
 
 

 

 
 
 
DATE: August 12, 2024   

 
 

 
TO: CEO Michael L. Thurmond, Dekalb County Commission 
ATTN TO: Aprell King, Planner, Dekalb County 
RE: Development of Regional Impact Review  
FROM:   Mike Alexander, COO, Atlanta Regional Commission 
 

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: Clifton Springs Mixed Use DRI 4109 
Submitting Local Government: Dekalb County  
Date Opened: July 31, 2024  Deadline for Comments: August 28, 2024   
 
Description: A regional DRI review of a project to construct a mixed-use development consisting of 
approximately 666 multifamily residential units , 101 townhomes, 20,000 SF of medical office space, 12,200 
SF of retail space, and 4,000 SF restaurant space. 
     
PRELIMINARY COMMENTS: 
 
Key Comments 
 
 The project is somewhat aligned with Established Suburbs policy recommendations which emphasize the 
importance of preserving single-family neighborhoods with appropriate infill development. 
   
The project’s mix of residential, retail, and office is supportive of regional placemaking and multi-modal 
transportation policies. 
 
The project proposes to retain approximately 31 acres of the approximately 80 total acres as 
open/undisturbed space which is supportive of regional environmental policies.  
 
The project is expected to generate approximately 4,836 net daily new vehicular trips; a number of roadway 
improvements to mitigate these trips are proposed. 
 
  



 
 

 

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 11-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 to all areas in the region– Established 
Suburbs for this project - and provides accompanying growth policy recommendations which are detailed at 
the end of these comments. 
 
The project’s mix of residential, retail, and office is supportive of regional placemaking and multi-modal 
transportation policies. 
 
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 4,836 net daily new vehicular trips; a number of roadway 
improvements to mitigate these trips are proposed. 
 
ARC Natural Resources Group Comments 
 
ARC’s Natural Resources Group comments will be provided in the Final Report. 
 
Environmental Comments 
 
The project proposes to retain approximately 31 acres of the approximately 80 total acres as 
open/undisturbed space which is supportive of regional environmental policies.  
 
Additional retention of wooded and stream adjacent areas would be desirable and in keeping with regional 
goals regarding carbon sequestration and climate change/heat island effect mitigation. 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.  
 
Incorporation of green stormwater and heat island mitigation designs for the extensive surface car parking 
spaces proposed and use of an ecosystem-based design for the stormwater detention areas would be 
supportive of regional environmental policies.   
 
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. 
 
 
 



 
 

 

Atlanta Region’s Plan Growth Policy Considerations: Established Suburbs  
 
According to the Atlanta Region’s Plan, Established Suburbs are areas where suburban development has 
occurred and are characterized by single-family subdivisions, commercial development, and office, industrial 
and multi-family development. These areas represent the part of the region that has recently reached “build-
out.” With few remaining large parcels for additional development, these are the areas in which the region 
may see the least amount of land-use change outside of retail and commercial areas. While there is still room 
for limited infill development, these areas will begin to focus more on redevelopment over the next 30 years.  
Preservation of existing single-family neighborhoods is important, and wholesale change will most likely not 
occur in the single-family subdivisions that make up a majority of these areas. However, infill and 
redevelopment will occur in areas of retail/commercial concentrations, especially commercial corridors. 
 
The project is partially aligned with Established Suburbs recommendations in that it provides a substantial 
amount of new housing that doesn’t negatively impact existing single-family neighborhoods.  The project is 
also supportive of regional environmental and multi-modal transportation policies. Dekalb County leadership 
and staff, along with the applicant team, should collaborate closely to ensure maximum sensitivity to nearby 
local governments, neighborhoods, land uses 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 ATLANTA  
CITY OF STONECREST CITY OF DECATUR  CITY OF AVONDALE ESTATES 
CITY OF FOREST PARK  ROCKDALE COUNTY   CLAYTON COUNTY  
HENRY 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


����������	
����
�������������	�������� ��������  ��!" #��$�%&'��((��)( *�+�)������ �
��,-./0 �1213456178�49�
1:�47;3��65;<8���	�����
������=��	���>?@A�BCDE�@A�FC�GH�ICEJKHFHL�GM�F?H�I@FM�CD�ICNOFM�PCQHDOEHOF�FC�JDCQ@LH�GRA@I�JDCSHIF�@OBCDERF@CO�F?RF�T@KK�RKKCT�F?H�UVWFC�LHFHDE@OH�@B�F?H�JDCSHIF�RJJHRDA�FC�EHHF�CD�HXIHHL�RJJK@IRGKH�VUY�F?DHA?CKLAZ�UHBHD�FC�GCF?�F?H�
[��
���=�	\���
�5=���

