
 

Figure 3.2 Zoning 
 
 Zoning Category Description 

R-75 Allow for 4.3 units per acre lot sizes of 10,000 sq. ft. 

R-85 Allow for 3.5 units per acre lot sizes of 12,000 sq. ft. 

R-100 Allow for 2.8 units per acre lot sizes of 15,000 sq. ft. 

R-A5 Intent to provide for infill development with densities of up to 5 per 
units per acre; allow both single-family detached housing and            
single-family attached housing 

R-A8  Intent to provide for infill development with densities of up to 8 per 
units per acre; allow both single-family detached housing and            
single-family attached housing  

RM-100 Allow 12 units per acre; multifamily, single family detached/attached 
and supportive living units. 

R-CD Residential Community Development (Repealed); no property can be 
re-zoned to this district 

C-1 Local Commercial – allows retail shopping and services; serve the 
needs of groups of neighborhoods, as well as shopping centers 

NS Neighborhood Shopping – allows shopping activities, as well as        
services and office uses designed for the convenience of the immediate 
neighborhood area. 

O-I Office Institutional - allows for lower intensity offices, institutions, and 
health service activities where building heights are two stories or less. 
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Zoning is one of the major regulatory tools that implements future land use. The DeKalb County 2025 
Comprehensive Study permits certain zoning designations within each Character Area (future land 
use) designation which in turn regulates which land use types are permitted within certain areas. 
When a new land use study or study change is adopted, existing zoning designations are 
“grandfathered” in. It does not automatically change previously permitted zonings, but establishes 
county policy for what property should be zoned to in the future. 
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Figure 3.11 Zoning 
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3.4 Natural Resources 
 
The Greater Hidden Hills Community is rich with environmental resources. Often times, residents 
think of the major parks such as Stone Mountain or Arabia Mountain Preserve and large forest lands 
as such resources. However, some residents overlook the natural resources in the immediate          
community that provides home to a variety of animal species and insects. These resources can include 
naturally occurring streams, creeks, wetlands, effective tree canopies, lakes/ponds that attract         
migrating birds, and even rolling hills and topography.   
 
As we all move toward a more eco-friendly environment, these features will become more important 
as part of DeKalb County’s natural heritage. According to the Department of Natural Resources, “We 
protect our natural heritage, because its economic and ecologic values and scenic beauty are            
irreplaceable. Once a species is lost, it cannot be recreated.” As a community the focus needs to be on 
conservation and restoration programs help to ensure the health of landscapes for the benefit of the 
people, plants, and animals that live here. The residents of the Greater Hidden Hills Community have 
shown a strong desire to maintain or restore ecological quality and to prevent greenspace and other 
native landscapes from conversion to other uses.    
 
With the advent of the drought over the last few years, there is a need to conserve water not just     
during times of a water shortage. Sound water use practices reduce the amount of stress that we place 
on our resources, both by limiting water withdrawals and by decreasing wastewater discharges. and 
can postpone or eliminate the need for making major investments in new infrastructure. Conserving 
water is simple and relatively inexpensive. Using less water helps us to become more flexible during 
times when there is a water shortage.  
 
3.4.1 Wetlands 
 
According to maps prepared by the U.S Department of Fish and Wildlife Service, there are numerous 
wetlands in DeKalb County. The majority of wetland are located in flood prone areas of perennial 
creeks. Section 404 of the Clean Water Act requires that any development activity in or near wetlands 
must receive a permit from the Army Corps of Engineers. However, prior to permit issuance a field 
visit is made and a determinacy as to the role of the wetland in the overall ecosystem. Wetlands 
within or near the Study area are located along or adjacent to Barbashela and Snapfinger Creeks, 
along the South East and North portions of the study area. See Figure 4 Existing Land Use Map on 
for the location of these wetlands. 
 
3.4.2 Floodplains 
 
Floodplains are the channel and relatively flat areas adjoining the stream or riverbed which have been 
or may be covered by flood water. They are typically narrow, and prior to the drought frequently 
flooded during winter and spring. The flood areas often result from heavy rain, significant run-off, 
and effects of erosion along the banks of creeks and streams. There are several flood plain areas      
located within the Greater Hidden Hills Community. It traverses through the Hidden Hills Former 
golf course along Barbashela and Snapfinger Creeks. The creek areas are an identifiable FEMA           
floodplain, which indicates the possibility of a flood occurring once every 100 years. However, the 
occurrence of a 100 year floor does not mean a flood will not happen for another 100 years. 
 
The flood prone areas throughout the County should continue to be restricted from urban                  
development. Decisions to alter flood plains especially floodways and streams within flood plains 
should be the  result of careful planning, which evaluates resource conditions and human needs. See 
Figure 4 Existing Land Use Map on for the location of floodplains in the study area. 
 

Existing Conditions 



     

           
  35
  
Greater Hidden Hills Community Overlay Study      

3.5 Community Facilities and Services 
 
3.5.1 Schools 
 
The DeKalb County School System oversees the pubic schools, which serve all of unincorporated 
DeKalb County and a majority of the municipalities. It is the official policy making body of the 
DeKalb County schools. As of January 2005 there are nine (9) members on the school board, elected 
from individual districts; seven district representatives and two at-large representatives elected to four 
year terms.  
 
There are currently thirteen (13) public schools located within or near the study area. These schools 
have a combined enrollment of 13,376 students. According to the results from the SWOT analysis 
and community planning exercise, many of the schools in the area are in need of improvement. The 
schools are listed in the table below: 

 
Table 3.3 : Greater Hidden Hills Community Schools 

 
 
 
 
 
 
 
 
 
 
 
   

  Source: DeKalb County School System and greatschools.net 
 
The Georgia Department of Education evaluated and reported on the above schools during the     
2007-2008 school year. The Department  indicated that among the elementary and middle schools in 
the study area, nearly all scored below state averages in the Criterion-Referenced Competency Tests 
(CRCT), which is a standards-based assessment, measuring how well students are mastering specific 
skills defined for each grade by the State of Georgia.   
 
Redan High School tested above the state average in the Georgia High School Graduation Test 
(GHSGT), which is a standards-based assessment, that measures how well students are mastering   
specific skills defined by the State of Georgia. Miller Grove High School scored above state averages 
in Social Studies and Science, but below average in English Language Arts and Math. All students 
must pass all parts of the GHSGT in order to graduate from high school. 
 

