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Case No.:    Z-22-1245577 Agenda #:  N7 

Location/Address: 1845 and 1851 2nd Avenue, and 1939 
Alexander Avenue, Decatur, Georgia 

Commission District:  3   Super District:  6 
 

Parcel ID(s): 15-173-07-002, -018, & -048 

Request: To rezone property from C-1 (Local Commercial) and M (Light Industrial) to MR-2 
(Medium Density Residential-2) for development of a multifamily and townhome 
development. 

Property Owner(s): Perennial Properties 

Applicant/Agent: East Lake Holdings, Inc. 

Acreage: 11.62 acres 

Existing Land Use: Undeveloped, partly wooded 

Surrounding Properties:  To the northwest:  single-family residential (zoned R-75); to the north: a vacated auto 
repair shop and The Atlanta Masjid Al Islam.  To the southeast, southwest, west, and 
northwest:  single-family residential (zoned R-75).  To the south:  multifamily residential 
(zoned RSM).  

Comprehensive Plan: NC (Neighborhood Commercial)                       Consistent                      Inconsistent 

Proposed Density:  24 units/acre Existing Density:  N.A. (undeveloped) 

Proposed Units:  281 Existing Units:  N.A. (undeveloped) 

 
Zoning History:  
 
The subject property, known colloquially as the “Bag Factory Site”, is comprised of three parcels:  1939 Alexander 
Avenue, 1846 2nd Avenue, and 1851 2nd Avenue.  Historic County zoning maps indicate that, as of March 9, 2009, 
the northernmost halves of 1939 Alexander Avenue and 1846 2nd Avenue were zoned M (Light Industrial), most 
likely to allow the manufacturing use implied by the nickname of the property.    The remaining portions of these 
properties were zoned M sometime between 2009 and the present, but information about this zoning action have 
not yet been found.   
 
SITE AND AREA ANALYSIS 
 
The subject property is a 11.62-acre tract located approximately 700 feet south of Glenwood Road, an east-west 
minor arterial, and approximately 200 – 500 feet east of Fayetteville Road, a collector.  The property fronts on 2nd 
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Avenue, a two-way, two-lane collector, and on Alexander Avenue, a 39-foot wide, largely unpaved local street that 
dead-ends at the northern edge of the property.  The property has mixed zoning:  the westernmost two-thirds are 
zoned M, and the easternmost third is zoned C-1.  The western third and south-central parts of the property are 
heavily wooded.  The remainder of the property have been cleared or leveled after demolition of a “bag factory”, 
or a manufacturing plant for commercial bags, possibly for used for bagging cotton as with the Fulton Bag and 
Cotton Mill, located in Atlanta.  The topography slopes gradually towards the southwest. 
 
Character of surrounding area:   Nearby properties are primarily single-family residential, zoned R-75 and RSM, 
and have the characteristics of  traditional neighborhoods:  streets are laid out in a grid pattern, and lots are 
relatively small and uniform.  Glenwood Avenue, located approximately 630 to the north in the City of Atlanta, 
forms a dividing line between these neighborhoods and the East Lake Golf Club and Charlie Yates Golf Course, 
located to the north of Glenwood.  The adjoining property to the south is zoned RSM and is developed for the 
Columbia Village Villas, a one-story multifamily residential development.  Exceptions to the residential land use 
pattern is found across the street from the subject property and on the adjoining properties to the north.  The 
Donald E. Trimble Funeral Home, the Bethel Baptist Church, and a multitenant commercial building with a 
restaurant and hair salon are located  across 2nd Avenue to the east and are zoned C-1.  A vacated auto repair shop, 
and a small shopping cnter which is loargely occupied by the Atlanta Masjid of Al Islam mosque, both zoned C-1, 
are located on the adjoining properties to the north.   The shopping center has frontage on Fayetteville Road and 
on Alexander Avenue, which runs behind the rear wall of the mosque.  Alexander Avenue is largely unimproved 
and dead-ends at the north property line of the subject property.   

 
PROJECT DESCRIPTION   
 
The development proposal is for a mixed residential development with accessory retail.  It would consist of 237 
apartment units, 44 townhomes, and two street-level retail spaces with a total of 5,000 square feet of floor area.  
A 32,000 square foot green space (called a Village Green on the site plan) would be located at the center of the 
development.  The Village Green and accompanying pavilion would be accessible by the public.  For security and 
privacy, the residential buildings would be accessible only by residents.  The multifamily residential buildings would 
each have a central amenity; one would have a green open space amenity, and the other would have a pool 
adjacent to a private club and fitness facility. 
 
