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Case No.:   Agenda #:  N.10   
Location/Address: Commission District:5 Super District:7  
Parcel IDs: 
Request: 
Property Owner(s): 
Applicant/Agent: 
Acreage: 
Existing Land Use: 
Proposed Land Use: 

 LP-21-1244541 
2328 Pine Mountain St, Lithonia, GA 30058 
16 167 08 010 
Future Land Use Plan Map Amendment 
Aisha Thomas 

0.79 Acres 
Light Industrial (LIND) 
Suburban (SUB) 

Surrounding Properties: 
Adjacent Zoning: 
(Adjacent Land Use): 
Comprehensive Plan: 

North: M (LIND) South: M/RE (SUB/LIND) East: M (LIND) West: M/RE (LIND/SUB) 
Northeast: M (LIND) Northwest: M (LIND) Southeast: RE (SUB) Southwest: M (LIND) 

Consistent   Inconsistent 

 Proposed Density: N/A 3 units/acre Existing Density:  N/A 

 Proposed Units/Square Ft.: N/A units Existing Units/Square Feet:  N/A 

 Proposed Lot Coverage: N/A Existing Lot Coverage:  N/A 

Companion Application: 

The applicant has filed a companion application (Z-21-1244542) to amend the Zoning of the parcel from M (Industrial) 
to MR-1 (Medium Density Residential - 1). 

STAFF RECOMMENDATION: DENIAL 

The intent of the Suburban Character Area is to recognize those areas of the county that have developed in traditional 
suburban land use patterns while encouraging new development to have increased connectivity and accessibility. 
These areas include those developed (built out) and those under development pressures. These areas are 
characterized by low pedestrian orientation, limited transit access, scattered civic buildings and curvilinear street 
patterns. The proposed density for areas of this type is up to 8 dwelling units per acre. 

The Suburban Character Area policies are: 

X 
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1. Residential Protection - Protect stable neighborhoods from incompatible development that could alter
established single-family residential development patterns and density. Protect single family stable
neighborhoods adjacent Activity Centers from incompatible development that could alter established 
residential development patterns and density 

2. Traditional Neighborhood Principles - In appropriate locations encourage residential development to conform
with traditional neighborhood development principles including a higher mix if uses, improved pedestrian
vehicular activity and increased pedestrian access to retail and other activities 

3. Non-Residential Development - The non-residential development in suburban areas shall be limited to small-
scale convenience goods/services to meet the needs of the surrounding residents. Small scale nonresidential
development shall be limited to qualifying intersections (collector roadway and above) 

4. Density Increases - This shall be evaluated for their impact on county facilities and shall not degrade the overall
quality of service delivery and quality of life for the surrounding established neighborhood.

5. Walkability - Locate development and activities within easy walking distance of transportation facilities
6. Infill Development - Enforce residential infill development regulations in efforts to preserve and stabilize existing

neighborhoods
7. Infill Development - Permit accessory housing units, or new well-designed, small-scale infill multifamily

residences to increase neighborhood density and income diversity
8. Transitional Buffer - In areas adjacent to Activity Centers, require the transition of higher densities/intensities to

occur within Activity Center and abiding by the delineated Activity Center boundary
9. Greenspace - Wherever possible, connect to a regional network of greenspace and trails, available to

pedestrians
10. Connectivity - Promote strong connectivity and continuity between existing and new developments
11. Street Design - Promote street design that fosters traffic calming including narrower residential streets, on-

street parking, and the addition of bicycle and pedestrian facilities
12. Bicycle and Pedestrian - Encourage good vehicular and pedestrian/bike connections to retail/commercial

services as well as internal street connectivity, connectivity to adjacent properties/ subdivisions, and multiple
site access points

13. Transportation Alternatives - Provide a variety of transportation alternatives such as bicycle and pedestrian
paths and greenway areas

14. Sense of Place - Promote sense of place initiatives such as public art, fountains, plazas, signage and other
design guidelines to improve the public realm

15. Density - Promote moderate density, traditional neighborhood development style residential subdivisions,
which may utilize alley ways and rear vehicular access. as well as automobile dependency

16. Nodes - A) Create neighborhood focal points through the use of existing pockets parks and squares for
community activities. B) Create neighborhood focal points by locating schools, community centers, or well-
designed small commercial centers at suitable locations within walking distance of residences

17. Street Character - Improve street character with consistent signage, lighting, landscaping and other design
features

18. Architecture - Encourage compatible architecture styles that maintain regional and neighborhood character.

Because the current Future Land Use designation of the subject parcel is Light Industrial, staff is including the intent of 
the Light Industrial designation and corresponding policies. 