Existing Conditions 

School Name Location Enrollment 

E.L Miller Elementary 919 Martin Road 560 Students 

Marbut Elementary 5776 Marbut Road 991 Students 

Panola Way Elementary 2170 Panola Way Court 860 Students 

Woodridge Elementary 4120 Cedar Ridge Trail 670 Students 

Redan Elementary 1914 Stone Mountain-Lithonia Road 704 Students 

Shadow Rock Elementary 1040 Kingway Drive 832 Students 

Mary McLeod-Bethune Middle 5200 Covington Highway 1,332 Students 

Champion Middle Theme   5265 Mimosa Drive 808 Students 

Freedom Middle   505 South Hairston 979 Students 

Miller Grove Middle 2215 Miller Road 1,347 Students 

Redan Middle 1775 Young Road 998 Students 

Miller Grove High   2645 DeKalb Medical Parkway 1,795 Students 

Redan High  5247 Redan Road 1,500 Students 
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3.5.2 Libraries  
 
There are three (3) County libraries that serve the residents of the Greater Hidden Hills Community, 
Hairston Crossing, Redan-Trotti, and Stone Mountain-Sue Kellogg. Hairston Crossing library is      
located at 4911 Redan Road. Redan-Trotti library is located at 1569 Wellborn Road, and has been in 
operation since 1991. The Stone Mountain-Sue Kellogg library is located at 952 Leon Street and has 
been in operation since 1964. 
 
The Hairston Crossing and Stone Mountain-Sue Kellogg libraries have large circulation and reference 
collections. The collections include: audio books, books for all ages, newspapers & magazines, 
DVDs, music CDs and videocassettes. 
 
The libraries have several public access computers equipped with the DeKalb County Public Library 
catalog, the GALILEO periodical system, internet access, Microsoft Office software and reference 
databases. Redan-Trotti and Stone Mountain-Sue Kellogg libraries also have meeting rooms that are 
available for public, non-commercial use during libraries hours and are fee based. In addition, the    
facilities have seminar and study rooms available for use.  
 
3.5.3 Public Safety 
 
Police - The DeKalb County Police Department provides a broad range of services to the public. The 
Department is comprised of three (3) primary divisions; Uniform, Criminal Investigation and Special 
Services. The primary activities of the department include: programs for the prevention, detection and 
reduction of crime; identification and apprehension of criminals; enforcement of laws and ordinances; 
and specialized and support services. The Greater Hidden Hills Community is serviced by the Tucker 
Police Precinct located at 4451 Lawrenceville Highway. 
 
Fire and Emergency Management - The DeKalb County Fire and Rescue Department provides fire 
and emergency management service to all of unincorporated DeKalb County and provides primary 
service to most of its municipalities. DeKalb Fire and Rescue Department provides the following     
services: Fire Suppression, Emergency Medical Services, Community Education, and Fire              
Investigation, Hazardous Material mitigation, Technical Rescue, Dive/Swift Water Rescue, Canine 
Search and Rescue, Fire Prevention, Plan Review and Building Inspections. The Greater Hidden Hills 
Community is serviced by Fire Rescue Station #13 located at 5619 Redan Road near the intersection 
of Panola and Redan Roads. 
 
3.5.4 Local Churches 
 
Within and near the Greater Hidden Hills Study area are a variety of churches and religious             
facilities including Baptist, Catholic, Lutheran, Methodist and Presbyterian churches; a Mosque; Sikh 
Temple; and non-denominational Christian churches. The religious facilities are instrumental in the 
community, as many of them are used as meeting spaces, while others have meeting facilities        
available for public use.  
 
3.5.5 Community Centers 
 
The only publicly owned centers within close proximity of the study area is the Lou Walker Senior 
Center located at 2538 Panola Road. The center serves county residents 55 years or older. There is a 
membership waiting period of four years. 
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Some churches in the area allow residents to hold community meetings. The Berean Community   
Center located at 2440 Young Road rents out its facility for public meetings and other functions. The 
hours for public use are limited as the center provides afterschool care. It is a private facility owned 
and operated by the Berean Christian Church. The Crossroads Church and other churches                
occasionally make space available for public meetings when they do not conflict with church         
activities. 
 
3.5.6 Parks and Recreation 
 
DeKalb County provides recreational opportunities through a number of park and recreation facilities. 
As a result of the County Parks and Recreation Department Strategic Study (2000). It was found that 
the supply of the parks and recreation does not meet the demand of County residents. New             
acquisitions whether used as active parkland or passive greenspace, will be a tremendous resource for 
DeKalb County. The parks and recreational facilities available to citizens in the Greater Hidden Hills 
Community include the following: 

 
Table 3.4:  Parks and Recreation Facilities 

 
 

 
 
 
 
 
 
 
 
   
 
 
 
 
 
 
 
  
 
  Source: DeKalb County Parks and Recreation 

 
3.6 Transportation 
 
Growth in Metropolitan Atlanta and DeKalb County has placed an increased demand on               
transportation services. While the scope of the Greater Hidden Hills Community Overlay Study did 
not include a comprehensive transportation study, it was important to get feedback from the           
community regarding the issues they encounter when trying to move through the community either as 
a  pedestrian or a driver.  
 
The transportation network in the study area includes roadways, pedestrian facilities and bus service 
provided by MARTA. The road system consists of major and minor thoroughfares and local roads. 
The major thoroughfares include Redan Road, Panola Road, Covington Highway and South Hairston 
Road; Young Road is the minor thoroughfare and the remaining are local roads.  
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Biffle Park Multi-use field, playground, picnic area 
and trails  

Hairston Park Multi-use field, playground, lake and trails  

Emmie Smith Park  Multi-use field, basketball court, multi-use 
court, playground and picnic area  

Redan Park 
Disc golf course, baseball, softball,       
football, multi-use field, tennis court,   
playground, picnic area and trails 

Wade Walker Park 

Street hockey, baseball, softball, football,      
soccer, multi-use field, tennis courts, 
swimming pool, playground, picnic area, 
lake and trails  

10 

33 

8 

65 

177 

Park Acres Amenities 
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DeKalb County completed a DRAFT multi-modal            
Comprehensive Transportation Study (CTP) in May 
2007, that includes projects and strategies that may    
impact residents in the Greater Hidden Hills            
Community. According to the DRAFT transportation 
study, Redan Road is a small sub-quadrant that is 
densely populated towards the north and has limited    
access to the south. Trips to I-20 funnel through        
Covington Highway and Panola Road contributing to          
congestion and safety deficiencies. Redan Road from          
Covington Highway to Stone Mountain Lithonia Road 
is forecasted to  experience a 23 % increase of daily 
traffic by 2030.  
 
