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Planning Commission Hearing Date: July 7, 2026 

Board of Commissioners Hearing Date: August 13, 2026 
 

STAFF ANALYSIS 

 

CASE NO.:    SLUP-26-1248084  File ID #: 2026-0707 
 

Address: 

 

5395 Covington Highway, Decatur, GA 30035 
  

Commission Districts: 5 & 7 

Parcel ID(s): 15 161 02 017 
 

Request: 
Application of Virginia Singh and Manbir (Manny) Singh for a Special Land Use Permit 

(SLUP) to allow a package store in the C-2 (General Commercial) zoning district and Tier 1 

of the Hidden Hills Overlay District. 

Property Owner(s):  Vereit Real Estate, LP., a Delaware Limited Partnership, c/o Reality Income Corp. 

Applicant/Agent:  Manbir Singh (Manny) 

Acreage:  1.91 acre 

Existing Land Use:  Neighborhood Center 

Surrounding 

Properties: 

  

 North: C-2 (General Commercial) South: C-1 (Local Commercial) East: C-1  West: C-2 

Comprehensive Plan:  Neighborhood Center                     Consistent                            Inconsistent     X  

 

STAFF RECOMMENDATION: DENIAL. 

 

The applicant is seeking a Special Land Use Permit (SLUP) to allow a package store in the C-2 (General 

Commercial) zoning district and Tier 1 of the Hidden Hills Overlay District. Pursuant to Section 4.2.8 A2 

(Supplemental Regulations), package stores must be located a minimum of 600 feet from any residence, church, 

school building or grounds, educational facility, college campus, or adult entertainment establishment. Based on 

Staff's review, an institution of early childhood education is located approximately 470 feet from the subject 

property. This distance was measured from easterly-most building wall of the subject property to the westerly-

most wall of the educational facility using the county’s electronic distance measurement (EDM) tool. Therefore, 

the proposal does not satisfy the required separation distance. 

 

Additionally, the subject site is located within the Neighborhood Center (NC) Character Area and appears 

inconsistent with the goals and policies of the DeKalb 2050 Unified Plan. The NC Character Area is intended to 

serve as a focal point for surrounding neighborhoods that provide a mix of commercial, office, residential, and 

public spaces that are accessible to pedestrians (Pg.33). While retail uses are an appropriate use in the 

Neighborhood Center Character Area, the proposed package/ liquor store does not appear to enhance intended 

pedestrian-oriented, civicley engaging development pattern envisioned for the NC Character Area. As submitted, 

the site plan does not include public gathering space, civic-oriented design features, or enhancements to pedestrian 

mobility that would support the future development of a walkable Neighborhood Center. 

 

Further, in local studies, including that prepared by Dean Badney, Brent Teasdale, and Audrey Clubb of (of 

Georgia State University’s Andrew Young School of Policy Studies) entitled The Relationship between SLUP 6 

businesses and Negative Outcomes in DeKalb County, package/liquor stores are one of six business types 

requiring a Special Land Use Permit (or “SLUP”) that are associated with adverse impacts to public safety, public 
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health, economic development and the general well-being of individuals and neighborhoods. The subject site is 

located at the intersection of Covington Highway and South Hairston Road, where similar automobile-oriented 

uses already exist on the surrounding corners. Approval of the proposed package store may further concentrate 

SLUP-6 uses in a manner that is inconsistent with the intent of Section 4.1.1 and the Special Land Use Permit 

criteria of Section 7.4.6(B), Staff must consider the compatibility of the proposed use with adjacent properties 

and land uses, as well as other properties and land uses in the district, including whether the proposed use will 

create adverse impacts upon adjoining land uses by reason of traffic volume or congestion, noise, smoke, odor, 

dust, or vibration generated by the proposed use. 