The intent of the Light Industrial Character Area is identity areas appropriate for industrial type uses. The location of 
these areas shall preserve the appeal and appearance of residential and commercial areas from the prospective 
intrusion of light industrial land uses. These 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. 

The Light Industrial Character Area policies are: 
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1. Infrastructure - Provide appropriate infrastructure support for industrial development in designated industrial
areas

2. Buffer - Protect surrounding areas from the negative impacts of noise and light pollutants
3. Residential Protection - Prohibit the encroachment of industrial uses into established residential areas
4. Environmental Compatibility - Direct development to industrial districts located in areas with compatible soils

drainage and other environmental characteristics
5. Zoning Compatibility - Protect existing and zoned undeveloped industrial land from unnecessary intrusion by

conflicting land uses
6. Re-zoning - Minimize the rezoning of light industrial properties to residential uses
7. Future Designations - Designate specific areas through the use of zoning and other land use tools for industrial

development
8. Retrofit - Develop or, where possible, retrofit property planned industrial parks with adequate water, sewer,

storm water, and transportation infrastructure for all component uses at build-out
9. Location of Centers - Locate industrial centers in areas with good access to highways
10. Landscaping - Incorporate landscaping and site design to soften or shield views of buildings and parking lots,

loading docks, etc.
11. Regulations Compatibility - Create and implement zoning and development regulations for industrial uses
12. Truck Routes - Designate truck routes to reduce noise, pollutants and traffic congestion in residential areas
13. Access Management - Provide access controls and management standards in compliance with the DeKalb

County Transportation Plan
14. Adaptable Reuse - Convert obsolete and empty industrial buildings into multifamily and/or live-work

establishments.

The policies of the Suburban Character Area and the Light Industrial Character Area suggest that there is little if any 
compatibility between them and the primary uses attributed to each.  Both Character Area policies speak to 
minimizing the encroachment of each other by the other. 

The preponderance of the parcels in this area are designated Light Industrial.  One of the few parcels in this area with 
a Suburban designation, 2346 Pine Mountain St, is also on this current cycle agenda for consideration for amendment 
to Light Industrial (LP-21-1244580 – Staff’s recommendation for this application is APPROVAL).  For these reasons, 
staff’s recommendation for this Land Plan Map Amendment application is ‘DENIAL’. 
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Attachments: 
1. Department and Division Comments
2. Application
3. Site Plan
4. Zoning Map
5. Land Use Plan Map
6. Aerial Photograph



DeKalb County Long Range Planning Division 
Supplemental Land Use Report 

Case No. LP-21-
1244541 
Project Name: 
Aisha Thomas 

Existing FLU: Light Industrial 
(LIND) 
Proposed FLU: Suburban 
(SUB) 

Staff Recommendation 
Denial 

Suburban - The intent of the Suburban Character Area is to recognize those areas of the county that have developed in traditional suburban land 
use patterns while encouraging new development to have increased connectivity and accessibility. These areas include those developed (built out) 
and those under development pressures. These areas are characterized by low pedestrian orientation, limited transit access, scattered civic 
buildings and curvilinear street patterns. The proposed density for areas of this type is up to 8 dwelling units per acre.  

Land Use 
Suburban 
Up to 8 Dwelling Units 
Per Acre. 