The proposed development is targeted specifically toward young professionals and empty nesters and is not 
expected to be occupied with a significant number of families with school aged children.  The development will 
include what the developer calls a “traditional” unit mix of “studio, one-bedroom, two-bedroom (20% of total), 
and three-bedroom units (5% - 10% of total.)” 
 
Vehicular access would be provided in a double driveway. Vehicular circulation throughout the site would be 
provided by linear surface parking lots with two-way aisles.  The site plan shows sidewalks with street trees lining 
the surface parking lots.  Public transit is provided by two MARTA bus stops located on 2nd Avenue directly in front 
of the development site.  The East Lake MARTA station, located approximately 2 miles from the property, has 
limited park-and-ride parking lots. 
 
Neighbors have commented that 2nd Avenue carries high levels of traffic during peak commuting hours.  They have 
requested a second point of vehicular ingress and egress, for the purpose of distributing traffic off of 2nd Avenue.  
A suggestion to connect the subject property with Fayetteville Road through one of the residential properties along 
Fayetteville is impractical since the it is unknown whether any of the owners want to sell at this time.  Also, such a 
proposal might have negative impacts on the remaining residential properties on either side of the purchased 
property.  Finally, the site plan for the proposed development shows that a large, wooded area on the west side of 
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the side is to remain natural, so that putting a driveway through it would involve destroying trees and re-grading, 
both of which are not recommended because of consequences to stormwater drainage, habitat, and the 
climate.  Another suggestion is to connect the dead-end Alexander Avenue to the internal circulation system of the 
site.  Transportation Manager, Patrece Keeter, has said that Alexander Avenue is not suitable.  At present, it is a 
narrow, mostly unpaved street that runs along the back of the building used for the Atlanta Masjid Al Islam.  Staff 
recommends a zoning condition that requires a street stub at a point where an internal street/linear parking lot on 
the subject property can connect with Alexander Avenue if, in the future, the Masjid is demolished, and Alexander 
Avenue can be widened and used by residents of the development.  It is recommended that ingress and egress be 
allowed only by residents through use of a keyed gate system, to prevent the general public from cutting across 
the development site. 
 
COMPLIANCE WITH DISTRICT STANDARDS: 
 

MR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE (BASE, 
W/BONUSES) 

Base:  12 d.u.s/acre            
W/Bonuses:  24 d.u.s/ac. 

24 units/acre Yes 

BONUSES 50% greater than base:  
open space comprises 
20- 34.9% of total site 
area = add’l 6 d.u./acre 

 

 

28.9%  

MIN. OPEN SPACE 

 

15% = 76,755 s.f. 28.9% (148,500 s.f.) Yes 

MIN. ENHANCED OPEN 
SPACE  

 

50% of minimum open 
space = 38,377 s.f. 

Approx.. 47,000 s.f. Yes 

MIN. TRANSITIONAL 
BUFFER 

50-foot buffer next to R-
75 properties to the west 
and next to RSM 
properties to the south 

100 ft. to 1500 ft. + Yes 

MIN. LOT AREA 1,000 s.f. (townhome); 

 N/A (multifamily) 

Not applicable; no 
individual lots 
proposed for 
townhomes 

N.A. 

MIN. LOT WIDTH 20 ft (townhome);  

100 feet (multifamily) 

Not applicable; no 
individual lots 
proposed for 
townhomes 

N.A. 

MAX. LOT COVERAGE  Not applicable for 
developments without 

Not applicable. N.A. 
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individual lots; see Open 
Space 

MR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

  FRONT  (For entire 
bldg. site) 

Determined by utility 
placement, ROW, 
streetscape 

 10 ft. Yes 

 INTERIOR SIDE  For entire lot:  none 
required 

 North side:  approx.. 
35 ft. 

South side:  
superseded by 
transitional buffer 

Yes 

N.A. 

 REAR W/O ALLEY  20 ft. Superseded by 
transitional buffer 

N.A. 

MINIMUM UNIT SIZE Townhomes:  1,000 s.f.;       

Multifamily:  650 s.f. 

Information not 
provided. 

Information not 
provided. 

Non-compliance will 
necessitate variance. 

Non-compliance will 
necessitate variance. 

MAX. BLDG. HEIGHT  Townhomes:  3 stories or 
45 ft, whichever is less; 

Multifamily:  4 stories or 
60 ft., whichever is less 

Information not 
provided 

4 stories in 60 ft. 