 

As such, Staff finds the proposal is inconsistent with 4.2.8 A2 (Supplemental Regulations), Sections 4.1.1 (SLUP-

6), and 7.4.6 (Special Land Use Permit Criteria) of the Zoning Ordinance and recommends “Denial”. 
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DATE: June 26, 2026  

 

SUBJECT: SLUP-26-1248084 (5395 Covington Highway) Emails/Petitions 

 

ATTENTION: 

 

Due to the volume of community response for SLUP-26-1248084 (5395 Covington Highway), please find emails 

regarding this case via the links below. 

We have received almost 300 email responses from the petition titled “URGENT: Strong Opposition to Proposed Liquor 

Store at Covington Hwy & S. Hairston Rd”, but not the petition itself. 

Be mindful that, due to the mass of emails and petitions, there was no way to capture every single email and signature. 

Thank you. 

Planning & Sustainability 

 

 

 

Support Emails/Petitions: Support 

 

Opposition Emails/Petitions: Opposition 

 

http://www.dekalbcountyga.gov/planning
http://www.dekalbcountyga.gov/
https://dekalb-my.sharepoint.com/:f:/g/personal/lahill_dekalbcountyga_gov/IgCmtoDvwr4SRofDSJ5vFKKIAe8O4eChAUVwx4rhlkFNZ2o?e=iZpC8c
https://dekalb-my.sharepoint.com/:f:/g/personal/lahill_dekalbcountyga_gov/IgAJl1xjkVCIR7w5v3H9lSw8Ad0Y3hYA13wCs8QHB3O8iD4?e=7o7Sq4
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Zoning Comments July 2026 
 

 

N1. SLUP-26-1248084 (2026-0707 ) 5395 Covington Highway: 
Covington Highway is classified as a Major Arterials, also a Georgia State Route. Refer to the requirements in Zoning Code 

5.4.3 and Land Development Code 14-190. If not already in place: Requires a right of way dedication of 75 feet from the 

centerline of roadway, all public infrastructure must be within right of way. Requires a 10-foot multiuse path with pedestrian 

scale streetlights. Verify that all access points have intersection and stopping sight distance as described by AASHTO.   

 

N2. Z-26-1248023 (2026-0708) 2570 McAfee Road: 

McAfee Road is classified as a Collector. Land development permit is required- Please refer to the requirements in Zoning 

Code 5.4.3 and Land Development Code 14-190. Requires a right of way dedication of 35 feet from centerline OR such that 

all public infrastructure is within right of way, whichever greater. Requires a 10-foot landscape strip with a 6-foot sidewalk 

and 4-foot bike lane OR (PREFERRED) a 10-foot multi-use path. It requires pedestrian scale streetlights. 

(hefowler@dekalbcountyga.gov). Verify that all access points have intersection and stopping sight distance as described by 

AASHTO.   
 

N3. Z-26-1248094 (2026-0709) 3040 Briarcliff Road: 

Briarcliff Road is classified as a Minor Arterial. If a land development permit is required- Please refer to the requirements in 

Zoning Code 5.4.3 and Land Development Code 14-190. Requires a right of way dedication of 40 feet from centerline OR 

such that all public infrastructure is within right of way, whichever greater. Requires a 10-foot landscape strip with a 6-foot 

sidewalk and 4-foot bike lane OR (PREFERRED) a 10-foot multi-use path. It requires pedestrian scale streetlights 

(hefowler@dekalbcountyga.gov). Verify that all access points have intersection and stopping sight distance as described by 

AASHTO.   
 

N4. SLUP-26-1248091 (2026-0710) 3319 Tarragon Drive: 

Tarragon Drive is classified as a local roadway. Please refer to the requirements in Zoning Code 5.4.3 and Land Development 

Code 14-190. Requires a right of way dedication of 27.5 feet from centerline OR such that all public infrastructure is within 

right of way, whichever greater. Requires a 5-foot landscape strip with a 5-foot sidewalk. It requires pedestrian scale 

streetlights. (hefowler@dekalbcountyga.gov). 
 