According to the DeKalb County Functional            
Classification System Study, Covington Highway 
from south Hairston to Hidden Creek Road is listed as 
a most congested road by 2030. Covington Highway 
is forecasted to experience a 29% increase in daily 
traffic by 2030.  The southwest  quadrant which      
includes Covington Highway is  predominately low density residential with smaller pockets of      
commercial uses.  Large areas of open space and industrial land lie in the southern half of this      
Quadrant.  
 
The Georgia Department of Transportation (GDOT) administers the Surface Transportation           
Assistance Act of 1982 (STAA), a federal highway program that designates routes for oversized 
trucks to move freight. Panola Road between Covington Highway/ US 278 and I-20. The DeKalb 
County Truck Route Study designates Panola Road between Stone Mountain-Lithonia Road and 
Browns Mill Road and Redan Road between Covington Highway and Stone Mountain Lithonia Road 
are designated as Truck Routes.  
 
DeKalb County is working to improve pedestrian friendliness and connectivity and has been active in 
constructing sidewalks and paths throughout the County. Existing sidewalks within the study area    
are located along portions of the major corridors including, Young Road, Covington Highway, Panola 
Road, Redan Road, and South Hairston. However, most residential subdivisions are without           
sidewalks. New subdivision regulations will require sidewalks with new developments. 
 
According to the SWOT exercise related to transportation, the community saw a strength in interstate 
and transportation accessibility, but a weakness with the lack of median maintenance. However there 
was reference to improve walkways and sidewalks or natural walking trails by adding lightning and 
extra security to enhance these other modes of transportation and mobility. 
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3.7 Preliminary Market Study 
 
At the request of the Planning and Development Department and the Greater Hidden Hills            
Community the following market summary has been prepared to bring an economic development    
perspective; provide “real time data” of the immediate area of Greater Hidden Hills; give a general 
overview of the economic trends impacting the community; and suggest specific strategies to stabilize 
and eventually grow the area by attracting quality businesses. 
 
The methodology used in preparing the market summary were as follows: 
 

• Driving and walking tours of the Greater Hidden Hills Community; 
• Interviews with retail decision makers; 
• On-line data analysis using Demographics Now; 
• An active business listing request with BusinessWise; 
• Interviews with bankers and members of the DeKalb County Development Authority regarding      

services now available; and 
• Initial meetings with the Planning and Development Department and members of the Greater 

Hidden Hills Steering Committee 
 
3.7.1 Executive Summary 
 
Late in 2007, a request was made by the Planning Department to examine the market capability for 
commercial development around the single family subdivision of Hidden Hills.  Hidden Hills is     
characterized by older single family homes on large lots.  This enclave was designed in the 1960s and 
early 1970s and is similar to the Indian Hills subdivision in Cobb County, both were developed by 
Cousins Properties. It also resembles a project in North Atlanta known as Martins Landing.  The     
Hidden Hills location remains a tiered environment of multi-level neighborhoods that surround a 
large and hilly golf course.  
 
Currently, visual tours show pockets of deterioration within specific neighborhoods that reflect a lack 
of uniform covenants.  Although the housing stock seems stable with a limited amount of ‘for sale’ 
signs, there is obviously more transitional and rental housing mixed in between some more elegant 
and high end homes.  The general quality of the housing is traditional with siding on three sides and 
brick front facing the street.  The lots are a quarter to half an acre and most homes have large decks 
and two car attached garages. The presentation of the neighborhood is elevated due to the wide      
boulevards and mature trees.   
 
Addressing the issue of the golf course, it is important to note that the residents within Hidden Hills 
have purchased homes surrounding a golf course property that they have never owned.  The current 
owner of the golf property has retired and is living in North Carolina.  The functional golf course has 
been abandoned for a number of years and there continues to be discussion about the development of 
that property for other uses.  The initial tour of the Hidden Hills enclave revealed the critical need for 
the golf course and housing to be tied together with a use that would act as an amenity to stabilize the 
pricing in the neighborhood.  A second and third tour occurred approximately 90 days after the first 
and supported the premise that the economic decline is beginning to be visible within the certain     
residential sections of this subdivision.   
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3.7.2 Basic Demographic Trends 
 
Details attached (see Appendix C). 
 

1. Area property values stable to slight decline 

2. Disposable income statistics (currently in decline) show strength in food, apparel, and             
household goods. 

3. Median age is mid to late 30s 

4. Majority African American and female 

5. Well educated population – some college and above, over 50% of the population 
 
3.7.3 Preliminary General Recommendations 
 
The Hidden Hills Community has an incredible opportunity to stabilize and protect their property    
investment through strong covenants and codes.   
 

1. The homeowners / renters need clear visual standards with a support or enforcement      
mechanism to encourage residents of Hidden Hills to maintain the paint and siding and meet 
all current County codes.   

2. Through this community process, it is critical that a strong “community knitting together”   
begin to occur.  This will strengthen the character and the quality of life throughout the       
Hidden Hills Community.   

3. As financial and credit markets continue to deteriorate at this time, it is of critical importance 
that the community deal with the issue of the golf course.   

 
Ideas for the redevelopment of the golf course are limited due to the large amount of wetlands and 
floodplains that lie within the property.  After reviewing the situation, it is suggested that the citizens 
and the property owner have discussions about the sale or disposition of that property by summer of 
2009.  Suggested uses would be as a sale to a private developer for an amenity function. Such      
functions would include a fitness center, pool, miniature golf, executive 9-hole golf, an equestrian 
facility( such as the one at Chastain Park), or other pay-to play recreational amenities.   
 
Another function would be a community gathering hub, with intimate outdoor seating to host arts and 
cultural events, weddings, small music festivals or theatre. Another use of the golf course property 
would be to suggest a public/private partnership with either the DeKalb County Parks and Recreation 
as a passive park or with the DeKalb County Public School System as a potential site for a new     
Charter school or targeted educational model.   
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3.7.4 Business Data Recommendations 
 
Approximately 22 large companies currently exist, employing over 3,000 persons.  The business    
diversity will help sustain the area as certain segments, such as printing and automotive, weaken due 
to the economy. Basic commercial services currently exist in the nodes identified by the Planning and 
Development Department. Surrounding shopping places are not regularly supported by the Hidden 
Hills Community and therefore are vulnerable to business failure as the economy continues to        
constrict. 
 
