
DATE: September 26, 2022 

TO: Chairperson Alfred John, Forsyth County 
ATTN TO: Leslie Silas, Planning Manager, Forsyth County 
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: Coal Mountain Mixed Use Development DRI 3718 
Submitting Local Government: Forsyth County 
Date Opened: September 26, 2022 Comments Deadline: October 11, 2022 Date to Close: October 13, 2022 

Description: A DRI review of a proposal to build a mixed-use project with 261 detached single-family 
homes, 219 attached single-family homes, 300 multi-family units, 20,200 SF of office space, and 73,300 
SF of retail and restaurant space on a 140 acre site off of Settingdown Road in Forsyth County. 

PRELIMINARY COMMENTS: 

Key Comments 

The Atlanta Region’s Plan assigns the Developing Suburbs growth management designation to the project 
site.  The project is partially aligned with Developing Suburbs policy recommendations which state “There is 
a need in these areas for additional preservation of critical environmental locations and resources, as well 
as agricultural and forest uses.” It could be better aligned through retention of additional undisturbed 
areas, avoidance of stream buffer intrusions, and the inclusion of a mechanism for managing the 
substantial amount of proposed open space/wetlands preservation area. 

The proposed mix of office, residential, retail, and restaurant space is highly supportive of regional multi-
modal transportation and placemaking policies.  

There are extensive intrusions into protected stream buffers in pods A, C, D, and E which are not in keeping 
with regional environmental policies and which may require County variances. 



 
 

 

The placement of buildings along the project street frontages with parking behind them and the inclusion 
of various pocket parks and green spaces as central organizing elements are very supportive of regional 
placemaking goals. 
 
Incorporation of green stormwater and heat island mitigation designs for the roughly 2,015 surface car 
parking spaces proposed would be supportive of regional environmental policies.  
 
The project is expected to generate approximately 7,989 daily new vehicular trips; several improvements to 
mitigate project generated vehicular traffic are identified in the TIS.  
 
Provision of generous amounts of bicycle parking spaces and EV charging spaces would be in keeping with 
regional multi-modal transportation and EV infrastructure policies. 
 
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 relevant growth management category designation with accompanying policy 
recommendations to all areas in the region.  This DRI site is designated Developing Suburbs; associated 
policy recommendations are provided at the end of these comments.  
 
The project’s robust mix of office, residential, retail, and restaurant space as well as multi-family, single-
family attached, single-family detached, and senior housing is strongly supportive of regional multi-modal 
transportation and placemaking policies.   
 
The project is strongly supportive of regional placemaking goals. The placement of the multi-family and 
commercial buildings along the project street frontages on Dahlonega Highway and Browns Bridge Road 
with parking behind them creates a defined street edge.   The inclusion of various pocket parks and green 
spaces as central organizing elements also advances placemaking goals. 
 
Transportation and Mobility Comments 
 
ARC’s Transportation Access and Mobility Group comments will be provided in the Final Report.   
 
The project is expected to generate approximately 7,989 daily new vehicular trips; several improvements to 
mitigate project generated vehicular traffic are identified in the TIS.  
 
Provision of generous amounts of bicycle parking spaces and EV charging spaces would be in keeping with 
regional multi-modal transportation and EV infrastructure policies. 
 
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 Comments 
 
ARC’s Natural Resources Group comments will be provided in the Final Report. 
 
Other Environmental Comments 
 
Much of the existing site is wooded; additional retention of existing trees on the site would be desirable 
and in keeping with regional goals regarding carbon sequestration and climate change/heat island effect 
mitigation.  A substantial portion of the site is shown as open space and water quality protection buffer 
areas.  Designation of this area as managed open/conservation space could meaningfully reduce the overall 
impact of the project.  There may be potential opportunities for linking these fragmented undeveloped 
areas with adjacent undeveloped or protected areas to ensure their maintenance and potential use for 
recreation or habitat preservation. 
 
The large number and size of proposed intrusions into protected stream buffers in pods A, C, D, and E are 
not in keeping with regional environmental policies and may require County variances. 
 
The project can support The Atlanta Region's Plan in general by incorporating other aspects of regional 
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. 
 
Incorporation of green stormwater and heat island mitigation designs for the approximately 2,015 surface 
parking spaces would be supportive of regional environmental policies. 
 
Atlanta Region’s Plan Growth Policy Considerations: Developing Suburbs  
 
The Atlanta Region’s Plan identifies Developing Suburbs as areas in the region where suburban 
development has occurred, and the conventional development pattern is present but not set. These areas 
are characterized by residential development with pockets of commercial and industrial development. 
These areas represent the extent of the urban service area. There is a need in these areas for additional 
preservation of critical environmental locations and resources, as well as agricultural and forest uses. 
Limited existing infrastructure in these areas will constrain the amount of additional growth that is 
possible. Transportation improvements are needed within these Developing Suburbs, but care should be 
taken not to spur unwanted growth. 
 
The project is partially aligned with The Atlanta Region's Plan recommendations for Developing Suburbs 
which call for preserving environmentally sensitive, agricultural, and forested land. The project could be 
made more responsive to these goals and policies by retaining additional wooded area, dedicating 



 
 

 

undisturbed areas for conservation uses, and employing green infrastructure in the surface parking areas.  
Forsyth County leadership and staff, along with the applicant team, should collaborate closely to ensure 
optimal sensitivity to the needs of nearby local governments, neighborhoods, and natural systems.   
 
 
 

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  CITY OF CUMMING  
DAWSON COUNTY    
 
 

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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