 Non-compliance will 
necessitate variance. 

Yes 

PERIMETER PLANTING 
STRIP 

5 feet with specified 
plantings. 

Superseded by 
transitional buffer on 
west and south sides; 
provided on north side 

Yes 

PARKING Townhomes:  Min. 1.5 
spaces per d.u. & 
.25/d.u. visitor parking = 
77 spaces; Max 3/d.u. & 
.25 spaces/d.u. visitor 
parking = 143 spaces 
 
Multifamily:  Min. 1.5 
spaces per d.u. = 355 
spaces; Max. 3 
spaces/d.u. = 711 spaces 
 
Accessory retail:  3 
spaces per 1,000 s.f. = 15 
spaces 
 

Townhomes:  Yes 
 
 
 
 
 
 
 
Multifamily:  356 
spaces 
 
 
 
 
 
15 spaces 

Yes 
 
 
 
 
 
 
 
Yes 
 
 
 
 
 
Yes 
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LAND USE AND ZONING ANALYSIS 
Section 27-832 of the Zoning Ordinance, “Standards and factors governing review of proposed amendments 
to the official zoning map” states that the following standards and factors shall govern the review of all 
proposed amendments to the zoning maps. 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 
 

As a redevelopment project at an unused site in a Neighborhood Center character area, the proposal is 
consistent with the following policy of the 2021 Comprehensive Plan Update:  “Promote new and 
redevelopment at or near activity centers as a means of reducing vehicle miles traveled (VMT). (p. 99)  The 
proposed streetscaping along 2nd Avenue and within the development is consistent with the Plan Update for 
“Improved street character with consistent signage, lighting, landscaping, and other design features.” (p. 99)  
The publicly-accessible Village Green is consistent with the following policy:  “Encourage [all] development 
and redevelopment in activity centers [to] provide open space and/or contribute to the public realm with 
wider public sidewalks, pedestrian linkages, and other design features.”  (p. 99) 

 
B. Whether the zoning proposal will permit a use that is suitable in view of the use and development of 

adjacent and nearby properties: 
 
The proposed zoning is suitable in view of the use and development of adjacent and nearby properties.  It is 
consistent with the character of the multifamily residential land use on the adjoining property to the south, 
and compatible with the commercial land uses to the north.  Large expanses of wooded property will be left 
untouched on the west side of the site, buffering the single-family residential land uses on adjoining 
properties to the west.   
 

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

 
The fact that the property has remained undeveloped for what the applicant calls “several decades” indicates 
that there is little market interest in redeveloping the property as currently zoned.  Thus the property does 
not appear to have reasonable economic use.  
 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property: 
 
Because of the substantial buffers next to adjoining single-family residential properties to the west, and the 
compatibility of the proposed use with the multifamily residential use of the adjoining property to the south, 
the proposed development is not expected to adversely affect the use or usability of adjacent or nearby 
property.    
 

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

 
Provision of the publicly-accessible park at the center of the development will furnish an important 
opportunity for neighborhood residents to socialize and recreate. 
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F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 
 
No known historic buildings, sites, districts, or archaeological resources are located on the property or in the 
surrounding area. 
 

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

 
The traffic study prepared for this application indicates that, based on national trip generation rates for 
various land uses, the proposed development is projected to generate fewer total daily trips than it would if 
developed for a range of industrial and commercial uses under the current zoning.  Public Works Traffic 
Engineering staff has commented that the proposed development is not expected to impair traffic flow on 
surrounding streets. 
 
The Board of Education commented that neighborhood elementary, middle, and high schools have the 
capacity to absorb the additional school-aged children that are expected to live in the development.   
 
There have been no comments from other reviewing agencies and County divisions that indicate an excessive 
or burdensome use of County infrastructure would result from the proposed development. 

 
H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources: 

 
Significant areas of the site are proposed to remain as natural woodland.  Thus, the impact of the proposed 
development on the natural environment is expected to be less than for other proposals that would develop 
the entire site. 
 
