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PLAN PURPOSE
What is a Comprehensive Plan?
One of the fundamental responsibilities of local government is planning – a word used to describe 
how a community shapes and guides growth and development. A state-required planning process 
for every local government is a Comprehensive Plan. This plan serves as the keeper and driver of 
future growth and development needs through extensive community profiles on natural resources, 
historic assets, transportation infrastructure, socio-economic information, and the overall vision for 
the future. Local governments are required to update their comprehensive plans every five years by 
undergoing extensive data collection and community engagement. The information collected should 
then inform an implementable work program that the city and respected stakeholders will work 
towards over the next five years.

Photo from Facebook
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What does the 2026 Comprehensive Plan update mean for the Pine Lake 
community?
The Pine Lake 2026 Comprehensive Plan update includes newer foundational information. For 
instance, there is updated data on socio-economic and housing information, as well as profiles on 
the natural resources and transportation infrastructure. The plan not only takes concrete data into 
consideration, but also community sentiments on the vision and desires for future improvements and 
initiatives. Leading up to the development of this plan, there were multiple opportunities for residents 
to engage in the planning process and provide their input on priorities. More information regarding 
the engagement process is in Chapter Two: Community’s Vision. 
 

The data and engagement outcomes informed the Community Work Program in Chapter Five. The 
Community Work Program is what the city will focus on over the next five years. This list is not 
comprehensive of everything that will be on the city’s docket, but what will be prioritized based on 
aforementioned information. 

Photo from Facebook
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CHAPTER 1: PINE LAKE TODAY

According to the 2024 American 

Community Survey (ACS) 5-Year 

estimate, the approximate 

population of Pine Lake is 882. 

This is a 5.76% change between 

2020 and 2024. In the 2021 

update, it was projected that 

the population would be around 

730 in 2025. The 2024 ACS 

estimates exceed that value by 

152. After the recent population 

decline in 2015, the community 

is now steadily growing. 

Population

Census DP05 ACS 5-Year Estimates 2010, 2015, 2020, and 2024

Demographic and Socioeconomic Profile                                                                     

Census DP05 ACS 5-Year Estimates 2020 and 2024

Since the 2021 
update, the racial 
makeup of Pine Lake 
has shifted slightly. 
The community is 
seeing more diversity 
with an increase in 
residents who identify 
as Asian, some other 
race, or two or more 
races. This change 
coincides with nearby 
communities, which 
could demonstrate an 
overall shift in 
DeKalb County’s race 
distribution. In other 
words, there is 
increasing diversity 
across the county.

Race Distribution
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Census DP05 ACS 5-Year Estimates 2024

According to the 2024 ACS 
5-Year estimates, the median 
age in Pine Lake is 41.4. This 
is lower than the median age 
back in 2021, which could 
indicate the area is trending 
younger. However, only about 
20% of the city’s population is 
below the age of 20. More 
than a third (37.6%) of the 
population is between the 
ages of 25 and 44. While 
around 30% is 55 and older. 
That indicates the adult and 
aging group make up more 
than two-thirds of the city.

Age Distribution

Census DP03 ACS 5-Year Estimates 2024

The median and overall 
household income in Pine Lake 
have significantly increased. In 
2019, the median household 
income was $52,266. Since 
then, it has raised 
approximately $27,500. In 
comparison to the surrounding 
ZIP code and subdivisions, 
Pine Lake’s median is also 
roughly $25,000 more.

Income Distribution

2024 Pine 
Lake Area 

Median 
Income
$79,792

Census DP03 ACS 5-Year Estimates 2010 (No Data 30083), 2020, and 2024

The poverty rate in Pine Lake has 
fluctuated over the years. In 2010, the 
community had a relatively high 
poverty rate, sitting at around 12%. 
Over the decade, the rate decreased 
significantly by five percent. However, 
it has slightly increased over the past 
four years as the current poverty rate 
is 10.3%. In comparison to the 
surrounding ZIP code and 
subdivisions, Pine Lake’s rate is lower.

Poverty Rate

2024 30083 
Area 

Median 
Income
$55,307

VS
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2023 Census on the Map

The majority of Pine Lake residents work 
outside of city limits. However, an 
estimated 60 individuals commute from 
outside the city limits for work. This 
difference may be due to the lack of 
commercial and employment options 
within city limits.

Worker Inflow Versus Outflow

The majority of Pine Lake residents work 
in educational services, health care, social 
assistance, and manufacturing. These 
sectors have seen an increase from 
previous years. Particular employment 
availability in these industries is low or 
non-existent within the city. The 
community could benefit from diversifying 
its employment opportunities.

Industry Distribution

Census DP03 ACS 5-Year Estimates 2024

Census DP03 ACS 5-Year Estimates 2010, 2020, and 2024

Between 2010 and 2020, Pine Lake saw a major 
decrease in the number of residents experiencing 
unemployment. In 2010, it was a high of 16.1%. 
Over ten years, it decreased to a low of 3.2%. As 
of the 2024 American Community Survey (ACS) 
data, the rate has slightly increased by 1.5%. This 
can be due to an increase in population, the 
growth in the working age group, or other factors 
(i.e., health problems, disabilities, etc.). 