The Hidden Hills Community has consistently requested quality retail establishments, for  example: 
 
White Table Restaurants: 

 
• Parkers on Ponce 
• Garrison’s Steak House 
• Seasons 52 
• Petite Auberge 
• Ted’s Montana Grill 
• Watershed 
• Dailey’s 
• Oceanic 

 
Other requested amenities include: 
 

1. Borders / Walden Books 

2. High end cultural centers / galleries 

3. Music / concert / performance centers (community playhouse / events facility) 

4. Activity centers for youth 

5. Entertainment venues, such as, “Dave & Busters” model 

6. Health and workout facilities, such as, Gold’s Gym / Curves 

7. Branch of existing College or University offering career courses in the evening and weekends 
 
Recommendation is that the Greater Hidden Hills Community engage in active and long term      
strategies to target these business sectors.  Working together with the DeKalb County Office of     
Economic Development over a five (5) year time table, it is probable to add these economic           
enhancements to the existing five-mile radius around Hidden Hills. 
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  42
  
Greater Hidden Hills Community Overlay Study      

3.8 Issues and Opportunities 
 
One of the first steps for a community to take in order to begin any study is to identify the issues and 
opportunities. For the residents of the greater Hidden Hills Community, the identification of          
community issues and opportunities was not a difficult task. During the SWOT exercise, community 
members were asked to identify the Strengths Weaknesses Opportunities and Threats in their        
Community. Listed below are the commonalities of the strengths and opportunities listed as            
opportunities and weaknesses and threats listed as issues:  

 
Table 3.5 Issues and Opportunities 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
It was apparent from the compilation of the issues and opportunities there were several issues that are 
in need of attention. Theses issues and opportunities were used in another exercise where the        
community members were asked to take these items and development key vision elements that would 
help in the development of their vision statement. Detailed information from the SWOT exercise can 
be found in the Appendix A-3. 
 
In addition, these items allowed the Planning and Development staff to gain some valued insight into 
community conditions and perceptions from the perspective of those that live there. These insights 
allowed staff to further define their concept study, which can be found in Chapter 4. 

Issues Opportunities 
Foreclosures Affordable Housing 

Median Maintenance Diverse Housing 

Lack of Community Centers Interstate and Transportation Accessibility 

Street Vendors Greenspace and Trees 

Architectural Controls Schools 

Crime and Gangs Former golf course Redevelopment 

Lack of Police Presence Community Recreation Centers 

Idle Unsupervised Youth Recreation Opportunities 

Code Enforcement Restaurants 

Speeding Shopping 
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4 ~ Concept Plan 
 
This chapter presents those elements that comprise the Concept Plan for the Greater Hidden Hills    
Community. The elements were conceived based on the priority issues and opportunities identified 
during the community meetings, activities and exercises held throughout the planning process. The 
study provides a general outline of the elements followed by a brief description of some the strategies 
to achieve them. More detailed strategies can be found in Chapter 5. The proposed concept study was 
developed with consideration of other plans and studies, including the DeKalb County 2005-2025        
Comprehensive Plan. 
 

4.1 Community Vision 
 
Any community study should be guided by a comprehensive vision of the future, created and           
approved by the citizens of the community. The vision will act as guide for future development       
decisions made by both the county and community. Once the study is adopted, the vision will assist in 
regulation formation to ensure the success of study implementation. The Greater Hidden Hills        
Community created the following vision statement through a process of community visioning. 
  

Greater Hidden Hills Community Vision Statement 
 

The Vision of the Greater Hidden Hills Community is an area comprised of many neighborhoods 
where all citizens are welcomed and want to invest, live, work and play. It will continue to be an 
aesthetically pleasing community with quality homes and accessible greenspace, dedicated         
recreational areas with easy access to thriving, pedestrian shopping areas all linked by tree lined, 
pedestrian connections, bike paths, and well lit roads. 
 
The Greater Hidden Hills Community will enhance schools and recreational facilities with              
programmed activities for all ages. It will be a secure and safe environment that is well patrolled 
with active law enforcement and constant code enforcement to help sustain a high quality life for 
all citizens.    

 
4.1.1 Visioning Process 

 
Visioning Exercise 
Prior to the visioning exercise members of the community participated in a Strengths Weaknesses, 
Opportunities, and Threats (SWOT) exercise, where meeting attendees were separated into four (4) 
groups and asked to identify these items in their community. The outcomes of this exercise were               
summarized by County staff. The summary depicted several “commonalities” or items continually 
repeated among the groups. 
 
As part of the visioning exercise the commonalities were presented to the community. They were 
asked to identify key vision elements using verbs or action words, based on the commonalities. They 
were given examples to help them get started, these included: 
 

•  Promote Redevelopment 
•  Develop a Community Center 
•  Foster Community Involvement 
•  Reduce Crime 

 
The community members were then instructed to develop a “preliminary vision statement” for their 
community using their key vision elements.  

 
 

Concept Plan  



     

           
  44
  
Greater Hidden Hills Community Overlay Study      

Each group developed separate vision statements for the Greater Hidden Hills Community. These 
statements were then edited to eliminate redundancies and combined by County staff into one             
preliminary vision statement. 
 
Visual Preference Survey 
  
A Visual Preference Survey (VPS) was used to help further define the vision of the Greater Hidden 
Hills Community. The VPS uses pictures of different development types to assist participants in   
comparing housing types, commercial centers, streetscaping, and signage among other design        
elements. Participants were ask to rank photos numerically from the most to least desirable. Each 
category had a variety of photos; there were a total of forty-eight (48) pictures shown to the            
participants. The following table summarizes the results of the VPS survey. The VPS presentation can 
be found in Appendix A-3 of this document. 
 

Table 4.0: Visual Preference Survey Results 
 
 Category Most Votes Least Votes 

Residential Single Family Residential Multi-Story Apartments 

Density 5 to 8 dwelling units/acre 60 to 80 dwelling units/acre 

Building Height 1 to 3 stories 20 plus stories 

Retail Areas Small scale, mixed use Large scale, mixed use  

Office 2 to 3 story, small scale Multi-story, office park 

Streetscapes Pedestrian oriented, natural 
features 

Auto oriented, no natural 
features 

Public/Open Space Bike and walking paths Large mixed use gathering 
spaces 

Parking Angled on-street  Traditional on-street 

Building Sign  Flush with structure Protruding, hanging 

Pylon Signs More monumental in      
appearance 

Tall, fast food restaurant 
type 

Street Furniture (benches) Metal Wooden 

Street Furniture (receptacles) Metal Wooden 

Street Furniture (planters) Metal Wooden 

Pedestrian Lighting More ornate, pedestrian 
friendly 

Less ornate, less pedestrian 
friendly 
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4.2 Gateways 
 
The Greater Hidden Hills Community has recognized the importance of preserving community      
character. The use of gateways can be quite instrumental in achieving that goal. Gateways are        
important visual landmarks that reinforce the entrance into a geographic area; employing a            
combination of man-made and natural elements such as landscaping, signage, lighting and or other 
structures.  
 
