
 
 

 

 
 
 
DATE: November 28, 2022  

 
 

 
TO: Mayor Andre Dickens, City of Atlanta 
ATTN TO: Monique Forte, Planner III, City of Atlanta 
RE: Development of Regional Impact Review  
FROM:   Mike Alexander, Director, ARC Center for Livable Communities 
 

ARC has completed a preliminary regional review of the following DRI. ARC reviewed the DRI’s relationship 
to regional plans, goals and policies – and impacts it may have on the activities, plans, goals and policies of 
other local jurisdictions as well as state, federal and other agencies. This preliminary report does not 
address whether the DRI is or is not in the best interest of the local government. 

 
Name of Proposal: Sawtell DRI 3727 
Submitting Local Government: City of Atlanta  
Date Opened: Nov 28, 2022 Deadline for Comments: Dec 13, 2022 Date to Close: Dec 15, 2022 
 
Description: A DRI review of a proposal to build a mixed-use project with 2,300 multi-family residential 
units, 33,800 SF of office space, 27,000 SF of retail, and 61,700 SF of restaurant space on the 
approximately 40-acre vacant site of the former GM plant on Sawtell Avenue in the Chosewood Park 
neighborhood of the City of Atlanta. 
     
PRELIMINARY COMMENTS:  
 
Key Comments 
 
The project is strongly aligned with applicable Maturing Neighborhoods policy recommendations which 
note: “infill development, redevelopment, and adaptive reuse of existing buildings in this area needs to be 
balanced with the preservation of existing single-family neighborhoods, as well as the need for additional 
usable parks and greenspace close to residents, including amenities such as trails and sidewalks.”  
 
The project directly advances a broad range of regional policies related to walkable mixed-used 
development, natural resource conservation and environmental protection, transit-oriented development, 
adaptive reuse, and placemaking among others. 
 
While the project will generate a significant number of new vehicular trips, its mixed-use and highly 
walkable design, as well as its adjacency to existing MARTA bus service, future MARTA Summerhill BRT 
services, and the Atlanta Beltline, offer meaningful multi-modal alternatives to driving.    



 
 

 

The project density is appropriate to its location and provides substantial new households to support 
existing and new businesses as well as retail and commercial destinations for surrounding neighborhoods. 
 
The project is creating several  acres of publicly accessibly green space; few or no existing trees or natural 
features are being removed.   
 
The project is expected to generate a total of 11,530 new daily vehicular trips; several roadway 
improvements to mitigate this impact are proposed.  
 
The placemaking aspects of the project warrant substantial further consideration; the current plan misses 
the opportunity to create a new neighborhood node/gathering place for the Chosewood Park neighborhood 
– ideally at the corner of McDonough Boulevard and Sawtell Avenue – and to create a visual connection from 
the project’s edge to the generous but entirely internal park proposed at the center of the site. 
 
The project does not appear to have a strategy for prioritizing bicycle and pedestrian connections to the 
Atlanta Beltline and the Summerhill BRT station which are within walking distance; ensuring safe and 
appealing routes to these alternate transportation options is critical for mitigating the substantial vehicular 
traffic impact of the project. 
 
General Comments 
 
The Atlanta Region’s Plan, developed by ARC in close coordination with partner local governments, is 
intended to broadly guide regional development in the 12-county metro region to ensure that required 
infrastructure and resources are in place to support continued economic development and prosperity.  The 
Plan assigns a growth management category designation with accompanying policy recommendations to all 
areas in the region.  This DRI site is designated as Maturing Neighborhoods; corresponding 
recommendations are provided in the last section of this report.  
 
The project directly advances a broad range of regional policies related to walkable mixed-used 
development, natural resource conservation and environmental protection, transit-oriented development, 
adaptive reuse, and placemaking among others. 
 
The placemaking aspects of the project fall well short of the opportunities presented and warrant 
substantial further consideration.  The current plan misses the chance to create a new neighborhood 
node/gathering place for the Chosewood Park neighborhood ideally at the corner of McDonough Boulevard 
and Sawtell Avenue or possibly around some remnants of the original factory as was discussed at the Pre-
Review Meeting.  The plan also does not create a visual connection from the project’s edge to the generous 
but entirely internal park proposed at the center of the site.  Further it’s unclear where the 61,700 SF of 
restaurant space will be placed; again the possibility of grouping the restaurant uses around a common 
plaza or pocket park was discussed at the Pre-Review Meeting but is not reflected in the site plan.  Two 
additional greenspaces are hidden at the rear edge of the project adjacent to the rail tracks; placing some 
of this park space along the Sawtell or McDonough frontages would have much more of a placemaking 
impact. 



