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Decatur, GA  30030 

(404) 371-2155 / www.dekalbcountyga.gov/planning 

 

 

 Michael Thurmond 
Chief Executive Officer  

 Case No.: SLUP 23 1246661 

 

Agenda  2023-1154 

Location/Address: 3823 North Druid Hills Road in Decatur, Georgia. Commission District 2 & 6  
Parcel ID: 18 100 04 006 

  

Request: For a Special Land Use Permit (SLUP) to construct a new drive-through urgent care 

facility within the C-1 (Local Commercial) district.   

 

Property 

Owner/Agent: 

Nadia Parmar 

 

Applicant/Agent: Fariz Morani   

 

Acreage: .27 acres 

 

Existing Land Use: Vacant building.   

 

Surrounding 

Properties  

Adjacent Zoning: 

 

East: C-1 South: NS West: NS North: O-I  

 

Comprehensive Plan: 

 

 

Town Center (TC)            Consistent            Inconsistent   
 

Proposed Building Sq. Ft.: Information not provided Existing Building Sq. Footage:  2,000 sf  

 

      Proposed Lot Coverage:  NA 

      

Existing Lot Coverage:   NA 

   

 

STAFF RECOMMENDATION: TWO-CYCLE DEFERRAL 

The subject site contains a vacant building which was previously operated as a drive-through dry cleaners. The 

applicant desires to demolish the building and replace it with a new building to accommodate a drive-through 

urgent care facility (See enclosed rendering).  The applicant indicated at the November 2nd Planning 

Commission meeting that the existing building will not be demolished and will be completely preserved.  

The applicant noted that the proposed conceptual elevation submitted with the application (See enclosed 
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rendering) was not indicative of what the project will look like on the subject property, but was only 

meant to show the appearance of a drive-through urgent care facility at another location.    The applicant 

desires to demolish the building and replace it with a new building to accommodate a drive-through urgent care 

facility (See enclosed rendering). The application indicates that existing building will be renovated, but 

proposed renderings appear to indicate a new building will be constructed.  The application indicates that the 

existing building will be renovated, but proposed renderings appear to indicate a new building will be 

constructed.  This may not comply with Criteria 7.4.6.P as The existing building may be eligible for listing on 

the National Register of Historic Places under Criteria “C” due to its 1969 construction date and distinctive 

architectural type (Mid Century architecture with a cantilevered, double-butterfly roof).  However, it has not 

been evaluated by an independent consultant,  This Special Land Use Permit (SLUP) application to allow a 

drive-through facility in the C-1 (Local Commercial) District is a companion request to the proposed rezoning 

application from NS (Neighborhood Shopping) to C-1 (Local Commercial) (See Case Z 23 1246698).    

 

The site is located in a Town Center (TC) Character Area designated by the DeKalb 2050 Unified Plan which 

calls for promoting higher intensity residential and commercial uses which serve several surrounding 

communities, in order to reduce automobile travel, promote walkability, and increase transit usage (DeKalb 

2050 Unified Plan, Town Center Description, page 33 of 2050 Comprehensive Plan).  While TC Character 

Areas typically discourage auto-oriented uses, this property is located at the edge of the TC area with 

frontage/access along a major arterial road (North Druid Hills Road) which may warrant consideration for auto-

oriented uses if ample pedestrian-oriented features are provided.  The adjacent North Dekalb Mall 

redevelopment project to the south (see attached) falls within the TC “core” and provides for the high-intensity 

pedestrian-oriented mix of uses called for by the DeKalb 2050 Unified Plan, including several seven-story 

multi-family buildings, 320,000 square feet of commercial, and pedestrian connectivity via a 10- foot wide 

multi-use path connecting the project with Sweet Briar Road and Birch Road to the south and west of the 

subject property (see attached Lulah Hills, formerly known as North DeKalb Mall, Redevelopment Plan).   

Therefore, taken as a whole, it appears that the adjacent redevelopment project to the south and the proposed 

redevelopment on the subject property could be in general compliance with the TC character area goals to 

provide more intense pedestrian-oriented intense mixed-use development at the core while transitioning down 

to lower building heights/density at the edges.  