Unemployment Rate
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Housing Profile                                                                                                                                 

Home Value

Housing Types

Housing Age
The percentage of homes built in 
Pine Lake has varied. The majority 
of the homes were built between 
1940 and 1949. Between 1950 and 
2009, there was a consistent 
fluctuation in housing 
construction. After the 2008 crash, 
there has been a continued 
decrease in homes built. The 
current percentage from 2020 or 
later could be due to post-crash 
conditions, environmental factors, 
or land availability.

Most of the housing in Pine Lake is detached 
single-family homes. This makes up approximately 
82.2% of the community’s housing supply. There are 
a handful of three or four and five to nine-unit 
across Pine Lake. However, overall, there is not a 
large presence of multi-family homes. The 
community has only a couple of apartment 
complexes. This indicates that Pine Lake has low 
housing diversity. Increasing diversity can assist with 
housing affordability and creating a more mixed-
income community.  

The value of homes in 
Pine Lake has 
significantly increased. 
More homes are valued 
between $200,000 and 
$499,999. Approximately 
45.3% of homes are 
valued between $300,000 
and $499,999. 

Census DP04 ACS 5-Year Estimates 2024

Census DP04 ACS 5-Year Estimates 2024

Census DP03 ACS 5-Year Estimates 2020 and 2024

2024 Pine Lake 
Median Home Value

$296,200

2020 Pine Lake 
Median Home Value

$182,500
VS
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Housing Occupancy

Housing Cost

Over the years, Pine Lake has seen an 
increase in owner-occupied households and a 
decrease in renter-occupied households. This 
shift also comes with an increase in housing 
vacancies. The change could indicate that 
some units have shifted from renter to owner-
occupied, an increase in housing supply, or 
openings in the apartment complexes within 
the community. 

Along with increasing home values, there has 
also been an increase in the median monthly 
housing costs (i.e., mortgage) for owner-
occupied households. Over four years, owner 
costs have risen close to $500. As for renter 
housing costs, it has increased by 
approximately $337. These increases are in 
line with national and regional changes in 
housing costs.

Census DP04 ACS 5-Year Estimate 2020 and 2024

Census DP04 ACS 5-Year Estimate 2020 and 2024

Photo from Zillow; FMLS GA,MLS#: 7742778
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Metro Atlanta Housing Toolkit (MAHT)
The city of Pine Lake is completely within the 
MAHT Submarket 3. This is defined as “rapidly 
changing urban neighborhoods with the region’s 
oldest homes and quickest increases in home sale 
prices”. Characteristics of this submarket include:

•	 High proportion of residents in poverty
•	 Mix of owners and renters
•	 Mix of SF and MF housing units
•	 Low median household incomes
•	 Mix of low, medium, and high cost-burdened 

owner households

Along with the above, some general data points 
regarding submarket 3 communities include:

MAHT Top Recommended Action Steps for Housing

MAHT Pine Lake Map

ARC Metro Atlanta Housing Toolkit

In comparison to the specific submarket 3 conditions, like home sale price and square feet, the 
Pine Lake community differs slightly. Below is a snapshot of Pine Lake specific data:

2025 Median 
Home Sale 

Price 

$311,000

2020-25 Change 
in Median Sale 

Price

+40%

2025 Home 
Sale Price Per 

Square Foot

$214

2020-25 Change 
in Home Sale 

Per Square Feet

+24%

2025 Median 
Building Area 
of Home Sales

1,072 Sq Ft

With this data in mind, there are a series of recommendations from the MAHT that tackle 
different housing needs. More information on these recommendations are below. 

Increase Supply
•	 Allow and incentivize innovative housing types
•	 Establish new or partner with existing 

housing entities
•	 Mandate and incentivize affordable housing 

through inclusionary zoning
•	 Support smaller homes and ownership 

opportunities

Expand Capital Resources
•	 Collaborate on new programs and 

partnerships
•	 Identify regional funding mechanisms

Develop Leadership and Collaboration on 
Affordability
•	 Form committees and work groups for 

housing
•	 Identify housing needs through planning

Preserve Affordable Supply
•	 Address blight
•	 Create preservation programs and 

partnerships
•	 Inventory affordable housing stock
•	 Leverage funding resources for 

preservation

Promote Housing Stability
•	 Establish housing stability policies and 

programs
•	 Identify and educate on housing 

stability
•	 Reduce evictions and homelessness

Reduce Housing and Transportation Costs
•	 Increase walkability
•	 Reduce costs of housing near transit 

and amenities
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Natural Resources and Resilience Profile                                                                                                                                 

Due to ARC staff personal conflicts, the individual 
working on this section has changed. It is 
projected to be ready ahead of the August 25th 
transmittal hearing.
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Due to ARC staff personal conflicts, the individual 
working on this section has changed. It is 
projected to be ready ahead of the August 25th 
transmittal hearing.
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Transportation Profile                                                                                                                                 

GDOT AASHTOWare Safety 2020 - 2025

Between 2020 and 2025, there have been 81 total crashes within Pine Lake. The majority of these 
crashes happened along Rockbridge Road and were classified as “no injury” or “possible injury/
complaint”. Rockbridge Road is the most dangerous roadway in the city based on both the past ten 
years of crash data and its overall design. Any future upgrades to the roadway would need to be in 
coordination with the county, as it is a county-owned road, and improvements should extend well past 
Pine Lake boundaries. Specifically for Rockbridge Road, potential safety improvements could be:

•	 Concrete or metal barriers for the bike lanes.
•	 Remove bike lanes; install a multi-use path on at least one side of the road.
•	 Access management: close entrance/exit curb cuts on the main road.
•	 Raised median in the center lane with cuts for turning movements.