N5. SLUP-26-1248092 (2026-0711) 4293 Hambrick Way: 

Hambrick Way is classified as a local roadway. Please refer to the requirements in Zoning Code 5.4.3 and Land Development 

Code 14-190. Requires a right of way dedication of 27.5 feet from centerline OR such that all public infrastructure is within 

right of way, whichever greater. Requires a 5-foot landscape strip with a 5-foot sidewalk. It requires pedestrian scale 

streetlights. (hefowler@dekalbcountyga.gov). 
 

N6. SLUP-26-1248093 (2026-0712) 6706 Princeton Park Trail: 

Princeton Park Trail is classified as a local roadway. Please refer to the requirements in Zoning Code 5.4.3 and Land 

Development Code 14-190. Requires a right of way dedication of 27.5 feet from centerline OR such that all public infrastructure 

is within right of way, whichever greater. Requires a 5-foot landscape strip with a 5-foot sidewalk.  It requires pedestrian scale 

streetlights. (hefowler@dekalbcountyga.gov). 

http://www.dekalbcountyga.gov/planning
http://www.dekalbcountyga.gov/
mailto:hefowler@dekalbcountyga.gov
mailto:hefowler@dekalbcountyga.gov
mailto:hefowler@dekalbcountyga.gov
mailto:hefowler@dekalbcountyga.gov
mailto:hefowler@dekalbcountyga.gov


 

 

5/21/2026 

 To:        Mr. John Reid, Senior Planner 
 From:    Ryan Cira, Director, Division of Environmental Health 
 Cc:        Alan Gaines, Deputy Director, Division of Environmental Health 
 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 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. 



445 Winn Way, P.O. Box 987, Decatur, GA 30031  |  404.294.3700  |  dekalbpublichealth.com 
 

  

 5/21/2026 

 N1-2026-0707 SLUP-26-1248084 

 5395 Covington Highway, Decatur, GA 30035 

 - SLUP. See General Comments 

 N2-2026-0708 Z-26-1248023 

 2570 McAfee Road, Decatur, GA 30032 

 - See general comments 

 N3-2026-0709 Z-26-1248094 

 3040 Briarcliff Road, Atlanta, Ga 30329 

 - See general comments. 

  



445 Winn Way, P.O. Box 987, Decatur, GA 30031  |  404.294.3700  |  dekalbpublichealth.com 
 

 5/21/2026 

 N4-2026-0710 SLUP-26-1248091 

 3319 Tarragon Drive, Decatur, GA 30034 

 - Child daycare facility. See general comments. 

 N5-2026-0711 SLUP-26-1248092 

 4293 Hambrick Way, Stone Mountain, GA 30083 

 - Personal care home. See general comments. 

 N6-2026-0712 SLUP-26-1248093 

 6706 Princeton Park Trail, Lithonia, GA 30058 

 - Child daycare. See general comments. 



DEPARTMENT OF PLANNING & SUSTAINABILITY 

LAND DEVELOPMENT ANALYSIS 
 

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

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

The following areas below may 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. 

 
Case # and Parcel: _____________________________________________________________________________________________ 

 

Address: _____________________________________________________________________________________________________ 
 

• Transportation/Access/Row 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Stormwater Management 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Flood Hazard Area/Wetlands 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Landscaping/Tree Preservation 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Tributary Buffer 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Fire Safety 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

mailto:mcwilliams@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  
 

REZONE 

COMMENTS FORM: 

PUBLIC WORKS ROAD AND DRAINAGE 
 

 

 

Case No.:  ____________________________________ Parcel I.D. #: ________________________________________ 
 

 

Address:  ___________________________________________________________________________________________ 

 

 

Drainage Basin: ______________________________________________________________________________________ 

 

Upstream Drainage Area: ______________________________________________________________________________  

 

Percent of Property in 100-Year Floodplain: ______________________________________________________________ 
 

 

Impact on property (flood, erosion, sedimentation) under existing zoning: _____________________________________ 

 

_____________________________________________________________________________________________________  

 

Required detention facility(s): _________________________________________________________________ 

 