 

Notwithstanding the potential appropriateness of an auto-oriented land use on the subject property, this site is 

challenging in that it is a small non-conforming site (C-1 zoning requires 20,000 square feet of lot area, site 

only contains 11,761 square feet) that may not be able to adequately accommodate the proposed use.  Since no 

site plan has been submitted, Staff cannot determine if the project complies with the drive-through supplemental 

regulations of Section 4.2.23 of the Zoning Ordinance or demonstrates compliance with minimum building 

setbacks, street trees, parking lot landscaping and other requirements of the C-1 zoning district. The DeKalb 

County Transportation Department has indicated that one of the existing two driveways should be removed, as 

well as provision for right-of-way dedication and installation of sidewalks, landscaping improvements, and 

street lights (see attached inter-governmental comments).  

 

Therefore, upon review of Section 7.4.6A (Adequate site size to accommodate proposed use) and 4.2.23 (Drive 

through supplemental regulations) of the Zoning Ordinance, it is the recommendation of the Planning and 

Sustainability Department that the Special Land Use Permit (SLUP) for a drive-through urgent care facility be 
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“Deferred, two cycles” to allow the applicant sufficient time to provide a site plan which shows substantial 

compliance with zoning and transportation requirements, considers preserving the potentially eligible historic 

building, and provides adequate pedestrian features including but not limited to internal sidewalks to connect 

the building to the public sidewalk along North Druid Hills Road, street trees and/or landscaping along North 

Druid Hills Road to provide an attractive entrance and hide the drive-through as much as possible, indoor 

waiting areas, and provide at least 25% of the first floor building façade with windows and doorways to 

encourage pedestrian activity.   

 

 

Attachments: 

 

1. Department and Division Comments 

2. Application 

3. Site Plan 

4. Zoning Map and Land Use Map 

5. Aerial Photograph/Site Photographs 

 

 

 

 

 

 

 

 







 

         10/16/2023 

 

         To:       Mr. John Reid, Senior Planner 

         From:  Ryan Cira, Director, Division of Environmental Health 

         Cc:       Alan Gaines, Environmental Health Deputy Director 

         Re:       Rezone Application Review 

 

         General Comments: 

 

         DeKalb County Health Regulations prohibit use of on-site sewage disposal systems for 

             • multiple dwellings 

             • food service establishments 

             • hotels and motels 

             • commercial laundries 

             • funeral homes 

             • schools 

             • nursing care facilities 

             • personal care homes with more than six (6) clients 

             • child or adult day care facilities with more than six (6) clients 

             • residential facilities containing food service establishments 

 

         If proposal will use on-site sewage disposal, please contact the Land Use Section (404) 508-7900. 
 

Any proposal which will alter wastewater flow to an on-site sewage disposal system, must be                                                                         
reviewed by this office prior to construction. 

 
         This office must approve any proposed food service operation or swimming pool prior to starting 
         construction. 
 
         Public health recommends the inclusion of sidewalks to continue a preexisting sidewalk network or 
         begin a new sidewalk network.  Sidewalks can provide safe and convenient pedestrian access to a 
         community-oriented facility and access to adjacent facilities and neighborhoods. 
 

For a public transportation route, there shall be a 5ft. sidewalk with a buffer between the sidewalk                    
and the road. There shall be enough space next to the sidewalk for bus shelter’s concrete pad 
installation. 

 
         Since DeKalb County is classified as a Zone 1 radon county, this office recommends the use of radon 
         resistant construction. 



 

                                     

 

         N9-2023-1154                                                 SLUP-23-1246659 / 15-126-10-023 

         2536 Snapfinger Road, Decatur, GA 30034 

         - Septic indicated on surrounding properties. 

         - Please review general comments. 

          

       

   N10-2023-1153                           Z-23-1246660 /15-183-22-007, 15-183-22-035 

         2569 and 2573 Dusty Lane, Decatur, GA 30032 

         - Septic indicated on surrounding properties. 

         - Please review general comments. 

         - Note properties acreage .37 and .4. 

 

 

         N11-2023-1249                           Z-23-1246698 / 18-100-04-006 

         3823 North Druid Hills Road, Decatur, GA 30033 

         - Please review general comments. 

 

 

 

         N12-2023-1154                           SLUP-23-1246661 / 18-100-04-006 

         3823 North Druid Hills Road, Decatur, GA 30033 

       - Please review general comments. 
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178 Sams Street 
Decatur, GA 30030 
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Chief Executive Officer 

Michael Thurmond 

DEPARTMENT OF PLANNING & SUSTAINABILITY 
 

Interim Director 

Cedric Hudson 

OCTOBER 2023 ZONING COMMENTS 

 

 

1. N-1. 1484 and 1520 Columbia Drive.  Columbia Drive is classified as a minor arterial.  Requires a 40-foot 

ROW dedication from centerline or such that all public infrastructure is within ROW, whichever greater.  