�ROL�F?H��
��8��=
���]�8\=�
\��]
�BCD�ECDH�@OBCDERF@COZ3�����:���=����	�����=��	���N̂GE@FF@OP�_CIRKC̀QHDOEHOFaVHbRKGYOL@Q@LNRK�ICEJKHF@OP�BCDEacJDHKK�b@OP>HKHJ?COHadefgh�ijikllmnokER@Ka�RKp@OPqLHpRKGICNOFMPRZPCQrsCFHa�>?H�KCIRK�PCQHDOEHOF�DHJDHAHOFRF@QH�ICEJKHF@OP�F?@A�BCDE�@A�DHAJCOA@GKH�BCD�F?H�RIINDRIM�CB�F?H�@OBCDERF@COICOFR@OHL�?HDH@OZ�YB�R�JDCSHIF�@A�FC�GH�KCIRFHL�@O�ECDH�F?RO�COH�SND@AL@IF@CO�ROLt�@O�FCFRKt�F?H�JDCSHIF�EHHFA�CD�HXIHHLA�RVUY�F?DHA?CKLt�F?H�KCIRK�PCQHDOEHOF�@O�T?@I?�F?H�KRDPHAF�JCDF@CO�CB�F?H�JDCSHIF�@A�FC�GH�KCIRFHL�@A�DHAJCOA@GKH�BCD�@O@F@RF@OPF?H�VUY�DHQ@HT�JDCIHAAZ 5=���
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TOWNHOUSE 16
06 UNITS

TOWNHOUSE 17
05 UNITS
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06 UNITS

DETENTION POND #1

DETENTION POND #2

TAX PARCEL LINE

TAX PARCEL LINE

NOW OR FORMERLY OTTO TRACT NO 10 LLC
DEED BOOK 24344, PAGE 090

PARCEL ID: 15 090 01 013
ZONED: MU-4

NOW OR FORMERLY STONE MOUNTAIN
INDUSTRIAL PARK, INC.

DEED BOOK 5839, PAGE 162
PARCEL ID: 15 072 01 013

ZONED: M

NOW OR FORMERLY STONE MOUNTAIN
INDUSTRIAL PARK, INC.