 
 

 

  
Transportation and Mobility Comments 
 
ARC’s Transportation and Mobility Comments will be provided in the Final Report. 
 
The project is expected to generate a total of roughly 11,530 daily new car trips.  Roadway improvements 
to mitigate the traffic impact are proposed.   The project is located within walking distance of the Atlanta 
Beltline as well as the southern terminus of the MARTA Summerhill BRT project under construction. 
Ensuring safe and appealing routes to these alternate transportation options is critical for mitigating the 
substantial vehicular traffic impact of the project but it’s not clear from the TIS or site plan how this will be 
accomplished.  Further, the site plan misses a key opportunity to create a multi-use trail within the site so 
that residents on bikes or on foot don’t have to compete with cars to leave the site to reach external 
connections. 
 
A total of 3,160 parking spaces are proposed in a mix of surface, street, and structured parking facilities 
which is substantially higher than the 2,080 spaces required.  A reduction in parking spaces would be in 
keeping with regional transportation goals. 
 
Care should be taken to ensure that the constructed development provides an interconnected, functional, 
clearly marked and comfortable pedestrian experience on all driveways, paths, entrances, and parking 
areas.  To the maximum extent possible, new driveways and intersection corners where pedestrians will 
cross should be constructed with minimal curb radii to reduce speeds of turning vehicles and decrease 
crossing distances for pedestrians. 
 
ARC Natural Resources Group Comments 
 
ARC Natural Resources Group Comments will be provided in the Final Report. 
 
Environment Comments 
 
The project can further support The Atlanta Region's Plan by incorporating other aspects of regional 
environmental policy, including green infrastructure and/or low-impact design, e.g., pervious pavers, rain 
gardens, vegetated swales, etc., in parking areas and site driveways, and as part of any improvements to 
site frontages.  Adequate tree canopy to reduce the urban heat island effect of the any surface parking 
spaces proposed would also reinforce regional heat and climate change mitigation goals. 
 
Inclusion of additional EV charging stations would be supportive of regional EV infrastructure development 
plans. 
 
Unified Growth Policy Considerations: Maturing Neighborhoods  
 
Maturing Neighborhoods category which are older neighborhoods that include both single- and multi-
family development, as well as commercial and office uses at connected key locations, that were mostly 



 
 

 

built out before 1980. They represent the largest part of the region that is facing infill and redevelopment 
pressures. In many cases, infrastructure is in place to handle additional growth, but in some areas, 
infrastructure is built out with limited capacity for expansion. This may constrain the amount of additional 
growth possible in certain areas. Many arterial streets in this area are congested due to their use as 
regional routes for commuters. Limited premium transit service is available in these areas.  
 
The demand for infill development, redevelopment, and adaptive reuse of existing buildings in this area 
needs to be balanced with the preservation of existing single-family neighborhoods, as well as the need for 
additional usable parks and greenspace close to residents, including amenities such as trails and sidewalks. 
 
The intensity and land use of this project strongly aligns with The Atlanta Region's Plan's recommendations 
for Maturing Neighborhoods.  The project utilizes previously developed land for new higher-density office, 
retail, and residential uses in a manner that can relieve development pressure on surrounding single family 
neighborhoods. However, the placemaking and multi-modal connectivity elements of the plan need much 
further consideration and development.  City of Atlanta leadership and staff, along with the applicant team, 
should collaborate closely to ensure absolute maximum sensitivity to nearby local governments, 
neighborhoods, land uses and natural resources.   
 
 
 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 
ATLANTA REGIONAL COMMISSION     GEORGIA DEPARTMENT OF NATURAL RESOURCE  GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS          
GEORGIA DEPARTMENT OF TRANSPORTATION  GEORGIA REGIONAL TRANSPORTATION AUTHORITY  GEORGIA SOIL AND WATER CONSERVATION COMMISSION

  
GEORGIA ENVIRONMENTAL FINANCE AUTHORITY GEORGIA CONSERVANCY  MARTA  
ATLANTA BELTLINE CITY OF ATLANTA  FULTON COUNTY 
DEKALB COUNTY  ATLANTA PUBLIC SCHOOLS     
 
 

For questions, please contact Donald Shockey at (470) 378-1531 or dshockey@atlantaregional.org. This 
finding will be published to the ARC review website located at http://atlantaregional.org/plan-reviews.  