Requires a 10-foot shared path, 5-foot landscape strip between path and back of curb, and streetlights required.  

Please note that private roads must be constructed to public road standards. They should be 24 feet wide instead 

of 20 feet wide.  I am concerned that people will park along the road and not in the designated parking spots 

due to distance from spots to lots 2-9.  Add no Parking signs on both sides of the interior street from Columbia 

Drive to end of Lot 17.  No parking allowed on Columbia Drive. Needs a spot for turnaround at the security 

gate if vehicles are not allowed to enter.  They cannot back into Columbia Drive should entrance be denied. 

  

2. N-2 4822 Covington Hwy.  Covington Hwy is SR 12. GDOT review and permits required.  Covington Hwy is 

classified as a major arterial.  ROW dedication of 50 feet from center line or such that all public infrastructure 

is within ROW, whichever greater.  Requires a 10-foot shared path, 5-foot landscape strip between back of curb 

and path, streetlights required.  Required to upgrade traffic signal to provide pedestrian facilities.  GDOT signal 

permit required.  

 

3. N-3. 1726 Church St. Scott Blvd is SR 8 and requires GDOT review and approval prior to permitting.  Scott 

Blvd is classified as a major arterial.  Requires:  Requires a 50-foot ROW dedication from centerline or such 

that all public infrastructure is within ROW, whichever greater. A 10-foot shared path, 5-foot landscape strip 

between back of curb and path, streetlights required.  No access allowed directly to Scott Blvd.  Church Street 

is classified at a minor arterial.  Requires a 40-foot ROW dedication from centerline or such that all public 

infrastructure is within ROW, whichever greater.  A 10-foot shared path, 5-foot landscape strip between back 

of curb and path, streetlights required.  One right in right out access only along Church Street- prefer no access.  

Connector street is classified as local.  Requires a 27.5-foot ROW dedication from centerline or such that all 

public infrastructure is within ROW, whichever greater. Requires  5-foot landscape strip between back of curb 

and sidewalk,  6-foot sidewalk,  streetlights required. 

 

4. N-4 & N-5 8070 and 8080 Rockbridge Rd. Rockbridge Road is SR 124.  GDOT review and permitting 

required. Rockbridge Rd is classified as a major arterial.  Requires:  Requires a 50-foot ROW dedication from 

centerline or such that all public infrastructure is within ROW, whichever greater. A 10-foot shared use path, 

5-foot landscape strip between back of curb and path, streetlights required.  Design entrance as a typical right 

in/right out for driver clarity. South Rockbridge Road is a minor arterial.  Requires a 40-foot ROW dedication 

from centerline or such that all public infrastructure is within ROW, whichever greater.  A 10-foot shared path, 

5-foot landscape strip between back of curb and path, streetlights required. 

 

5. N-6. 2179 Bouldercrest Rd.  Bouldercrest Rd is a classified as a major arterial.  Requires a 50-foot ROW 

dedication from centerline or such that all public infrastructure is within ROW, whichever greater. Requires a 

10-foot shared path, add curb and gutter, 5-foot landscape strip between back of curb and path, and streetlights. 

Verify that each driveway meets minimum intersection and stopping sight distance per AASHTO.   

 

6. N-7. 1716 Pleasant Hill Trails and Various Pleasant Hill Road Major Mod  Pleasant Hill Trail is a local 

road and must be improved as part of this development’s frontage.  Requires a 27.5-foot ROW dedication from 

centerline or such that all public infrastructure is within ROW, whichever greater.  From the centerline- the 

road must be improved to be 12 feet wide with curb and gutter, 5-foot landscape strip and a 5-foot sidewalk, 

streetlights required.  Pleasant Hill Road is classified as a minor arterial.  Requires a 40-foot ROW dedication 

http://www.dekalbcountyga.gov/planning


 

 

from centerline or such that all public infrastructure is within ROW, whichever greater.  From the centerline- 

the road must be improved to be 12 feet wide with curb and gutter, 10-foot shared path, 5-foot landscape strip 

between path and back of curb, streetlights required.  Both access points must meet minimum sight distance 

requirements per AASHTO for intersection and stopping sight distance. Pleasant Hill Road has a speed limit of 

45 mph.  A variance is needed for minimum number of access points per section 14-200 (5) of the land 

development code. For the Transportation Division to support the variance, a full intersection design with left 

turn lanes and right turn lanes will be required at Providence Point Dr and the new road. Consider adding traffic 

calming measures on interior streets to determine driveway placement.  (Hard to retrofit townhome 

communities with traffic calming.)  Assuming interior streets will be private based on plan provided.  Private 

streets must be built to public road standards. 