They often provide a first impression of a community. Perceptions regarding value, investment and 
amenities are often formed upon immediate entry into a community. Gateways should be focal points 
that communicate a message about the community, as well as its self image. Within minutes visitors 
will decide whether they are interested in learning more about a community and may decide          
whether to exit the community and discover treasures elsewhere. 
 
Gateways can also be used to help establish an identity for the community. The Greater Hidden Hills 
Community can benefit by creating a brand that connects with people, shared values and  perception. 
The brand is not a tagline, but a statement of a central idea about the identity of the community.      
Posting the brand at gateway locations is a useful method of communicating its message or story to 
visitors and the community as a whole. 
 
The objective of this section of the concept study is to establish gateways within the study area at     
critical intersections to create a sense of arrival and neighborhood identity for the Greater Hidden 
Hills Community. The Concept Plan identifies several opportunities for the creation of Gateways to in 
the community. These opportunities include major gateways at the intersections of:  
 

• Redan Road and South Hairston Road;  
• Redan Road and Panola Road;  
• Panola Road and Young Road;  
• Panola and Covington Highway;   
• Covington Highway and Young Road; and  
• Covington Highway and South Hairston 
 

Currently, many of these intersections are characterized by blighted commercial centers, trash and 
poor signage. Where possible these landmarks and entryways should be enhanced and preserved. The 
images below depict examples of gateway signage and Figure 4.0 on the following page depicts      
proposed gateway locations .  

 
Hidden Hills Subdivision Gateway Georgia Welcome Sign/ Gateway Typical Neighborhood   

Welcome Sign/ Gateway 
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 Figure 4.0: Community Gateways 
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4.3 Primary Corridors 
 

The primary corridors in the Greater Hidden Hills Community serve as major access routes for       
vehicular and pedestrian circulation. Highly visible and easily accessible locations are critical to     
future development, thus the integration of transportation and land use requires a specific approach to 
establish an attractive, safe and efficient traffic circulation and pedestrian mobility system.  
 

The objective of this section of the concept study is to transform the visual character and function of 
primary corridors in the community that will help stimulate quality development and economic       
development opportunities. The Concept Study identifies three (3) primary corridor types within the 
community that could act as catalysts for redevelopment. The proposed corridor types are: 
 

• Residential Street - roadways that provide low to moderate levels of travel mobility; characteris-
tic of  local and collector roads found within subdivisions and that often lead traffic from local 
roads, neighborhoods and subdivisions. Some examples of these roads within the study area are 
Hidden Hills Parkway, Scarborough Drive, Woodway Drive, Young Road, Biffle Road and 
Fieldgreen Drive, among others. 

 
• Major Roadway - roadways that provide moderate to high levels of travel mobility, carrying     

traffic from one area to another; many with intersections at residential streets and are                
characteristic of  arterial roads. Some examples of these roads within the study area are Redan 
Road,  Panola Road and South Hairston Road. 

 

• Commercial Corridor - a roadway that provides a high level of travel mobility, often carrying     
traffic from one area to another and have intersections with residential streets. These roads also 
support a variety of commercial and office uses; characteristic of arterial roads found in many 
communities. This corridor is Covington Highway, which corresponds to the future land          
designation of Commercial Redevelopment Corridor in the 2005- 2025 Comprehensive Plan. 

 

Traffic calming measures would be an important attribute. Within the Hidden Hills subdivision there 
are grassy medians located along many of the local roadways that narrow the street and slow traffic. 
In addition there are speed bumps that also slow traffic. These measures should also be located in           
appropriate locations throughout the Greater Hidden Hills Community to slow and calm traffic and 
improve safety. Streetscaping elements such as increased sidewalk widths , signage, street furniture, 
lighting and landscaping help to create a pedestrian friendly environment.  Although many of the     
primary corridors in the Greater Hidden Hills Community should be slated for streetscaping            
improvements, it is recommended that streetscaping along the commercial corridor and major road-
ways be intensive and implemented first.  
 
The images below illustrate examples of these corridors and improvements while the figure on the        
following page depicts the primary corridors.        

Hidden Hills Residential Street               
Median and Speed Bump 

Potential Streetscaping  Covington Highway  
Commercial Corridor 

Concept Plan  
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Figure 4.1 : Primary Corridors 
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4.4 Residential Preservation  
 
Most of the Greater Hidden Hills Community is residential, with the majority of the homes and            
apartment complexes built within the last 20-30 years. As a result, there are many homes in need of 
repair.  The objective of this section of the concept study is to preserve and enhance the residential 
character of the community in order to help maintain property values and an affordable housing stock. 
One of the major issues in the community concerns future residential development.  
 
The residential landscape in the community represents typical suburban development patterns and 
style with curvilinear streets. The residential structures consist primary of low density, single family 
homes on lots of varying size, with small pockets of multi-family apartments along the periphery.  
The remaining available land in the Greater Hills Community is characterized by the former Hidden 
Hills Golf and Country Club lands, wetland and floodplain areas.  
 
Many community residents would prefer that there is no new development in these areas with the   
exception of the most southern parts near Covington Highway, but if development were to occur, that            
development be kept at lower densities and clustered to preserve open space and to avoid excessive 
grading on sensitive slopes.  
 
To ensure that changes in the residential areas of the community harmonize with the existing        
character and by ensuring the long-term attractiveness and economic integrity of the community, 
there are several policies and recommendations listed in the study that accentuate the preservation of 
the residential integrity of the community. These can be found  in Chapter 5 of this study. 
 
The recommendations are being made to enhance the community and establish new, integrated           
environments that relate to surrounding residential neighborhoods and uses. While the majority of 
new development in the community will likely be residential, there is also a need to provide small-
scaled commercial and office developments that support the daily needs of adjacent and nearby       
residents. Development should emphasize compatible uses, public spaces, and a mix of residential 
housing.  
 