DEED BOOK 5839, PAGE 162
PARCEL ID: 15 072 01 013

ZONED: M

NOW OR FORMERLY DEKALB COUNTY
DEED BOOK 16150, PAGE 484

PARCEL ID: 15 071 01 103
ZONED: OI

NOW OR FORMERLY MERLENE KIRLEW
DEED BOOK 27316, PAGE 103

PARCEL ID: 15 090 01 019
ZONED: NS

NOW OR FORMERLY JANIKA HOLDINGS, LLC
DEED BOOK 27546, PAGE 713

PARCEL ID: 15 090 01 012
ZONED: NS

NOW OR FORMERLY EUGENE C. & JOAN E. O'MARD
DEED BOOK 6561, PAGE 527

PARCEL ID: 15 090 01 007
ZONED: NS

NOW OR FORMERLY REAL NET/INVESTMENTS, INC.
DEED BOOK 19659, PAGE 386

PARCEL ID: 15 090 01 011
ZONED: NS

NOW OR FORMERLY REAL NET/INVESTMENTS, INC.
DEED BOOK 19659, PAGE 386

PARCEL ID: 15 090 01 015
ZONED: NS

NOW OR FORMERLY STEPHANIE & MYRON SIMMONS
DEED BOOK 28755, PAGE 745

PARCEL ID: 15 090 01 006
ZONED: NS

NOW OR FORMERLY HUMPHREY C. MBADUGHA
DEED BOOK 28653, PAGE 68

PARCEL ID: 15 090 01 005
ZONED: NS

NOW OR FORMERLY STANDARD AUTHORITY, LLC
DEED BOOK 24344, PAGE 98

PARCEL ID: 15 090 01 004
ZONED: C1

NOW OR FORMERLY OTTO TRACT NO 10 LLC
DEED BOOK 24344, PAGE 090

PARCEL ID: 15 090 01 008
ZONED: C1

NOW OR FORMERLY HUMPHREYS FUND 1 REIT LLC
DEED BOOK 27328, PAGE 262

PARCEL ID: 15 090 01 020
ZONED: C1

PROPOSED GREENWAY

PROPOSED GREENWAY

MARTA BUS STOP

MARTA BUS STOP

R25.0

R25.0

24.0

R25
.0

8.0

EXISTING DRIVEWAY B
NOTE: DRIVEWAY MAY BE CONVERTED TO RIRO PER

COMMENTS FROM DEKALB COUNTY AND AGREEMENTS
WITH ADJACENT PROPERTY OWNERS.

SITE DATA
DRI #4109
REZONING USE: MU-4
DRI ACREAGE: 79.53 ACRES
AREA:  53.88 ACRES
DISTURBED AREA: 22.82 ACRES
OPEN/UNDISTURBED AREA 31.06 ACRES
DEKALB COUNTY, GA
LAND LOT: 090      DISTRICT 15
PARCEL ID(S): 15 090 01 021
BUILDING SETBACKS:

      FRONT: 0 FT
      SIDE: 0 FT
      REAR: 15 FT
      TRANSITIONAL BUFFER: N/A

MAX LOT COVERAGE:  N/A
REQUIRED OPEN SPACE: 10%
DENSITY:

MAX: 40/ACRES 912 UNITS MAX
RESIDENTIAL DENSITY 9.64 UNITS/ACRE
COMMERCIAL FAR 0.01
IMPERVIOUS AREA: 11.20 ACRES

BUILDING DATA
     MULTIFAMILY: 260  UNITS
     TOWNHOUSES: 101 UNITS
     RETAILS: 12,200 SF

PARKING DATA
REQUIRED PARKING

RESIDENTIAL: 1.5 /UNIT 542 SPACES
RECREATION: 20/FIELD 20 SPACES
RETAIL: 3/1,000 SF 37 SPACES
TOTAL REQUIRED: 599 SPACES

PARKING PROVIDED
REGULAR SURFACE: 381 SPACES

 TOWNHOUSES PARKING: 404 SPACES
REGULAR ADA: 6 SPACES
VAN ADA: 2 SPACES
TOTAL PROVIDED: 793 SPACES

UTILITY PROVIDERS
WATER: DEKALB COUNTY
SEWER: DEKALB COUNTY

LOCATION MAP - N.T.S.

SITE

NOTES

1. USE ARCHITECTURAL PLANS FOR BUILDING STAKE OUT.
2. ALL DIMENSIONS SHOWN ARE FROM FACE OF BUILDING,

CURB, OR WALL UNLESS OTHERWISE NOTED.
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www.Georgia811.com
Know what's below.
     Call before you dig.

R

FREE THROUGHOUT
THE U.S.A.

3 WORKING DAYS
BEFORE YOU DIG.

CALL 811

OWNER/DEVELOPER (PRIMARY PERMITTEE)
BATTLE LAW, PC
3562 HABERSHAM AT NORTHLAKE
BUILDING J, SUITE 100
TUCKER, GA 30084
(404) 601-7616
MLB@BATTLELAWPC.COM

PROJECT ENGINEER
MIKE WRIGHT
EBERLY & ASSOCIATES, INC.
2951 FLOWERS ROAD SOUTH
SUITE 119
ATLANTA, GEORGIA 30341
(770) 452-7849
MWRIGHT@EBERLY.NET

24 HOUR CONTACT
MICHELE BATTLE, ESQ.
(404) 601-7616
MLB@BATTLELAWPC.COM

TRAFFIC ENGINEER
HARRISON FORDER, P.E.
KIMLEY-HORN & ASSOCIATES
11720 AMBER PARK DRIVE
SUITE 600
ALPHARETTA, GEORGIA 30009
(470) 273-3817
HARRISON.FORDER@KIMLEY-HORN.COM

1 INCH =         FT.
( IN FEET )

GRAPHIC SCALE
0-120 120 240 48060

120

MULTI-FAMILY RESIDENTIAL

RETAIL

SENIOR HOUSING
(UNDER CONSTRUCTION)

RESTAURANT

MEDICAL OFFICE

LAYOUT LEGEND

MULTI-FAMILY RESIDENTIAL
(UNDER CONSTRUCTION)