  

7. N-8. & N-9. 2536 Snapfinger Rd.  I-20 Overlay District Tier 3. Overlay standards take precedent- where silent 

the zoning and then the land development standards are applied. Snapfinger Road is classified as a major 

arterial.  ROW dedication of 50 feet from center line of Snapfinger Rd or such that all public infrastructure is 

within ROW, whichever greater.  Follow the infrastructure requirements of the overlay district, but at a 

minimum:  The public roads to the east and north require a right of way dedication of 27.5 feet from centerline, 

five-foot landscape strip from back of curb, 5-foot sidewalk and street lighting. 

 
8. N-10. 2569 & 73 Dusty Lane. Dusty Lane is classified as a local road. Required to dedicate 27.5 feet of right 

of way from centerline or such that all public infrastructure is within right of way, whichever greater.  Requires 

five-foot landscape strip from back of curb to sidewalk, five-foot sidewalk and pedestrian lighting.   

 

9. N-11 & N-12. 3823 N Druid SLUP.  Eliminate one curb cut on North Druid Hills Rd.  North Druid Hills Rd is 

classified as a major arterial.  ROW dedication of 50 feet from center line or such that all public infrastructure 

is within ROW, whichever greater.  Requires a 10-foot shared path, 5-foot landscape strip between back of curb 

and path, streetlights required.  Provide necessary driveway easements/ROW for the Birch Road at North Druid 

Hills Rd Intersection project.  Coordinate with PW- Transportation on easement/ROW. 

  
10. N-13. 4381 Covington Hwy. Covington Hwy is SR 12.  GDOT review and permits required.  Covington Hwy 

is classified as a major arterial.  ROW dedication of 50 feet from center line or such that all public infrastructure 

is within ROW, whichever greater.  Requires a 10-foot shared path, 5-foot landscape strip between back of curb 

and path, streetlights required.   

 

11. N-14. No Comment. 

 
 

 

 



DEKALB COUNTY 

GOVERNMENT PLANNING 

DEPARTMENT DISTRIBUTION 

FORM 

 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO EXPEDITE THE PROCESS TO JOHN 

REID jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov  
 

COMMENTS FORM: 

PUBLIC WORKS WATER AND SEWER 

 

Case No.: ______________________________ Parcel I.D. #: _________________________________________ 

 

Address: _______________________________________________________________ 

 

_______________________________________________________________________ 

 

_______________________________________________________________________ 
 

WATER: 

 

Size of existing water main: _______________________________________________ (adequate/inadequate) 

 

Distance from property to nearest main: _________________________ Size of line required, if inadequate: _____________ 

 

_______________________________________________________________________________________________________ 

 

SEWER: 

 

Outfall Servicing Project: _____________________________________________________________________ 

 

Is sewer adjacent to property: Yes _____ No _____ If no, distance to nearest line: ______________________ 

 

Water Treatment Facility:_________________________ adequate _____ inadequate _____ 

 

Sewage Capacity: ________________________ (MGPD) Current Flow: _________________________ (MGPD) 

 

COMMENTS: 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

 

 
Signature: _________________________________________ 

mailto:jreid@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


DEKALB COUNTY GOVERNMENT 
PLANNING DEPARTMENT 

DISTRIBUTION FORM 
 
 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO EXPEDITE THE PROCESS TO JOHN REID 
jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov 

Recommend denial 
 

 

The following areasbelowmay warrant comments from the Development Division. Please respond accordingly as the issues relate to the 
proposed request and the site plan enclosed as it relates to Chapter 14. You may address applicable disciplines. 

 

Clarification is needed regarding the scope of the renovation of the existing building: (1) is this 
only for interior renovation, strictly within the footprint of the existing building? Or (2) is the re-
development goes beyond the existing building footprint and land disturbance will be involved? 

If Land Disturbance will be involved, then a conceptual plan showing the proposed changes must 
be provided for comments. 

DEVELOPMENT ANALYSIS: 

• Transportation/Access/Row 
Depends on response/clarification. 
 
• Storm Water Management 

Depends on response/clarification. 