In addition, there are spots inside the residential area that would be safer with streetlighting and 
bump-outs from the curb that would slow down cars turning. These areas include, but are not limited 
to: Lakeshore Drive and Spruce Drive, Poplar Road and Spring Drive, Dogwood Road, and Park Drive. 
Most of the crashes align with areas of concern for the community, which can be seen on the Pine 
Lake Community Concerns Map on page 23. For more details on the crashes, a summary report is in 
the Appendix on page 64.  

Roadway Safety

K = Fatal 
Injury

A = Suspected 
Serious Injury

B = Suspected 
Minor Injury

C = Possible 
Injury

O = Property 
Damage-Only

Map Legend 
Descriptions

2020 - 2025 Crash Query Map
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Data provided by DeKalb County GIS

Data provided by DeKalb County GIS

Sidewalk Availability
Along with vehicle transportation, there are 
alternative means of moving around, like 
walking or biking. Having space for those 
who choose to walk or bike is significant for 
supporting other transit opportunities. In 
Pine Lake, there is no cohesive sidewalk 
network. The mostly residential area does 
not have a connected sidewalk system. 
However, the most heavily traveled roadway, 
Rockbridge Road, has a consistent network 
on both sides of the road. Ensuring this 
network extends outside of Pine Lake 
boundaries is significant for walkability.

Trail Access
Along with sidewalks, trails function as 
another means of pedestrian transportation. 
Pine Lake has trails along the lake and 
wetlands. But that is about the extent of 
trail access within the community. Zooming 
out of the city, there are trail networks 
throughout DeKalb County that could be 
utilized by residents. Providing connected 
access to them is beneficial for walkability.

Pine Lake Sidewalk Availability

Nearby Trails Around Pine Lake

Kensington 
MARTA 
Station Indian Creek 

MARTA 
Station
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Broadband Profile                                                                                                                                 

Data provided by DeKalb County GIS

MARTA Access

Outside of local commute options, Pine Lake, like a lot of DeKalb County, is serviced by MARTA 
bus routes. Everything in red on the map below indicates a MARTA bus route. Pine Lake is also 
not far from the Kensington and Indian Creek MARTA stations, which are part of the 
metropolitan subway network and on the Blue Line. Having access to these transportation 
opportunities is significant for connectivity to a broader region and could benefit from 
accessible and safe ways to travel to these stations by multiple means (i.e., vehicle, bike, etc.).

MARTA Access

Kensington 
MARTA 
Station Indian Creek 

MARTA 
Station

According to the Federal Communications 

Commission (FCC), broadband or high-speed 

Internet access allows users to access the 

Internet and Internet-related services at 

significantly higher speeds than those 

available through “dial-up” services. For 

Pine Lake, the entire city is considered to be 

100% served by fixed broadband. This means 

that every home within the community has 

access to the Internet while within its 

residence.

Data provided by the FCC National Broadband Map

Broadband Map
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Prior Planning Work                                                                                                                                 
Outside of comprehensive planning, Pine Lake has gone through a concerted effort to plan for 
growth, the lake and wetlands, and economic development needs. These initiatives are outlined 
below, and more details are available on the City website. 

Lake and Wetlands Maintenance and Repair
The lake and wetlands form a beautiful, natural 
environment that can be enjoyed by residents and the 
neighboring communities. It is also a complex water 
control system that is subject to weather events and 
normal deterioration that requires specialized care and 
maintenance. In 2024, several of the system components 
broke down and needed repair. As the city works to bring 
the system back, the city is undertaking to formalize and 
document the design of the system as well as the 
maintenance requirements going forward.

Rockbridge Road Economic Development Plan
In September of 2018, an Economic Development Task Force was 
formed by the Mayor and Council. In April, 2019, after several 
months of study, numerous site visits to other municipalities, and 
collection of public input through a comprehensive survey, the task 
force presented to the Mayor and Council an Economic Development 
Vision and Plan.

2020 Rockbridge Road Expansion
The Rockbridge Road Expansion is a joint project of GDOT 
and the DeKalb Transportation. They are represented by 
Atlas Technical Consultants, Inc., or “Atlas”, who does 
management of SPLOST projects for DeKalb County.

Annexations Plans
In April 2017, after conducting two Town Hall meetings to discuss 
the pros and cons of annexation, a Work Group was formed of 
residents and Council members to make a recommendation to 
Council on how to proceed. The Work Group presented a three 
phase plan to Council at the August 14th meeting, and at the August 
29th meeting, the Annexation Plan and Map was approved 
unanimously. In 2018 Council determined that rather than 
concentrating on annexation, we would put that energy into 
improving the Rockbridge Commercial Corridor. All annexation plans 
except for two properties on Rockbridge Road were tabled for the 
foreseeable future.
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CHAPTER 2: COMMUNITY’S VISION

Engagement Process                                                                                                                                 

The 2026 Pine Lake Comprehensive Plan Update was 

guided by a steering committee comprised of citizens, 

neighborhood organization members, elected officials, and 

city staff. A steering committee acts as a stakeholder 

advisory panel that provides input throughout the planning 

process. The Pine Lake Steering Committee met two 

times to discuss existing conditions, community feedback, 

and potential future city initiatives.