In addition, emphasis should focus on connectivity by establishing street networks and interconnected 
pathways that link residential and neighborhood-oriented non-residential uses. Development should 
promote a neighborhood scale that provides an appropriate balance between  pedestrian and vehicular 
accommodations. 
 
The images below depict residential home types and  the  figure on the following page illustrates    
areas identified for residential preservation.  

Single Family Homes to be Preserved Single Family Home to be Enhanced Apartments to be Preserved 

Concept Plan  
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 Figure 4.2 : Residential Preservation 

Concept Plan  
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4.5 Activity Centers 
 
Activity Centers are the nodal development areas in the Greater Hidden Hills Community that          
accommodate the commercial and service needs of area residents. The activity centers for the study 
area are located as follows:  
 

• South Hairston and Redan;  
• Redan and Panola;  
• Panola and Young;  
• Panola and Covington; and 
• Covington and South Hairston.  

 
The DeKalb County (2005-2025) Comprehensive Plan has defined the five activity centers             
designated in the future development or land use map as Neighborhood Center Character Areas. The 
Neighborhood Centers as defined in the Comprehensive Plan consist as neighborhood focal points 
with a concentration of activities that are easily accessible by pedestrians. The objective of this       
section of the concept study is to further define the activity centers of the Greater Hidden Hills      
Community.  
 
The activity centers should include a mix of uses to meet the day-to-day needs of area residents.     
Residential development should help to reinforce the activity center through the location higher       
density housing options, that are targeted to a wide-range of incomes. The aim of the center is to      
provide commercial services that typically do not attract vehicle trips from outside the immediate   
service area. A grocery story may be the principle anchor tenant along with other neighborhood     
services, such as a drugstore, hardware store, self-service laundry, and bank. Other uses within the 
center may include a church, community center, and bank.  

The design of the activity  centers should be pedestrian oriented with walkable connections between 
land uses and direct connections to greenspace and trails. The road edges should be clearly defined, 
with the  location of buildings up the street with designated parking in the rear.  They should be      
aesthetically pleasing and inviting, where people would want to spend time. A variety of design 
guidelines, such as building heights, setbacks and buffering, etc. can be utilized to achieve this goal. 

The images below depict existing and potential activity centers and  the  figure on the following page 
illustrates the activity centers as part of the character area or land use designations of the 2025           
Comprehensive Plan.  

Hairston and Covington                   
Activity Center        

Hairston and Covington                  
Activity Center        

Potential  Activity Center  

Concept Plan  
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 Figure 4.3: Activity Centers within Character Areas 

Concept Plan  
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4.6 Greenspace 
 
Greenspace, is an essential element of any vibrant community. It is commonly defined as “land in 
natural or un-built condition that provides environmental, recreational and other benefits.” The         
accessibility of safe and attractive recreational facilities influences the desirability of a  community. 
In communities throughout DeKalb County residents rely on greenspace for its many benefits,        
including health and fitness, a connection with nature as well as sense of belonging. It often           
encourages individuals and groups to connect with each other, creating open, diverse and welcoming 
open spaces and environments.  
 
As stated, there is considerable greenspace in the Greater Hidden Hills Community, but much of it is 
privately held. The Overlay Study has identified several heavily used parks and recreational facilities 
available for public use (see Community Services Chapter/ Section 3.5).  
 
An additional tract of land consisting of eight (8) acres of land at 5354 Redan Road, is one of the few  
remaining properties that reflect the county’s rural and agricultural history. The DeKalb County 
School system has expressed interest in preserving this tract for the study of botany, history, earth   
science and land conservation. The Georgia Historic Preservation Division and Fernbank Science 
Center have visited the property and noted the late 19th- early 20th century farmhouse and outbuildings 
and the diversity of flora and fauna.  Perhaps, there is a possibility of attaining this property for pubic 
use. 
 
The objective for this section of the concept study is to strengthen and enhance the greenspace in the 
community by providing recreational opportunities for residents that are easily accessible and will 
improve the overall quality of life. It incorporates principles of “Smart Growth," which according to 
the Smart Growth Network is planned growth that balances the need for economic development with 
the desire to enhance the natural and built environments.  
 
One of the principles of smart growth is the creation of walkable communities. In this, communities 
make pedestrian activity possible by mixing land uses, that leads to an expansion of transportation 
options that ultimately creates a streetscape that serves a range of users, including pedestrians,        
bicyclists, bus riders, and drivers of automobiles. 
 
The greenspace concept includes bike and pedestrian trails that traverse along the floodplain and    
wetland areas, as well as connectivity with activity centers and parks at the north and south of the 
study area. In addition, there are proposed bike paths, “share the road” features along Covington 
Highway, Panola Road, Redan Road and South Hairston Road. 
 
The images below depict existing and potential greenspace and  the  figure on the following page     
illustrates the existing and potential greenspace in the Greater Hidden Hills Community 

     Hidden Hills Former golf course Biffle Park Potential Bike and Pedestrian Trail 
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 Figure 4.4 Greenspace 

Concept Plan  
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Figure 4.5 Conceptual Plan Map  

Concept Plan  



     

           
  56
  
Greater Hidden Hills Community Overlay Study      

5 ~ Implementation Strategy 
 

The Greater Hidden Hills Overlay Study process was conducted over the course of several months 
and during that time the steering committee and community members contributed their time and     
efforts to examine issues and opportunities in the area. Many activities took place, allowing the     
community to express their desires for the future, and from this input a community vision was         
created. The community vision, goals, and strategies were developed by the community and            
recommendations were made by the Planning and Development Department. The aforementioned 
goals, strategies and recommendations for the Overlay Study have been outlined in this chapter. 
  