(1) Compliance with the Georgia Stormwater Management Manual, DeKalb County Code of 

Ordinances 14-40 for Stormwater Management and 14-42 for Storm Water Quality Control 

(those sections have been amended recently, and available in Municode), to include 

Runoff Reduction Volume where applicable is required as a condition of land development 

permit approval. Use Volume Three of the G.S.M.M. for best maintenance practices. Use the 

NOAA Atlas 14 Point Precipitation Data set specific to the site. Recommend Low Impact 

Development features/ Green Infrastructure be included in the proposed site design to 

protect as much as practicable the state waters and special flood hazard areas.  

(2) The county codes require the hydrology study to model the existing conditions as wooded 

(3) Runoff Reduction Volume shall be provided unless technical justification is provided 

regarding the unfeasibility. Strongly recommend investigating the site and identify location 

where RRv can be provided and re-design/revise the layout to comply with the RRv 

requirement. 

 

 

mailto:mcwilliams@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


• Flood Hazard Area/Wetlands 
 

The presence of FEMA Flood Hazard Area was not in the County G.I.S. mapping records for the site; 

and should be noted in the plans at the time of any land development permit application. 

Encroachment of flood hazard areas require compliance with Article IV of Chapter 14 and FEMA 

floodplain regulations 
 

• Landscaping/Tree Preservation 

Landscaping and tree preservation plans for any building, or parking lot must comply with DeKalb 

County Code of Ordinances 14-39 as well as Chapter 27 Article 5 and are subject to approval from the 

County Arborist. 

• Tributary Buffer 
 

State water buffer was not reflected in the G.I.S. records for the site. Typical state waters buffer have a 

75’ undisturbed stream buffer and land development within the undisturbed creek buffer is prohibited 

without a variance per DeKalb County Code of Ordinances 14-44.1.  

 
 
• Fire Safety 

 
 
 
 
 
 



DEKALB COUNTY GOVERNMENT 

PLANNING DEPARTMENT 

DISTRIBUTION FORM 
 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL OR FAX TO EXPEDITE THE PROCESS TO 

JOHN REID jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov 
 

REZONE  

COMMENTS FORM: 

PUBLIC WORKS ROAD AND DRAINAGE 

 

 
Case No.: Z-23-1246698 Parcel I.D. #: 18-100-04-006 

 

Address: 3823 North Druid Hills Road, Decatur, GA 30033 

 

Drainage Basin: South Fork Peachtree Creek 

Upstream Drainage Area: N/ A   

Percent of Property in 100-Year Floodplain: 0% 

 

Impact on property (flood, erosion, sedimentation) under existing zoning: There is no known flood impact 

on the subject property. It is located outside the floodplain in a built-up environment. Erosion and sedimentation 

activities are not known to affect the property in its present condition. 

  

 

Required detention facility(s): To be determined if it triggers the applicable criteria in Sec. 14-40(b)(2) of the 

County code.

  

 

COMMENTS: 

 

The proposed rezoning would not create any adverse effect on the current MS4 infrastructures.  

 

 

Signature:   

mailto:jreid@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


DEKALB COUNTY GOVERNMENT 

PLANNING DEPARTMENT 

DISTRIBUTION FORM 
 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL OR FAX TO EXPEDITE THE PROCESS TO 

JOHN REID jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov 
 

REZONE  

COMMENTS FORM: 

PUBLIC WORKS ROAD AND DRAINAGE 

 

 
Case No.: SLUP-23-1246661 Parcel I.D. #: 18-100-04-006 

 

Address: 3823 North Druid Hills Road, Decatur, GA 30033 

 

Drainage Basin: South Fork Peachtree Creek 

Upstream Drainage Area: N/ A   

Percent of Property in 100-Year Floodplain: 0% 

 

Impact on property (flood, erosion, sedimentation) under existing zoning: There is no known flood impact 

on the subject property. It is located outside the floodplain in a built-up environment. Erosion and sedimentation 

activities are not known to affect the property in its present condition. 

  

 

Required detention facility(s): To be determined if it triggers the applicability criteria in Sec. 14-40(b)(2) of 

the County code.

  

 

COMMENTS: 

 

The proposed rezoning would not create any adverse effect on the current MS4 infrastructures.  

 

 

Signature:   

mailto:jreid@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


SLUP   23 1246661        ZONING MAP 

  

Subject Property



SLUP 23 1246661     Future  Land Use Map



SLUP 23 1246661                  Arial



SLUP 23 1246661                  Existing Site Photo



SLUP 23 1246661                  Concept Elevation



North DeKalb Mall Redevelopment Plan

Subject Property
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