The 2026 Pine Lake Comprehensive Plan Update had multiple opportunities for input. The 

entire engagement process consisted of a steering committee, an open house, a survey, and 

public hearings. A timeline of events and detailed information regarding the engagement 

activities is below. 

Steering Committee Engagement Kick Off Public 
Hearing

February 10, 2026

Online Public 
Survey

April - May 2026

Steering Committee 
Meeting 1

March 23, 2026

Pollination 
Celebration 
Engagement
May 3, 2026

Steering Committee 
Meeting 2

June 22, 2026

Transmittal Public 
Hearing

August 25, 2026

Plan Adoption
October 2026

In early April of 2026, a survey to gather public feedback 

was launched. The survey stayed open throughout April 

and closed on May 5th after the public open house. The 

survey was tailored to ask pointed questions about 

priorities, concerns, and an overall vision for Pine Lake. A 

complete breakdown of responses can be found in the 

Appendix on page 42. 

Survey Engagement

To ensure every Pine Lake resident had a chance to 

participate, the open house was done in tandem with a 

community-wide event known as the Pollination 

Celebration. Some of the survey questions were adapted 

into in-person exercises, like the distribution of money 

across city services and the future of Pine Lake’s 

cityhood. Other activities included a visioning mural made 

of flowers, bees, and birds, and asset mapping to 

determine overall concerns and strengths across the 

community. 

Public Engagement at the Pollination Celebration

18  |   City of Pine Lake 2026 Comprehensive Plan Update Atlanta Regional Commission



 New 2026 Community Vision
Pine Lake is a city with a connected community, where individuals and families are 

valued. It elevates the environment, creativity, and meaningful civic participation. To 

sustain these values, Pine Lake will steward the environment, plan sustainably, and 

bolster economic development, improve services, and quality of life for our residents, 

city employees, and the broader community. 

Vision for the Future                                                                                                                                

The survey asked two visioning questions to gauge how the 2021 vision statement resonated 

with Pine Lake residents. The first was, “Does the 2021 vision statement resonate with you?” 

The second was, “If anything, what would you change about the vision?” Around 89% of survey 

respondents felt the vision resonated with them. But there were some changes requested to 

better match community values. Based on these comments, and the visioning mural at the 

Pollination Celebration which posed the question “What do you want to pollinate in Pine 

Lake?”, the 2021 vision statement has been slightly adapted. 

2021 Community Vision Statement
Pine Lake is a strongly connected community where individuals are valued. It elevates 

the arts, the environment, and civic participation. To sustain these values, Pine Lake will 

plan growth and maintain the environment while improving services, city finances, and 

quality of life for our residents.
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Throughout the engagement process, the community was asked to define the city’s assets. On the 
online survey, there was an option to utilize an interactive map to specifically identify an amenity. 
At the Pollination Celebration, there was one map indicating where people could identify historic 
and natural resources. From the responses received, the assets were categorized into two buckets: 
historic and cultural, and natural and environmental resources. 

Historic and Cultural Resources
Most of the historic and cultural assets are 
more cultural than historic. From community 
discussions, people were hesitant about 
whether to define a structure or place as 
historic. The city has never gone through 
a robust historic identification process. 
Therefore, making it hard to determine if 
the beach house, the community home, or 
the courthouse can be considered historic. 
Regardless of historic status, these assets 
are significant to the community’s identity 
and culture.

Pine Lake Association of Involved 

Neighbors (PLAIN) Little Free Pantry

Beach House

Clubhouse

Council Chambers and Courthouse

Natural and Environmental Resources

Pine Lake is considered the ‘arts’ natural 
habitat’. The community is home to a vast 
tree canopy, vegetation, and plants. There 
is also an abundance of wildlife, such as 
birds, turtles, bees, and so forth. These 
plants and animals live within the dense 
natural environment consisting of multiple 
recreational and ecological features.

Pine Lake

Snapfinger Creek

Boardwalk (Inner Berm) Over the Lake

Beach Playground

Eastern Wetlands

Western Wetlands

Pine Lake Beach

1

2

3

4

1

2

3

4

5

6

7

(1) PLAIN Little Free Pantry (1) Pine Lake (2) Beach House

Pine Lake Community Defined Assets                                                                                                                                
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Pine Lake 

Community 

Defined 

Assets Map
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Throughout the engagement process, the community was asked to define its concerns. On the online 
survey, there was an option to utilize an interactive map to specifically identify community concerns. 
At the Pollination Celebration, there was one map indicating people to mark specific concerns with 
roadway, sidewalk, and building infrastructure, and areas that are generally unsafe to maunevuer. 
From the responses received, the concerns were categorized into multiple buckets: building facade, 
community identity, economic development, natural and environmental, transportation, and safety 
issues.

Building Facade
Attractive and maintained buildings are 
significant to resident satisfaction. Multiple 
spaces were marked for needing attention and 
assistance. Some overlap with the economic 
development concerns related to Rockbridge 
Road and current commercial spaces.