 

STAFF RECOMMENDATION:   

As a redevelopment project at an unused site in a Neighborhood Center character area, the proposal is consistent 
with the following policy of the 2021 Comprehensive Plan Update: “Promote new and redevelopment at or near 
activity centers as a means of reducing vehicle miles traveled (VMT). (p. 99)  The proposed streetscaping along 
2nd Avenue and within the development is consistent with the Plan Update for “Improved street character with 
consistent signage, lighting, landscaping, and other design features.” (p. 99)  The publicly-accessible Village Green 
is consistent with the following policy:  “Encourage [all] development and redevelopment in activity centers [to] 
provide open space and/or contribute to the public realm with wider public sidewalks, pedestrian linkages, and 
other design features.” (p. 99)  The proposed zoning is suitable in view of the use and development of adjacent 
and nearby properties.  It is consistent with the character of the multifamily residential land use on the adjoining 
property to the south, and compatible with the commercial land uses to the north.   
 
Therefore, the Department of Planning and Sustainability recommends “Approval” with the following conditions:   
 
1. The development shall be substantially consistent with the site plan titled, Architectural Site Plan Bag Factory 

Development, prepared by Dynamik Design, dated 2/23/22. 
2. The development shall have no more than 5,000 square feet of accessory retail space. 
3. The developer shall work with the Public Works department to determine if a pedestrian pathway can be 

installed along Alexander Avenue and if so, shall construct a pathway that would connect with a path along 
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the north side of the property to 2nd Avenue  If approved by Public Works, the path shall be completed before 
issuance of the final Certificate of Occupancy.  

4. The approval of this rezoning application by the Board of Commissioners has no bearing on other approvals 
by the Zoning Board of Appeals or other authority, whose decision should be based on the merits of the 
application before said authority. 

 
Attachments: 
1. Department, Division, and Agency Comments 
2. Application 
3. Site Plan 
4. Zoning Map 
5. Land Use Plan Map 
6. Aerial Photograph 
7. Site Photographs 
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NEXT STEPS 

 

 Following an approval of this zoning action, one or several of the following may be required:                    

 

 
• Land Disturbance Permit    (Required for of new building construction on non-residential properties, 

or land disturbance/improvement such as storm water detention, paving, digging, or landscaping.)   

 

 
• Building Permit   (New construction or renovation of a building (interior or exterior) may require full 

plan submittal or other documentation.  Zoning, site development, watershed and health department 

standards will be checked for compliance.)  

 

 
• Certificate of Occupancy (Required prior to occupation of a commercial or residential space and for 

use of property for a business.  Floor plans may be required for certain types of occupants.) 

 

 • Plat Approval  (Required if any parcel is being subdivided, re-parceled, or combined. Issued 

“administratively”; no public hearing required.) 

 

 • Sketch Plat Approval  (Required for the subdivision of property into three lots or more.  Requires a 

public hearing by the Planning Commission.) 

 

 • Overlay Review  (Required review of development and building plans for all new construction or 

exterior modification of building(s) located within a designated overlay district.) 

 

 • Historic Preservation  (A Certificate of Appropriateness is required for any proposed changes to 

building exteriors or improvements to land when located within the Druid Hills or the Soapstone 

Geological Historic Districts.  Historic Preservation Committee public hearing may be required.) 

 

 
• Variance (Required to seek relief from any development standards of the Zoning Ordinance.  A public 

hearing and action by the Board of Appeals are required for most variances.) 

 

 • Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 

approved by the Board of Commissioners.  The review is administrative if the changes are determined to 

be minor as described by Zoning Code.) 

 

 • Major Modification (Required submittal of a complete zoning application for a public hearing if there 

are any proposed major changes to zoning conditions that were approved by the Board of Commissioner 

for a prior rezoning.)  

 

 • Business License (Required for any business or non-residential enterprise operating in Unincorporated 

DeKalb County, including in-home occupations). 

 

 • Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site 

consumption.  Signed and sealed distance survey is required. Background checks will be performed.) 

 

  

 

Each of the approvals and permits listed above requires submittal of application and supporting documents, 

and payment of fees.  Please consult with the appropriate department/division. 
 



Public Works Transportation Division Comments 

 

• Second Avenue is classified as a collector road.   
• Please see Zoning Code 5.4.3 and Land Development Code 14-190 for infrastructure 

improvements.  
•  Required right of way dedication of 35 feet from centerline or such that all public infrastructure 

is within right of way, whichever greater.   
• Required:  6 foot sidewalk and 4 foot bike lane OR a 10 foot multiuse path (preferred), curb and 

gutter raised to current standards, 10 foot landscape strip (see Zoning 5.4.3 for options), 
pedestrian scale street lighting (contact:  hefowler@dekalbcountyga.gov ).   

• Developer needs to watch [comply with, if applicable] access management requirements in Land 
Development Code Section 14-200 (6).   