Primary Uses 
• Single Family

Detached Residential
• Townhomes
• Assisted Living

Facilities
• Neighborhood Retail
• Schools
• Libraries
• Health Care Facilities
• Parks and 

Recreational Facilities
• Public and Civic

Facilities
• Institutional Uses

Future Land Use Map

Project 
Description 

Address: 2328 Pine Mountain Street, Lithonia, GA 30058 

Owner / Project Name: Aisha Thomas 

Use Square Feet  (% of total dev) Units (if applicable) 

Residential N/A N/A 

Commercial N/A N/A 

Office N/A N/A 

Retail N/A N/A 

Entertainment N/A N/A 

Other N/A N/A 

Total 
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Suburban Character Area Policies Support  to Staff 
Recommendation 

Justification 

YES NO N/A 
1. Residential Protection - Protect stable
neighborhoods from incompatible development that
could alter established single-family residential
development patterns and density. Protect single
family stable neighborhoods adjacent Activity
Centers from incompatible development that could
alter established residential development patterns
and density.

☐ ☒ ☐

2. Traditional Neighborhood Principles - In
appropriate locations encourage residential
development to conform with traditional
neighborhood development principles including a
higher mix if uses, improved pedestrian vehicular
activity and increased pedestrian access to retail
and other activities.

☐ ☒ ☐

3. Non-Residential Development - The non-
residential development in suburban areas shall be
limited to small-scale convenience goods/services to 
meet the needs of the surrounding residents. Small
scale nonresidential development shall be limited to
qualifying intersections (collector roadway and
above).

☐ ☒ ☐

4. Density Increases - This shall be evaluated for
their impact on county facilities and shall not
degrade the overall quality of service delivery and
quality of life for the surrounding established
neighborhood.

☐ ☒ ☐

5. Walkability - Locate development and activities
within easy walking distance of transportation
facilities.

☐ ☒ ☐

6. Infill Development - Enforce residential infill
development regulations in efforts to preserve and
stabilize existing neighborhoods.

☐ ☒ ☐

7. Infill Development - Permit accessory housing
units, or new well - designed, small - scale infill
multifamily residences to increase neighborhood
density and income diversity.

☐ ☒ ☐

8. Transitional Buffer - In areas adjacent to Activity
Centers, require the transition of higher
densities/intensities to occur within Activity Center
and abiding by the delineated Activity Center
boundary.

☐ ☒ ☐

9. Greenspace - Wherever possible, connect to a
regional network of greenspace and trails, available
to pedestrians.

☐ ☒ ☐

10. Connectivity - Promote strong connectivity and
continuity between existing and new developments. ☐ ☒ ☐

11. Street Design - Promote street design that
fosters traffic calming including narrower residential
streets, on-street parking, and the addition of bicycle
and pedestrian facilities.

☐ ☒ ☐

12. Bicycle and Pedestrian - Encourage good
vehicular and pedestrian/bike connections to
retail/commercial services as well as internal street
connectivity, connectivity to adjacent properties/
subdivisions, and multiple site access points.

☐ ☒ ☐

13. Transportation Alternatives - Provide a variety
of transportation alternatives such as bicycle and
pedestrian paths and greenway areas.

☐ ☒ ☐

14. Sense of Place - Promote sense of place
initiatives such as public art, fountains, plazas,
signage and other design guidelines to improve the
public realm.

☐ ☒ ☐
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Supplemental Land Use Report 

15. Density - Promote moderate density, traditional
neighborhood development style residential
subdivisions, which may utilize alley ways and rear
vehicular access as well as automobile dependency.

☐ ☒ ☐

16. Nodes - A) Create neighborhood focal points
through the use of existing pockets parks and
squares for community activities. B) Create
neighborhood focal points by locating schools,
community centers, or well-,designed small
commercial centers at suitable locations within
walking distance of residences.

☐ ☒ ☐

17. Street Character - Improve street character with
consistent signage, lighting, landscaping and other
design features.

☐ ☒ ☐

18. Architecture - Encourage compatible
architecture styles that maintain regional and
neighborhood character

☐ ☒ ☐

Impact Analysis 
(In support of Section 27-7.3.4 of the DeKalb County Code states that the following standards and factors shall govern the review of all proposed 

amendments to the Official Zoning Map.) 
Questions Compliant Comments to support zoning proposal 

YES NO N/A 
A. Zoning proposal is in conformity with the policy and intent

of the comprehensive plan: ☐ ☒ ☐

B. The zoning proposal will permit a use that is suitable in
view of the use and development of adjacent   and nearby
properties:

☐ ☒ ☐

C. The property to be affected by the zoning proposal has a
reasonable economic use as currently zoned: ☐ ☒ ☐

D. The zoning proposal will adversely affect the existing use or
usability of adjacent or nearby property: ☐ ☒ ☐

E. There are other existing or changing conditions affecting
the use and development of the property, which give
supporting grounds for either approval or disapproval of
the zoning proposal:

☐ ☒ ☐

F. The zoning proposal will adversely affect historic buildings,
sites, districts, or archaeological resources: ☐ ☒ ☐

G. The zoning proposal will result in a use which will or could
cause an excessive or burdensome use of existing streets,
transportation facilities, utilities, or schools:

☐ ☒ ☐

H. The zoning proposal adversely impacts the environment or
surrounding natural resources. ☐ ☒ ☐

Demographic Profile 
Quality of Life Elements Project Area (census tract) DeKalb County (2016) Difference (+/-) 
Median Household Income $49,661 $51,349 -$16,376 
Owner Occupied Housing 57% 57% 
Renter Occupied Housing 43% 43% 
Median Home Value $148,700 $163,600 -$14,900 
Median Rental Costs (2 BR) 
Age Distribution (majority) 25-44 25-44
Source: ESRI Community Analyst 
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Supplemental Land Use Report 

Economic Development  Analysis 
(Based on the 2014 DeKalb County Economic Strategic Plan) 

Policies Compliance with 
the Strategic Plan 

Additional comments that justify staff 
recommendation 

Yes No N/A 
Target Industry and Niches 
☒Click here if no Target Industry applies
Professional and Business Services (PBS)  
Niche Markets: Entrepreneur-Enabled Businesses, E-commerce, 
Engineering, Creative Design,  Consulting, Accounting, & Marketing ☐ ☐ ☒

Life Sciences  
Services, products, and activities that are broadly related to 
research, manufacturing and other activities focused upon or 
utilizing living organisms, with particular attention to activities 
relating to the maintenance or restoration of health. 
Niche Markets:  Biotechnology, Bioinformatics, Proteomics, Health 
IT, Senior Care Services 

☐ ☐ ☒

Tourism  
Tourism as an industry focuses on destinations, travelers, and the 
businesses that accommodate those travelers.  
Niche Markets:  Cultural Tourism, Bed & Breakfast Inns, Youth 
Sporting Events, Dynamic Tour Packaging 

☐ ☐ ☒

LOGISTICS  
The process of planning, implementing, and controlling the efficient 
flow of goods and services through the supply chain from producer 
to consumer.  Distribution includes all freight carriers (air, trucking, 
and intermodal) and warehousing. 
Niche Markets:  Specialized Freight Trucking, Back Office Support 
Services, Truck Terminals, Warehouse Distribution. 

☐ ☐ ☒

CONSTRUCTION AND SUPPORT TRADES (CST)  
Construction is the creation of improvement of man-made 
structures. It can include residential, commercial, and industrial 
building construction, or civil construction, which encompasses 
infrastructure and utilities.  
Niche Markets:  Construction Materials Manufacturing, 
Contracting, Homebuilding   

☐ ☐ ☒

Advanced Manufacturing - Advanced manufacturing is a category of 
manufacturing that utilizes innovative technologies to make better 
products and improve the methods to produce those products. 
Niche Markets:  Fabricated Metals Manufacturing, Medical 
Equipment and Supplies, Laboratory Equipment and Supplies, Light 
Manufacturing and Assembly.  

☐ ☐ ☒

Improve Business Climate 
Business Climate Action Plan 
1. Optimize Incentives
2. Support Entrepreneurs & Small Businesses
3. Support Existing Businesses & Foster Expansion
4. Finalize Implementation of Development Services Overhaul
5. Strengthen the Economic Development Organization 
6. Improve Marketing, Branding, and Communication for the
County & DADC

☐ ☐ ☒
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Supplemental Land Use Report 

Revitalize Commercial Corridors and Embrace New 
Employment Centers 
Employment Centers Action Plan. Subject property / project 
provides the following (check all that apply):  

☐Incentivize redevelopment and build public/private partnerships
☐Secure appropriate zoning. Rezone required? ___
☐Appropriate marketing and branding for employment centers
and target industries
☐Creation of a new employment center in DeKalb County
☐Encourage clustering through target industry support programs