 
 

mailto:dshockey@atlantaregional.org
http://atlantaregional.org/plan-reviews
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FEDERAL PENITENTIARYR-5

PENTANGLE PROPERTIES LLCPD-H

420 MCD LLC
MR-4A

QUONSET HUT

INTERNATIONAL LLC

C-2-C

PASANDAY INVESTMENT INC

C-1-C

THE KCD GROUP LLCR-4A

MISSION DEVELOPMENT LLC

RG-3-C

RRC ACQUISITION LLCI-MIX-C

SAWTELL PARTNERS LLCI-2

SIVAD COMMERCIAL

ENTERPRISES LLC

C-2-CRAWLS BRANDON A

C-2-C

HANBENJAMIN I

C-2-C IMANDEVELOPMENTS

LLCC-2-C

WILLIAMS TED H

R-4A

DANIELS RE

INVESTMENTS LLC

R-4A

TISENAUGHTRY

PROPERTIES LLC

R-4A

GOD WORLD MINISTRY INC

C-1-C

AUERBACH BENNIEC-1-C

 ENVIRONMENTAL REMEDIES LLCTINNERMON RUSSELLL & KAREN D, R-4A

LANG DRISKELL ER-4A

HAMBRICK MATTIERUTH, R-4A

CONLEY WILLIE LEE & CONLEY

ROSETTE WYNN, R-4A

 TATE VICTOR D

R-4A

COLLEGE PARK LOTS LLC

R-4A
BURROWS BRANDEN

R-4A
LOPEZ MALANIA G &

JOSE L, R-4A

 ENVIRONMENTAL REMEDIES LLCI-2

ALHADEFF BECKY & COHEN DC-1-C

CITY OF ATLANTAC-1-C
ROSE LEA
C-1-C
ASHER ABRAHAM & FARIMAHC-1-C

CASTLEBERRY MICHAEL LC-1-C
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DRI PLANS

CONSULTANT LOGO:

PRINCIPAL IN CHARGE: TF

PROJECT ARCHITECT: TF

DRAWN BY: CS

NO. DATE     DESCRIPTION

1

DRI-1
234567

1234567

PARK SPACE/
GREENSPACE

ON STREET PARKING

LEGEND:

DRI PLAN

Utilities Protection Center, Inc.

Know what's below. Call before you
dig. Call 811 or 1-800-282-7411
before you dig. It's the law in Georgia

BLOCK DENSITY DATA - A-1:

RESIDENTIAL SITE TOTAL: +/- 2,300
- MULTIFAMILY:+/- 2,276

+/- 2,272 UNITS (5 STORY RES)
+/- 4 (WALK UP RESIDENTIAL)

- TOWNHOMES: 24
24 @ 16X40

FLEX BUILDING AREA TOTAL: +/- 33,800
SITE RETAIL TOTAL: 88,700 S.F.

BLOCK A:  +/- 280 TOTAL RESIDENTIAL UNITS
- MULTIFAMILY 5 STORY WRAP
  +/- 314,000 GSF
  +/- 280 UNITS

BLOCK C: +/- 560 TOTAL RESIDENTIAL UNITS
- MULTI-FAMILY 5-STORY WRAP A:
  +/- 308,800 GSF
  +/- 285 UNITS
- MULTI-FAMILY 5 STORY WRAP B:
  +/- 300,300 GSF
  +/- 275 UNITS
- RETAIL: +/- 17,350 S.F.

BLOCK E: +/- 329 TOTAL RESIDENTIAL UNITS
- MULTI-FAMILY 5-STORY: +/- 358,650 GSF
  +/- 329 UNITS

BLOCK F: +/- 376 TOTAL RESIDENTIAL UNITS
- MULTI-FAMILY 5-STORY: +/- 407,500 GSF
  +/-376 UNITS

BLOCK B: +/- 409 TOTAL RESIDENTIAL UNITS
- CLUB SAWTELL: 40,000 S.F.
- MULTIFAMILY 5-STORY
  +/- 446,300 GSF
  +/- 405 UNITS
- RESIDENTIAL WALK UP: 4 UNITS
- RETAIL: 29,850

BLOCK D: +/- 346 TOTAL RESIDENTIAL UNITS
- MULTIFAMILY 5-STORY - +/- 350,000 GSF
  +/- 322 UNITS
- 16'X40' TOWNHOMES: 24 UNITS
- RETAIL: +/- 41,500 S.F
- FLEX BUILDING AREA: 33,800 S.F.
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