TOWNHOMES

NOTES

1. NO JURISDICTIONAL BOUNDARIES NEAR THE SITE.
2. PARKING THROUGHOUT THE DEVELOPMENT IS PROVIDED NEAR EACH USE BUT CAN BE SHARED BETWEEN USES.
3. NO CAR SHARE/ VANPOOL SPACES PROPOSED AT THIS TIME
4. LOADING SPACES WILL BE PROVIDED NEAR BUILDINGS
5. NO DRIVEWAY RESTRICTIONS PROPOSED
6. NO HEAVY VEHICLE STAGING PROPOSED
7. NO APPROVED DESIGNS AVAILABLE TO INCORPORATE FOR PROGRAMMED PROJECTS.
8. ALL APPLICABLE STREAM BUFFERS ARE SATISFIED AND FALL WITHIN THE 100 YEAR FLOOD PLAIN.

DRIVEWAY A - PROPOSED

DRIVEWAY B - EXISTING

DRIVEWAY D - PROPOSED

DRIVEWAY C - EXISTING
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NOW OR FORMERLY OTTO TRACT NO 10 LLC
DEED BOOK 24344, PAGE 090

PARCEL ID: 15 090 01 013
ZONED: MU-4

NOW OR FORMERLY STONE MOUNTAIN
INDUSTRIAL PARK, INC.

DEED BOOK 5839, PAGE 162
PARCEL ID: 15 072 01 013

ZONED: M

NOW OR FORMERLY STONE MOUNTAIN
INDUSTRIAL PARK, INC.

DEED BOOK 5839, PAGE 162
PARCEL ID: 15 072 01 013

ZONED: M

NOW OR FORMERLY DEKALB COUNTY
DEED BOOK 16150, PAGE 484

PARCEL ID: 15 071 01 103
ZONED: OI

NOW OR FORMERLY MERLENE KIRLEW
DEED BOOK 27316, PAGE 103

PARCEL ID: 15 090 01 019
ZONED: NS

NOW OR FORMERLY JANIKA HOLDINGS, LLC
DEED BOOK 27546, PAGE 713

PARCEL ID: 15 090 01 012
ZONED: NS

NOW OR FORMERLY EUGENE C. & JOAN E. O'MARD
DEED BOOK 6561, PAGE 527

PARCEL ID: 15 090 01 007
ZONED: NS

NOW OR FORMERLY REAL NET/INVESTMENTS, INC.
DEED BOOK 19659, PAGE 386

PARCEL ID: 15 090 01 011
ZONED: NS

NOW OR FORMERLY REAL NET/INVESTMENTS, INC.
DEED BOOK 19659, PAGE 386

PARCEL ID: 15 090 01 015
ZONED: NS

NOW OR FORMERLY STEPHANIE & MYRON SIMMONS
DEED BOOK 28755, PAGE 745

PARCEL ID: 15 090 01 006
ZONED: NS

NOW OR FORMERLY HUMPHREY C. MBADUGHA
DEED BOOK 28653, PAGE 68

PARCEL ID: 15 090 01 005
ZONED: NS

NOW OR FORMERLY STANDARD AUTHORITY, LLC
DEED BOOK 24344, PAGE 98

PARCEL ID: 15 090 01 004
ZONED: C1

NOW OR FORMERLY OTTO TRACT NO 10 LLC
DEED BOOK 24344, PAGE 090

PARCEL ID: 15 090 01 008
ZONED: C1

NOW OR FORMERLY HUMPHREYS FUND 1 REIT LLC
DEED BOOK 27328, PAGE 262

PARCEL ID: 15 090 01 020
ZONED: C1
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MARTA BUS STOP
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EXISTING DRIVEWAY B
NOTE: DRIVEWAY MAY BE CONVERTED TO RIRO PER

COMMENTS FROM DEKALB COUNTY AND AGREEMENTS
WITH ADJACENT PROPERTY OWNERS.