☐ ☐ ☒

Click “N/A” if the property is not within an employment center.  
☐ ☐ ☒

Northern DeKalb Employment Center Location (check one): 
☐The I-85 / I-285 interchange 
☐Northlake Mall ☐ ☐ ☒

West Central DeKalb Employment Center Location (check one): 
☐Intersection of Briarcliff Road North Druid Hills Road 
☐Intersection of I-85 and Clairmont Road 
☐Intersection of N Druid Hills Road and Lavista Road 

☐ ☐ ☒

Southwest DeKalb Employment Center Location (check one): 
☐I-20/ Candler Road 
☐I-20 / I-285 Interchange
☐Memorial Drive
☐Moreland Area

☐ ☐ ☒

East Central DeKalb Employment Center Location (check one): 
☐Stone Mountain Industrial Park
☐Memorial Drive, I-285 Interchange ☐ ☐ ☒

Southeast DeKalb Employment Center Location (check one) 
☐I-285/Indian Creek MARTA Station 
☐I-285 / Covington Hwy ☐ ☐ ☒

Quality of Place Enhancements 
New Employment Centers and the Comprehensive Plan 
☐This project will initiate a land use amendment
☐The project will provide connectivity for employment centers
☐This project will create Gateways 

☐ ☐ ☒

Game Changing  / Catalytic Projects 
☐Consider a multi-purpose Convention Center facility
☐Consider a multi-purpose sportsplex facility ☐ ☐ ☒

Infrastructure and Aesthetics 
☐Utilization of CIDs and TADs to fund infrastructure and 
beautification projects, especially along South Memorial Drive.
☐Highway interchange improvements are packaged to
accommodate logistics industry in Moreland area.

☐ ☐ ☒
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Supplemental Land Use Report 

Transportation Planning Analysis 
(Based on the DeKalb County 2014 Comprehensive Transportation Plan) 

Policies Compliant with 
the CTP 

Additional comments that justify staff 
recommendation 

Yes No N/A 
Functional Classification for the project site: 
☐Freeway     ☐Major Arterial     ☐Minor Arterial
☐Collector     ☒Local

☒ ☐ ☐

Freight 
☐Located on a truck or sanitation route
☐Proximity of Landfill or Transfer Station
☐Located on a state route
☐Located in proximity of rail lines and / or crossings

☐ ☒ ☐

Access Management ☐ ☒ ☐
Complete Streets Policy 
County / Developer will consider installing bicycle and / or 
pedestrian facilities, and Transit facilities. 

☐ ☐ ☒

Design: The following street design guidelines and best 
practices are listed on page 16 in the Appendix document of the 
CTP.  

☐ ☐ ☒

Application: See page 16 in the Appendix document of the CTP ☐ ☐ ☒
Exemptions: 
☐Roadway corridor legally prohibits specific users (e.g.
bicyclists and pedestrians on interstate)
☐Cost of providing bicycle or pedestrian facilities is excessively
disproportionate to the need or probable use 
☐Absence of current and future need is documented
☐Roadways not owned or operated by DeKalb County.

☐ ☐ ☒

Performance Measures.  Success of complete streets include: 
☐Miles of new on-street bicycle routes
☐Miles of new or reconstructed sidewalks
☐Percentage completion of bicycle and pedestrian networks as
envisioned by the latest DeKalb County Comprehensive
Transportation Plan
☐Increase in pedestrian and bicycle volumes along key corridors

☐ ☐ ☒

Human Services Transportation ☐ ☐ ☒
Bicycle and Pedestrian Level of Service Goals and 
Connectivity  
☐LOS B (within an activity center)
☐LOS C (not within an activity center)
☐Existing PATH Trail

☐ ☐ ☒

Priority Bicycle Network 
☐First Tier Priority Network ☐Second Tier Priority Network
☐Existing PATH ☐Future PATH ☐ ☐ ☒

MARTA and TOD 
☐ ☐ ☒

Bus Routes 
☐Project is on a bus route
☐Project is near a bus route
☐Project is not close to a bus route

☐ ☐ ☒

Transit Stations 
☐Project is on a transit station site
☐Project is near a transit station
☐Project is not close to a transit station

☐ ☐ ☒
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