Beach House

Affinitee Pine Lake

RCB Auto Repair

Commercial Strip

1

2

3

4

Lack of City Signage

Wayfinding Signs

1

2

Vacant Commercial Units

Underutilized Property

Lack of Commercial Development

Lack of Main Street Style Frontage

Lack of Parking for Events

1

2

3

4

5

Lake Health

Tree Canopy Loss

Creek and Trail 

Maintenance

1

2

3

4

5

Intersection of Beaver and Park

Park Drive

Iris Road

Spruce Drive

Intersection of Dahlia and Spruce

Clubhouse Drive

7

8

9

10

11

12

Intersection of Clubhouse and Poplar

Intersection of Rockbridge and Clubhouse

Rockbridge Road

Intersections of Poplar, Rockbridge, and Rowland

Poplar Road

Road Cleanliness

Economic Development
With the lack of commerce in Pine Lake, 
the community has economic development 
concerns. These concerns relate to current 
structures and the need for future development.

Clubhouse

AJ Tire Xpress LLC

Courthouse and 

Council Chambers

5

6

7

Community Identity
Despite the acknowledgment of Pine Lake’s 
identity as an artistic and environmentally 
friendly community, residents have concerns 
with the lack of signage and markers. These 
concerns couple with economic development 
and wayfinding.

Natural and Environmental
Residents expressed many concerns about 
Pine Lake’s vast ecosystem and environmental 
features. These are the top priorities for them. 

Beach Maintenance

Wetland Maintenance

Transportation and Safety Issues
Throughout the city, the community expressed many concerns regarding transportation 
infrastructure, walkability, speeding, line of sight issues, and overall safety concerns with almost 
every roadway. These concerns vary from potholes, overhanging vegetation, and uneven roads. The 
markers below indicate the primary areas based on community input.

1

2

3

4

5

6

Pine Lake Community Defined Concerns                                                                                                                                
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Pine Lake 

Community 

Defined 

Concerns 

Map

5

5

4

4

1

3

2
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Community Needs, Priorities and Opportunities                                                                                                                                

Needs and Priorities
Through the survey and in-person engagement, 
the community was asked about their priorities 
and needs in multiple ways. In the survey, 
residents were asked to rank policies from the 
2021 plan and to provide insight on the current 
context of concerns mentioned in the 2021 plan. 
On the survey and in-person, the community was 
given fictional money to divide across different 
city-provided and monitored services. The 
results of these activities are outlined below.

Residents were asked “The 2021 City of Pine Lake Comprehensive Plan update identified a series 
of policies. Please look through the statements below and rank them based on their level of 

importance to you. Click each policy in the order of 1st (top) to 7th (last).”

The results were:

The City of Pine Lake will preserve the environmental quality of its natural resources, 
including the lake, wetlands, tree canopy, existing vegetation, and wildlife habitat.

The City of Pine Lake will manage the lake, beach, and other greenspaces not only 
as community amenities for the enjoyment of city residents, but also as critical 
environmental resources in need of protection, through a common understanding of 
purpose, use, and regulation.

The City of Pine Lake will proactively encourage the development of commercial 
parcels to provide a balanced tax base serving the needs of the city consistent with 
the zoning ordinance.

The City of Pine Lake will continue relationship building with citizens, encouraging 
open dialogue that fosters honest and critical discussion of opportunities and 
challenges that the city will face in the next five years.

The City of Pine Lake will continue to cooperate with local, regional, and federal 
agencies and partners to seek collaborative solutions to common needs and achieve 
regional objectives, for the benefit of residents of our city, DeKalb County, and the 
regional community.

The City of Pine Lake will preserve the residential character of the city while allowing 
compatible new single-family homes to infill on existing lots within the city limits 
consistent with the zoning ordinance.

The City of Pine Lake will identify opportunities to expand city boundaries in a 
manner that appropriately fulfills the community’s vision and desire for defining its 
boundaries and providing a stable tax base to serve current and future residents.

2.68

3.00

3.50

3.68

4.82

4.86

5.45
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Residents were asked “In the 2021 Comprehensive Plan update, these community concerns were 
expressed. Please indicate your level of agreement on whether it is still a concern.”

The results were:

Concern % Agree % Neutral % Disagree

Economic Development (Commercial Opportunity and 
Revenue)

94% 6% -

Financial Sustainability (Ability to Keep up with City Services) 88% 11% -

Lake and Wildlife Conservation (Maintaining and Improving) 69% 20% 12%

Government Transparency 68% 23% 23%

Transportation Infrastructure Maintenance 68% 20% 12%

Community Inclusion (City Gatherings) 48% 23% 29%

Service/Priority Survey 
Results

In-Person 
Results

Percentage

Trail and Lake 
Maintenance

24% 25%

Transportation 
Infrastructure 
Improvements

19% 12%

Rockbridge Road 
Development

19% 22%

Green Infrastructure 10% 13%

Placemaking 9% 8%

Community Events 8% 9%

Facade Improvements 8% 9%

Other 3% 3%

Residents were asked “If you had $100 to 
dedicate to the different services and priorities, 

how would you distribute the money?”

The results were:
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Needs and Priorities Continued
From the results of the aforementioned engagement activities, it is clear that the environment, lake, 
wetlands, wildlife, and other various natural resources are the number one community priority. 
Second to conservation, economic development and opportunities are also significant to Pine Lake 
residents. Closely related, another top priority is the financial sustainability of the city. Pine Lake, a 
majority residential community, relies heavily on residential taxes to maintain the services it offers. 
Therefore, increasing the commercial tax base is a priority amongst the community to balance the 
market but also take some financial burden off of residents. 