 
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  
 

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

COMMENTS FORM:
PUBLIC WORKS TRAFFIC ENGINEERING

Case No.: _SLUP-26-1248084 (2026-0707) Parcel I.D. #s: 15 161 02 017

Address: _5395 Covington Highway, Decatur, GA 30035

Adjacent Roadway (s):

(classification) (classification)

Capacity (TPD)  
Latest Count (TPD)  
Hourly Capacity (VPH)  
Peak Hour. Volume (VPH)  
Existing number of traffic lanes  
Existing right of way width  
Proposed number of traffic lanes  
Proposed right of way width  

Capacity (TPD)  
Latest Count (TPD)    
Hourly Capacity (VPH)  
Peak Hour. Volume (VPH)    
Existing number of traffic lanes    
Existing right of way width    
Proposed number of traffic lanes
Proposed right of way width 

Please provide additional information relating to the following statement.

According to studies conducted by the Institute of Traffic Engineers (ITE) 6/7th Edition (whichever is applicable), churches generate an 
average of fifteen (15) vehicle trip end (VTE) per 1, 000 square feet of floor area, with an eight (8%) percent peak hour factor. Based on the 
above formula, the  square foot place of worship building would generate  vehicle trip ends, with approximately

 peak hour vehicle trip ends.

Single Family residence, on the other hand, would generate ten (10) VTE’s per day per dwelling unit, with a ten (10%) percent peak hour 
factor. Based on the above referenced formula, the  (Single Family Residential) District designation which allows a maximum of

units per acres, and the given fact that the project site is approximately  acres in land area,  daily vehicle trip end, and
 peak hour vehicle trip end would be generated with residential development of the parcel.

COMMENTS: _Plans and Field Reviewed. No Problem found that would interfere with

_Traffic Flow.

Signature: _Jerry White 

mailto:jreid@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov
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	the proposed request and the site plan enclosed as it relates to Chapter 14 You may address applicable disciplines: SLUP-26-1248084; 15 161 02 017
	Case  and Parcel: 5395 Covington Highway, Decatur, GA 30035
	1: 
	2: 
	3: 
	1_2: Site already have stormwater manager
	2_2: 
	3_2: 
	1_3: No flood on property
	2_3: 
	3_3: 
	1_4: 
	2_4: 
	3_4: 
	1_5: 
	2_5: 
	3_5: 
	1_6: 
	2_6: 
	3_6: 
	Address: 5395 Covington Highway, Decatur, GA 30035
	Drainage Basin: Snapfinger Creek
	Upstream Drainage Area: N/A
	Percent of Property in 100Year Floodplain: 0%
	Impact on property flood erosion sedimentation under existing zoning 1: There is no known impact of 
	Impact on property flood erosion sedimentation under existing zoning 2: flood, erosion and sedimentation under existing zoning.
	Required detention facilitys: N/A
	COMMENTS 8: 
	Signature2_es_:signer:signature: 
	Case No: SLUP-26-1248084 (2026-0707)
	Parcel ID: 15 161 02 017
	Address 1: 5395 Covington Hwy
	Address 2: Decatur, GA 30035
	Address 3: 
	Size of existing water main: 6" CI and 16" CS
	Size of line required if inadequate: 
	Distance from property to nearest main 1: adjacent
	Distance from property to nearest main 2: 
	Outfall Servicing Project: Lower snapfinger creek
	Is sewer adjacent to property Yes:  X
	No: 
	If no distance to nearest line: 
	Water Treatment Facility:  Snapfinger WTP
	adequate: 
	inadequate: 
	Sewage Capacity: 36
	Current Flow: 28
	COMMENTS 1: Approval of this SLUP application to operate a Package and Liquor store 
	COMMENTS 2: will have no adverse impact on existing roads and drainage infrastructure.
	COMMENTS 3: 
	COMMENTS 4: 
	COMMENTS 5: 
	COMMENTS 6: 
	COMMENTS 7: 
	Signature5_es_:signer:signature: Yola Lewis