SITE DATA
DRI #4109
REZONING USE: MU-4
DRI ACREAGE: 79.53 ACRES
AREA:  53.88 ACRES
DISTURBED AREA: 22.82 ACRES
OPEN/UNDISTURBED AREA 31.06 ACRES
DEKALB COUNTY, GA
LAND LOT: 090      DISTRICT 15
PARCEL ID(S): 15 090 01 021
BUILDING SETBACKS:

      FRONT: 0 FT
      SIDE: 0 FT
      REAR: 15 FT
      TRANSITIONAL BUFFER: N/A

MAX LOT COVERAGE:  N/A
REQUIRED OPEN SPACE: 10%
DENSITY:

MAX: 40/ACRES 912 UNITS MAX
RESIDENTIAL DENSITY 9.64 UNITS/ACRE
COMMERCIAL FAR 0.01
IMPERVIOUS AREA: 11.20 ACRES

BUILDING DATA
     MULTIFAMILY: 260  UNITS
     TOWNHOUSES: 101 UNITS
     RETAILS: 12,200 SF

PARKING DATA
REQUIRED PARKING

RESIDENTIAL: 1.5 /UNIT 542 SPACES
RECREATION: 20/FIELD 20 SPACES
RETAIL: 3/1,000 SF 37 SPACES
TOTAL REQUIRED: 599 SPACES

PARKING PROVIDED
REGULAR SURFACE: 381 SPACES

 TOWNHOUSES PARKING: 404 SPACES
REGULAR ADA: 6 SPACES
VAN ADA: 2 SPACES
TOTAL PROVIDED: 793 SPACES

UTILITY PROVIDERS
WATER: DEKALB COUNTY
SEWER: DEKALB COUNTY

LOCATION MAP - N.T.S.

SITE

NOTES

1. USE ARCHITECTURAL PLANS FOR BUILDING STAKE OUT.
2. ALL DIMENSIONS SHOWN ARE FROM FACE OF BUILDING,

CURB, OR WALL UNLESS OTHERWISE NOTED.
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www.Georgia811.com
Know what's below.
     Call before you dig.

R

FREE THROUGHOUT
THE U.S.A.

3 WORKING DAYS
BEFORE YOU DIG.

CALL 811

OWNER/DEVELOPER (PRIMARY PERMITTEE)
BATTLE LAW, PC
3562 HABERSHAM AT NORTHLAKE
BUILDING J, SUITE 100
TUCKER, GA 30084
(404) 601-7616
MLB@BATTLELAWPC.COM

PROJECT ENGINEER
MIKE WRIGHT
EBERLY & ASSOCIATES, INC.
2951 FLOWERS ROAD SOUTH
SUITE 119
ATLANTA, GEORGIA 30341
(770) 452-7849
MWRIGHT@EBERLY.NET

24 HOUR CONTACT
MICHELE BATTLE, ESQ.
(404) 601-7616
MLB@BATTLELAWPC.COM

TRAFFIC ENGINEER
HARRISON FORDER, P.E.
KIMLEY-HORN & ASSOCIATES
11720 AMBER PARK DRIVE
SUITE 600
ALPHARETTA, GEORGIA 30009
(470) 273-3817
HARRISON.FORDER@KIMLEY-HORN.COM

1 INCH =         FT.
( IN FEET )

GRAPHIC SCALE
0-120 120 240 48060

120

MULTI-FAMILY RESIDENTIAL

RETAIL

SENIOR HOUSING
(UNDER CONSTRUCTION)

RESTAURANT

MEDICAL OFFICE

LAYOUT LEGEND

MULTI-FAMILY RESIDENTIAL
(UNDER CONSTRUCTION)

TOWNHOMES

DRIVEWAY A - PROPOSED

DRIVEWAY B - EXISTING

DRIVEWAY D - PROPOSED

DRIVEWAY C - EXISTING

NOTES

1. NO JURISDICTIONAL BOUNDARIES NEAR THE SITE.
2. PARKING THROUGHOUT THE DEVELOPMENT IS PROVIDED NEAR EACH USE BUT CAN BE SHARED BETWEEN USES.
3. NO CAR SHARE/ VANPOOL SPACES PROPOSED AT THIS TIME
4. LOADING SPACES WILL BE PROVIDED NEAR BUILDINGS
5. NO DRIVEWAY RESTRICTIONS PROPOSED
6. NO HEAVY VEHICLE STAGING PROPOSED
7. NO APPROVED DESIGNS AVAILABLE TO INCORPORATE FOR PROGRAMMED PROJECTS.
8. ALL APPLICABLE STREAM BUFFERS ARE SATISFIED AND FALL WITHIN THE 100 YEAR FLOOD PLAIN.
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