5.1 Goals and Strategies 
 

Goal 1:  Preserve and Enhance Greenspace  
Strategies: 
1.1 Create walking and  bike trails 
1.2 Maintain the existing greenspace 
1.3 Encourage the county to purchase the former golf course for greenspace conservation 
1.4 Find investors that will purchase and preserve the former golf course  
1.5 Draft and adopt an Overlay Ordinance to include language on greenspace conservation 
1.6 Develop a nature center near environmental areas for educational purposes 
1.7 Utilize greenspace to develop a community garden  
1.8 Encourage the County to purchase the 8 acres of land at 5338 Redan Road 

 

Goal 2: Develop Architectural Guidelines  
Strategies: 
2.1 Draft and adopt an Overlay district ordinance that will include architectural standards for new    

and transitioning property 
2.2 Create landscaping requirements 
2.3 Develop uniform signage 
2.4 Implement lighting requirements 
 

Goal 3:   Increase Code Enforcement 
Strategies: 
3.1 Improve the customer service process of complaints and inquiries 
3.2 Draft and adopt an Overlay ordinance that will address code enforcement 
3.3 Implement policies that will shorten the compliance time for violators 
 

Goal 4: Create Recreation and Community Centers  
Strategies: 
4.1 Develop joint partnerships with area schools for community use 
4.2 Work with area churches for the use of facilities and development of new centers 
4.3 Increase funding for community facilities and services 
4.4 Extend library hours for meeting room usage 
4.5 Development new facilities to meet the needs of the elderly and young 
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Goal 5: Develop and Redevelop Commercial Areas  
Strategies: 
5.1 Improve the code enforcement regulations to boost commercial areas 
5.2 Develop architectural standards 
5.3 Identify areas for commercial development and redevelopment 

 

Goal 6:   Promote Community Involvement and Cooperation   
Strategies: 
6.1 Create neighborhood coalitions and committees 
6.2 Extend library hours for meeting room usage 
6.3 Establish a relationship and network with local churches 
6.4 Encourage and enhance residents’ communication with elected representatives at all levels of    

government 
 

Goal 7:  Improve Schools  
Strategies: 
7.1 Reduce the student-to-teacher ratio 
7.2 Increase the involvement of parents and the community 
7.3 Create partnerships with the business community 
7.4 Increase funding to improve and expand facilities 
7.5 Foster community utilization of school facilities, when not in use for school activities 
 

Goal 8: Increase Security and Police Presence 
Strategies: 
 8.1 Establish police substations 
 8.2 Create neighborhood watch organizations 
 8.3 Increase the number of police officers 
 8.4 Install security cameras 
 8.5 Increase and improve lighting 
 8.6 Increase security at commercial centers 

 

5.2 Recommendations 
 

The Greater Hidden Hills Community has public and private opportunities to revitalize the area while 
preserving its character. The redevelopment of the community will be dependent on number of      
critical partners working together to create a united and sustainable community. The community with 
assistance from DeKalb County will be responsible for the implementation of many of the goals, 
strategies and recommendations provided in this study. This will be done through the dedication of 
time, implementation of policy initiatives, support for changes in land use and zoning, and the         
provision of funding for projects and community improvements. 
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Recommendations are listed under the concept study headings and have been outlined in this section 
of the chapter and often expand upon the existing strategies developed by the community and         
describe additional strategies for community redevelopment. These recommendations, which are 
based on substantial public involvement and a detailed analysis of the study area,  should be initiated 
within the next five years and are designed to provide a foundation for the community’s ongoing     
success. In addition, those recommendations made by the Office of Economic Development in      
Section 3.7, which detail the Preliminary Market Study, should also be implemented in the near     
future. 
 
5.2.1 Recommendations: 
 

Gateways 
 

• Establish identification and directional signage programs with the various subdivisions              
announcing the entrance to the Greater Hidden Hills Community. 

 

• Create a coherent, high quality design for the proposed gateways with unified signage and         
landscaping. 

 

• Develop a brand for placement on community gateways and signage, one example could be, 
“Greater Hidden Hills – a Greenspace Community.” This brand could also allow the community 
to market itself, while identifying its unifying features. 

 

• Install unique landscaping elements, lighting  and/or signage at designated gateway locations, that 
will help direct and orient residents and visitors in the Greater Hidden Hills Community. 

 

• Work with the Planning and Development Department to require that utility lines are buried      
underground during new construction where feasible to provide for a more safe pedestrian         
environment and improve visual quality. 

 

Primary Corridors 
 

• Promote the adaptive reuse of vacant parcels and underutilized buildings to accommodate desired 
facilities and activities of the community. 

 

• Incorporate the use of crime prevention and pedestrian safety methods in construction by           
orienting buildings towards the street, widening sidewalks and minimizing alleyways. 

 

• Establish design guidelines for building renovations and infill development. 
 

• Encourage the restoration of deteriorating structures and façade improvements. 
 

• Pursue the placement of streetscape improvements such where appropriate to create more          
pedestrian  environments and support neighborhood activity, including but not limited to: 

 

ο Street Trees - shade trees, native to the Community 
ο Sidewalks - wide and concrete, with colors and/ or patterns at or near activity centers 
ο Streetlights - historic character, black iron with acorn globe (as shown in VPS) 
ο Street Furnishings - black iron to match lighting 
ο Bicycle Racks - black iron to match street lights and street furniture 
ο Bus Shelters - per MARTA guidelines 

 

• Implement traffic calming measures and intersection improvements along primary corridors to 
reduce speeding and improve safety. 
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• Apply for a Livable Centers Initiative (LCI) grant to undertake an additional study that will       
examine land use and transportation in the study area. An LCI study could assist in upgrading the 
transportation infrastructure. 

 

Residential Preservation  
 

• Work with the County to draft, adopt and implement an Overlay District to help preserve and   
enhance the community. 

 

• Work with the County and its consultants during the Zoning Code update to help reconcile zoning 
and land use inconsistencies that may impact the community. 

 

• Encourage the maintenance, repair or renovation of existing residential areas and the upgrade of 
existing housing. 

 

• Contact the Housing Authority of DeKalb County about existing homeownership and               
rehabilitation programs to better educate area residents about available programs. 

 

• Consider the future development of multi-family housing for incorporation into and/or connection  
to existing activity centers for mixed-use development. 

 

• Establish quality design standards for future developments in the community that incorporate     
appropriate design features and characteristics found in surrounding development. 

 

• Work to protect residential neighborhoods from incompatible development by staying informed 
about potential development and voicing concerns at appropriate venues. 

 

• Develop a positive relationship with Code Enforcement to help alleviate code enforcement issues 
in the Community. 

 

Activity Centers 
 

• Identify priority sites for the development of retail centers, restaurants and entertainment venues 
to address the needs and desires of area residents. 

 

• Work with the office of Economic Development to create business incubators and business      
support services to encourage increased business investment in the community. 

 

• Contact the office of Economic Development about the feasibility of establishing a Tax             
Allocation District (TAD) to make redevelopment sites more attractive to business investors. 

 

• Take advantage of existing opportunities to link residential and commercial uses through the use 
of existing and future sidewalks and paths. 