Outside of the above mentioned priorities, government transparency and transportation 
infrastructure improvements are other high-priority items. Residents expressed concerns about 
city messaging and ensuring contracting and development processes are transparent. In terms of 
the transportation infrastructure, the residential area requires upkeep, such as filling in potholes, 
handling overgrown vegetation, and lack of or inadequate directional signage. Looking outside 
of the residential area, Rockbridge Road is considered the community’s major thoroughfare and 
“main street.” To develop this portion of the roadway as the city’s downtown, it will require specific 
transportation improvements. This could include, but is not limited to, road narrowing, installing 
medians, upgrading the bike lanes, and other walkable, traffic-calming elements. However, any 
changes to this road would have to be done with DeKalb County. For more details on specific 
transportation concerns, look at the Pine Lake Community Defined Concerns on page 22.

Natural 
Resource 

Preservation 
and 

Maintenance

Economic 
Development 
Opportunities

City Financial 
Sustainability

Government 
Transparency

Transportation 
Infrastructure 
Improvements

Five of the Top 
Community Needs and 
Priorities

*This list is not exhaustive and 
only outlines the ones that were 
reoccurring across the different 
engagements.
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Opportunities
Along with specific engagement activities related to priorities, residents were also given the 
opportunity to provide feedback on commercial development desires, along Rockbridge Road and 
other connected parcels, as well as ways to improve long-term financial solvency. The question of 
business needs and desires was positioned in the survey for people to provide an initial reaction to 
future commercial uses. The exact questions and responses can be seen below and indicate future 
economic development opportunities for Pine Lake. 

Residents were asked “If you could place any 
business along Rockbridge Road (highlighted 

in red below), what would it be?”

The results were:

Residents were asked “What would you 
prefer to see on the property off Rockbridge 

and Allgood Road (highlighted with a star 
on the map below) that is currently all trees 
and located within the commercial district?”

The results were:
Number of People Business/Service

17 Cafe

11 Local Restaurant

9 Grocery Store

8 Other (i.e., art gallery, 
makers space, school) 

5 Hobby/Specialty Stores

3 Chain Restaurants

3 Athletic Spaces

2 General Store

•	 Farmers market and food trucks
•	 Urban farm, garden, and/or orchard
•	 Park, playground, and amphitheater
•	 Mixed-use space, retail on bottom, and 

housing on top
•	 Local cafe
•	 Arts collaborative
•	 Coworking space
•	 Affordable housing

Commercial District Map
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Opportunities Continued
In line with expanding economic development, a scenario 
was posed to the residents regarding the future of Pine 
Lake’s cityhood. The scenario was to gauge initial reactions 
to potential options for maintaining long-term financial 
solvency or exploring other potential actions if financial 
concerns continue. The question is not binding but a way to 
help guide decision-making for future opportunities. The 
question details and responses are highlighted below. 

Scenario Survey 
Results

In-Person 
Results

Ranking

Keeping Pine Lake’s boundaries as they are and paying higher taxes for 
the services I receive now.

2.73 2.50

Annexing (incorporating nearby neighborhoods into Pine Lake) to lower 
city taxes by sharing the cost of city services with more residents and 
businesses.

3.13 1.96

Keeping Pine Lake’s boundaries as they are and relying on DeKalb County 
police rather than our own department to reduce costs, likely with slower 
response times.

3.13 2.94

Dissolving the City government and becoming an unincorporated part of 
DeKalb County, paying only County taxes instead of County and City.

3.67 4.29

Merging with a nearby City, such as Clarkston or Stone Mountain, to gain 
efficiencies, but losing the city name or identity.

3.93 4.31

Dissolving the City and relying on County police, zoning, etc., but forming 
and funding a homeowner’s association to oversee public buildings and 
grounds and property use.

4.40 5.22

Residents were posed with this statement “Being a city lets Pine Lake offer unique advantages 
to residents. These include a local, responsive police force, the ability to set local zoning and 

building codes, and an elected City Council to represent the residents’ priorities.

However, being a city is expensive. Pine Lake depends primarily on residential property tax 
and has the highest millage rate in DeKalb County. Developing substantial new business on 

Rockbridge Road will take years. The City Administration and Council will work to reduce costs 
in 2026. However, within the next few years, Pine Lake will have to make major changes to 

continue to be a city. The options include annexation (incorporating nearby neighborhoods and 
commercial districts), raising taxes, cutting some services such as police, and disincorporating 

the city entirely.

To inform the state-mandated Comprehensive Plan process and to give input to the City Council, 
please rank the following options from MOST to LEAST DESIRABLE. This is not a binding 

referendum but an exercise to understand residents’ sentiment:

Click each policy in the order of 1st (most desirable) to 6th (least desirable).”

The results were:

Photo from Facebook
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CHAPTER 3: FUTURE CHARACTER
A significant guiding element of the 
comprehensive plan is the future land use 
component. Future land use differs from the 
current zoning and land use of a property. 
The current zoning dictates what is allowed, 
by-right, on said property. For instance, if a 
piece of land is zoned residential, a business 
cannot operate on the property. However, 
future land use is what the community 
would like to see in an area. Even though it 
outlines a pattern of development, it can be 
more flexible than zoning. 

Within the future land use component, there 
are guiding features known as “character 
areas.” 