 

• Work with the County to engage developers currently working in the County and the Greater      
Hidden Hills community to explore development opportunities. 

 

• In accordance with the DeKalb County Comprehensive study, work to improve land use            
compatibility by encouraging staggered heights, greater setback and increase screening and     
buffers to help mitigate compatibility issued between existing residential property and activity 
centers. 

 

• Create an unified Community Group to represent the greater Hidden Hills Community in regards 
to development in the community; the group will consider the vision defined in this study as it     
relates to the future of the community. 
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• Implement intersection improvements within activity centers to improve vehicular and pedestrian 
safety. 

 

Greenspace 
 

• Encourage the owner to dedicate a portion of the former golf course for greenspace for the           
incorporation of bike and pedestrian trails that link to activity centers and other greenways in the 
Community. 

 

• Encourage the County and or the State of Georgia to purchase available greenspace for use as 
conservation, education, and recreational purposes. 

 

• If the former golf course is purchased by the County and designated as greenspace; work to       
redevelop the Club House as community center, that could also become a focal point in the      
community incorporating passive recreational uses. 

 

• Work with Community Leaders to find investors willing to purchase and revive the former golf 
course for its original recreational purpose. 

 

• Work with the County to enforce the  interim guidelines of the Comprehensive Study as they    
relate to environmental areas, which state that proposed developments shall be allowed only in 
areas where environmental damages will not occur and mitigation measures are to be approved by 
the Environmental Protection Division (EPD). 

 

• Utilize wetland and floodplain areas for public education programs to educate the public about           
environmental conservation in the community. 

 

• Utilize natural features, such as rocks and plants to expand upon the aesthetic appearance of the 
community. 

 

• Work with the Parks and Recreation Department to enhance Biffle Park, with particular             
emphasis on continued maintenance of the park and rejuvenation of the nature trail. 

 

6 ~ Conclusion 
 

After an approximate sixteen (16) month process the Planning an Development Department study for 
the Greater Hidden Hills Community has been completed.  The objective of the study was to address 
the specific community concerns and identify areas in need of protection, revitalization and             
redevelopment with particular emphasis on the feasibility of creating an Overlay ordinance.  
 

Utilizing the information gathered, goals, strategies and recommendations for land use, housing,     
community facilities, recreation and public safety were developed to assist the community in           
implementing their vision. The recommendations were approved by the steering committee and can 
begin to be implemented after the approval of the final study. In addition, it has been determined that 
an Overlay would be beneficial to the community.  
 

The next steps in the process are to have this study accepted by the Board of Commissioners, making 
it an official County document. The Community has recently been awarded a Community Choices 
Grant from the Atlanta Regional Commission providing technical assistance in the drafting of the 
Overlay Ordinance. The County and Community will need to work extensively with the ARC staff to 
complete the Overlay. Lastly, there needs to be considerable coordination with the consultants        
performing the  county-wide Zoning Code Update project to ensure capability been the Overlay      
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Appendix A-1: Public Input 
Community Meeting Agendas 
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Appendix A-2: Public Input 
Community Meeting Sign in Sheets 
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Appendix A-3: Public Input 
Community Meeting Summaries 
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 Appendix A-4: Public Input 
PowerPoint Presentations 
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Appendix B:  
Market Study Data 



Prepared by DeKalb Office of Economic Development 
 

List of Demographics Reports 
 

 

1. Business Demographics 
 Data List 
 International Businesses 
 Domestic Businesses 
 Public Businesses 
 Private Businesses 
 Property Owners 
 Renters 

2. Housing Demographics 
 2000 US Census Housing Value Comparison 
 Housing Units Summary Report 
 Housing Units Comparison Report 

3. Household Demographics 
 Household Summary Report 
 Household Comparison Report 
 2000 US Census Household Detail Comparison Report 

4. Population Demographics 
 Population Summary Report 
 Population Comparison Report 
 Demographic Snapshot Comparison Report  
 Census Trend 1980-2000 Comparison Report with Charts 
 Demographic Snapshot Comparison Report with Charts 

5. Age & Race Demographics 
 Age by Sex Comparison Report 
 Mature Market Summary Report 
 2000 US Census Overview Comparison Report 
 2000 Census Race, Ethnicity, Ancestry Comparison Report 
 Demographic Snapshot Comparison Report 

6. Education Demographics 
 Education Attainment I20 Overlay District 
 2000 US Census Employment Comparison Report 
 Demographic Detail Summary Report 

7. Income Demographics 
 Income Summary Report 
 Income by Age Comparison Report 
 Income Comparison Report 

8. Consumer Demographics 
 Consumer Expenditure Summary Report 
 Consumer Expenditure Comparison Report 
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Appendix C:  
Project Timeline 

267 



4/3/2008 4/21/2009

5/1/2008 6/1/2008 7/1/2008 8/1/2008 9/1/2008 10/1/2008 11/1/2008 12/1/2008 1/1/2009 2/1/2009 3/1/2009 4/1/2009

7/31/2008
Name &

 Boundary
 Finalized by

 Steering 
Committee

4/3/2008
Kick Off

 Meeting/Presentation

Greater Hidden Hills Community
Overlay Study

Timeline

Updated 4/22/09

8/21/2008
Name and Boundary

 Introduced
& Visioning
 Exercise 

11/13/2008
Community
 Planning
 Summary

Presentation

9/3/2008
Major 
Land

 Owner
 Meeting

10/30/2008
VPS Summary &

 Community
 Planning
Exercise

12/10/2008
Steering 

Committee
 Meeting

5/20/2008
Chapman Mill/

Redan Park Civic
 Association Meeting

5/28/2008
Scarborough 

Square
Neighborhood

Association
 Meeting

6/16/2008
Steering

 Committee
 Meeting

3/14/2009
Second Draft 

 of Study
Posted to Web

1/9/2009
Draft Review Meeting

Planning Department Meeting/Activity
Steering Committee Community Meetings
Pending Meetings/Activity

5/15/2008
 Preliminary

 Inventory Presentation

9/25/2008
Visual Preference

 Survey (VPS)
Exercise 

6/19/2008
SWOT 

Exercise

12/18/2008
Draft

of Study
Presentation

5/21/2008
Steering 

Committee
 Meeting

7/16/2008
Steering 

Committee
 Meeting

4/21/2009
 BOC COW Presentation  

Project Completion

4/21/2009
Proceed to

 BOC
Acceptance

4/9/2009
Final Report 
Presentation
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