How are Character Areas Used? 
When rezoning applications come 
forward, the request is intended to 
be compared to the character areas 
identified from previous existing 
conditions and engagement. For 
instance, if an industrial use tried 
to come in an area designated as 
“residential” that would not be 
considered compatible to the desires of 
the community. 

What are Character Areas? 
Character areas are a representation of 
the communities’ vision for the spaces 
within city limits and provide a more 
comprehensive look at land patterns 
and design. These areas are used to 
identify land that have a common form of 
development, sense of place, intensity of 
use, and design elements, which can be 
referring to the existing features or what 
is intended in the future. 

Character Area Map
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RESIDENTIAL
The City of Pine Lake was established as a rural “resort” community for Atlanta during the 
early 1930s, and incorporated on December 27, 1937. At that time, this area of DeKalb County 
was largely rural, and land was sold in lots as small as 20 feet by 100 feet (2,000 square feet). 
Many of the lots were used for little more than the placement of tents. The closely placed 
small cottages that were initially constructed were vacation homes for Atlanta residents who 
would come out to swim, fish, and socialize. As the area became more suburban after World 
War II, conventional homes were constructed for full-time use, but Pine Lake maintained its 
rural “resort” character despite the development of larger homes and landscaped lawns. 
 

The City has retained a residential village atmosphere, and many homes have been renovated 
in recent years. During the Comprehensive Plan update, the character of the residential 
community was identified as one of the leading reasons that Pine Lake remains a desirable 
place to live. The legacy of its early 20th-century “rural” resort roots has created a character 
that is unique among neighboring communities in central DeKalb. 

Development Patterns & Implementation Strategies

•	 Preserve existing single family homes.

•	 Encourage restoration of aging homes with historic 
character.

•	 Promote new single-family residential development with 
character that is compatible with existing development. 

•	 Protect existing tree canopy and vegetation. 

•	 Adhere to best practices for site development and 
stormwater management when constructing infill 
residential development. 

•	 Utilize a balanced approach to code enforcement to 
maintain quality development and community character. 

•	 Maintain existing community and recreation resources 
in a manner that is compatible with the residential 
character of the area.

•	 Single family housing development

•	 Limited institutional land uses, primarily existing 
community facilities, such as the Clubhouse, Beach 
House, and Police Station/Courthouse/Council Chambers

•	 Recreational uses, primarily existing facilities such as the 
public beach, tennis courts, playground, etc. 

•	 Pocket parks, where appropriate

•	 Community art, where appropriate

•	 Gardens, for both personal and community use

Primary Land Uses
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COMMERCIAL
The commercial area of Pine Lake is intended to blend retail, 
office, and limited mixed-use development. This area is 
designed to accommodate stores that will provide goods and 
services to the local community and the surrounding 
neighborhoods of Pine Lake. It is oriented toward neighborhood 
commercial uses.
 

In areas where mixed-use development is determined to be 
appropriate, 25% of the project must be comprised of non-
residential uses.  Regulations within the commercial area 
provide additional development incentives for implementing 
environmentally sensitive site design measures, and emphasize 
protection of adjacent residential areas from noise, nuisance or 
light pollution.  Design criteria include consideration for 
architectural controls, inclusion of greenspace and community 
gathering areas.

•	 Encourage infill commercial development that meets 
the standards and requirements of Pine Lake’s zoning 
regulations. 

•	 A mix of service, retail, and office uses that serve the City 
of Pine Lake and immediate adjacent neighborhoods

•	 Limited opportunities for general service and/ or 
commercial development that can meet the standards and 
requirements of Pine Lake’s Zoning regulations

•	 Limited opportunities for mixed use development that 
can meet the standards and requirements of Pine Lake’s 
zoning regulations, including requirements for non-
residential development

•	 Environmentally sensitive site design, including 
parking standards that minimize impact on the natural 
environment 

•	 Landscaping and vegetation requirements

•	 Transition of non-conforming uses over time

•	 Mix of Retail, Service and Office/ Professional Uses at a 
Neighborhood Scale

•	 Limited Mixed-Use (Residential with Service/ Retail Uses)

•	 Pocket Parks

Primary land uses

Development Patterns & Implementation Strategies

Photo from Google Maps

Photo from Google Maps

Photo from Google Maps
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TRANSITIONAL BUFFER
The transitional buffer area between the Commercial and Residential Character Areas includes 
a mixture of neighborhood service uses with higher-density residential development that could 
include townhomes, live-work units, and some single-family residential development.  Height 
limitations allow for transition between the commercial and residential areas of Pine Lake 
while protecting the residential character of the city.  

•	 A mix of service and residential uses 

•	 Environmentally sensitive site design

•	 Landscaping and vegetation requirements

•	 Neighborhood Scale Service and Professional Uses; Limited Neighborhood Scale 
Commercial Uses

•	 Higher Density Residential Uses, with a 2-story height limitation on multi-family or live/ 
work units

•	 Pocket Parks

Primary land uses

Development Patterns & Implementation Strategies
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WATER - WETLAND
The Lake is a landmark and focal point for many community events, including the annual 
LakeFest, held each October. The City has made significant investments in ensuring the 
environmental quality of the lake and surrounding areas.  An investigation in 2003 discovered 
that the primary source of lake contamination came from Snapfinger Creek, which feeds the 
lake. Water from the creek was diverted from entering the flume that feeds the lake. The lake 
has been clean since the diversion, leaving rainfall to maintain the water levels. The lake can 
become the cornerstone feature for attracting new businesses and residents to Pine Lake. 
Because of its significance to community identity, it is given its own character area. 

Development Patterns & Implementation Strategies

•	 Preserve water quality and ecological health of the Lake and sources of water that supply it. 

•	 Ensure recreational access by residents of Pine Lake and individuals from outside of the 
community. 

•	 Protect species habitat for animals that live in proximity to the Lake. 

•	 Maintain the trail system that is located through the wetlands that are adjacent to the Lake. 

•	 Recreation

•	 Wildlife Habitat

Primary Land Uses

Photo from Pine LakeFest Website

Photo from Pine LakeFest Website

Photo from Pine LakeFest Website
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Project Status Notes

ECONOMIC DEVELOPMENT

Organize annual clean up along Rockbridge Road with 
residents and business owners. 

UNDERWAY

Create sense of place on Rockbridge Road including 
benches, display banners, mural, and "Pole Art" project.

UNDERWAY

Organize annual Community and Business Owners get-
together, starting with BBQ in Poplar Park in 2021. CANCELLED

ROKS, one of the responsible parties, is no 
longer functioning.

Increase participation of business owners joining or 
attending Rockbridge Opportunity Kick Starters (ROKS) 
meetings. 

CANCELLED ROKS is no longer functioning.

COMMUNITY FACILITIES AND SERVICES 

Work with GDOT and DeKalb County to implement corridor 
improvements on Rockbridge Road (Project #1640). 

COMPLETE Completed in 2022. 

Increase Seniors and Law Enforcement Together (SALT) 
membership and expand activities.  

CANCELLED Lack of interest from residents.

Update and expand gateway and wayfinding signage 
throughout the community.

UNDERWAY
This will be combined with the 2026 Poplar 
Park project. SEED is working on this.

Develop new Poplar Park into a community gathering and 
event space.

POSTPONED Will be carried over to the 2026 CWP.

Develop future service delivery and funding policies 
through analysis of City operating functions and budget.

UNDERWAY
Underdevelopment as Pine Lake 
reconfigures as a professionally run city.

Follow-up on Community Conversations to develop a plan 
to strengthen the "One City, Many Voices," principles.

CANCELLED
Initiative was abandoned. The City Council 
instead hosts monthly community chats.

Develop five-year capital community improvement plan. COMPLETE Completed in 2025.

Begin implementation of five-year capital plan. UNDERWAY

Complete dam maintenance and repair project. UNDERWAY

CHAPTER 4: REPORT OF ACCOMPLISHMENTS

The Report of Accomplishments takes the previous Community Work Program (CWP) and 
determines the status of projects. This Report of Accomplishments will look at the 2021 
Comprehensive Plan Update CWP, which covers 2022 - 2026.

34  |   City of Pine Lake 2026 Comprehensive Plan Update Atlanta Regional Commission



CHAPTER 5: COMMUNITY WORK PROGRAM

Project

2
0

2
7

2
0

2
8

2
0

2
9

2
0

3
0

2
0

3
1

Responsible 
Party(ies) Cost Estimate

ECONOMIC DEVELOPMENT

Organize annual clean up along 
Rockbridge Road with residents 
and business owners. 

X X X X Pine Lake Association of 
Involved Neighbors (PLAIN)

Staff Time, $500 for 
garbage bags and 
water and snacks for 
volunteers 

Create sense of place on 
Rockbridge Road including 
activating Poplar Park, creating 
display banners, a mural, a 
gallery and a "Pole Art" project.

X X

City Staff and Council, and 
Task Force*
*The Task Force is responsible 
for the mural, Poplar Park, and 
the gallery.

Staff Time, SPLOST 
funds

Outreach to business owners. X X X City Staff Staff Time

Investigate the potential of 
starting a development authority. X X X City Staff and Council Staff Time

COMMUNITY FACILITIES AND SERVICES

Update and expand gateway and 
wayfinding signage throughout 
the community.

X X City Council Capital Improvement 
Fund ($20,000)

Begin implementation of five-
year capital plan.

X X X
City Council, Staff,  possibly 
Consultants  

SPLOST Funds, Capital 
Improvement Funds, 
Storm Water Utility, 
Grant and Loan Funds

Complete dam maintenance and 
repair project.

X X X
City Council, Staff, 
Consultants

Staff Time, Consultants 
($10,000). Construction 
covered by Stormwater 
Utility and Grant and 
Loan Funds.

Adopting and implementing a 
Wetlands Restoration Plan.

X X X

City Staff, Council, 
PLAIN, Georgia Forestry 
Commission, and Stewards 
of Environmental Education 
and Design (SEED)

SPLOST funds

The chart below represents the newest Pine Lake Community Work Program, which is a list of 
actions the city wants to take over the next five years to move forward with community 
priorities. The chart is not a comprehensive list of everything the community wants to achieve. 
It is rather a task list that feels achievable by the next comprehensive plan and helps address 
some concerns mentioned throughout the engagement process.
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APPENDIX

Steering Committee Meeting 1 Slides                                                                                                                                
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Steering Committee Meeting 2 Slides                                                                                                                                
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Pollination Celebration Engagement Boards                                                                                                                                
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All Pine Lake Comprehensive Plan Survey Results                                                                                                                                
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Pine Lake Crash Summary Report                                                                                                                                
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