• No poles can remain within the limits of the sidewalk or multiuse path.   
• Intersection and stopping sight distance must be met for all access points based on AASHTO.   
• Make functional pedestrian and bicycle connections between the property destinations and the 

public right of way.   

 

mailto:hefowler@dekalbcountyga.gov




DeKalb County School District Analysis Date: 4/15/2022

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools

McNair 

Discovery 

Learning Acad

Cedar Grove 

Middle School

McNair 

Middle 

School

Other DCSD 

Schools

Private 

Schools Total

Capacity 888 1,290 1,200

Portables 0 0 0

Enrollment (Oct. 2021) 586 776 884

Seats Available 302 514 316

Utilization (%) 66.0% 60.2% 73.7%

New students from development 34 22 15 18 0 89

New Enrollment 620 798 899

New Seats Available 268 492 301

New Utilization 69.8% 61.9% 74.9%

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

0.1200 0.0370 0.0000 0.1570

0.0773 0.0120 0.0000 0.0893

0.0520 0.0182 0.0000 0.0702

Total 0.2493 0.0672 0.0000 0.3165

Student Calculations

Proposed Units

Unit Type

Cluster
Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

33.73 10.39 0.00 44.12

21.71 3.38 0.00 25.09

14.61 5.12 0.00 19.73

Total 70.05 18.89 0.00 88.94

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

34 10 0 44

22 3 0 25

15 5 0 20

Total 71 18 0 89

Rezoning request to allow for development of 281 unit market-rate rental townhomes and flats.

DeKalb County Z-22-1245577

15-173-07-002/-018/-048

Bag Factory Development - 1847 2nd Ave

East side of 2nd Avenue south of Glenwood and the dead end of Alexander Ave

Middle

When fully constructed, this development would be expected to generate 89 students: 34 at McNair 

Discovery Learning Acad, 22 at Cedar Grove Middle School, 15 at McNair Middle School, 18 at 

other DCSD schools, and 0 at private school. All three neighborhood schools have capacity for 

additional students.

Yield Rates

Elementary

Middle

High

281

APT

McNair Middle School

Units x Yield

Elementary

High

Anticipated Students

McNair Discovery Learning Acad

Cedar Grove Middle School

McNair Middle School



DEKALB COUNTY GOVERNMENT 

PLANNING DEPARTMENT 

DISTRIBUTION FORM 

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

MICHELLE ALEXANDER mmalexander@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: 

Z-22-1245577

15-173-07-002, -018, & -048

1845 and 1851 2nd Avenue,

1939 Alexander Avenue,

Decatur, Georgia

8" and 12" 

adequacy unknown

adjacent

Intrenchment Creek

x ~65 ft.

Atlanta IGA x
40 36.3

Sewer capacity approval required.

mailto:mmalexander@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


404.508.7900 • www.dekalbhealth.net

DeKalb County Board of Health

4/13/2022

N.5 SLUP-22-1245550    2022-1473  18-103-03-017, 18-103-03-018

1799 Clairmont Road, Decatur, GA 30033

Amendment

-

-

Please review general comments.

Note: Several properties in the area operate on septic system.

N.6 SLUP-22-1245546   2022-1474   18-018-01-093

518 Lake Michele Court, Stone Mountain, GA 30088

Amendment

-

-

Please review general comments.

Septic system installed on October 27, 1975.

N.7 Z-22-1245577   2022-1475  15-173-07-002, 15-173-07-018, 15-173-07-048

1847 2nd Ave, Decatur, GA 30032

Amendment

-

-

Please review general comments.

Note: Several properties in the surrounding area operate on septic.

N.8 Z-22-1245595   2022-1476   18-100-02-005, 18-100-02-040, 18-100-02-041, 18-
100-02-057, 18-100-04-014

2050 Lawrenceville Highway Kiosk 1101, Decatur, GA 30033

Amendment

-

-

Please review general comments.

Note: Several properties in the surrounding area operate on septic.



  
 

 

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. 
 
DEVELOPMENT ANALYSIS: 
• Storm Water Management  

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 

(sections have been amended recently; please request the amended chapter), 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 statewaters and special flood hazard areas.  

Conceptual plan doesn’t indicate the location of the stormwater management facility. 

Concerns are related to the discharge point of the facility. Development/residences 

are located downstream of the property, and consideration must be given as to where 

the discharge pipe from the facility is directed as to not create adverse effects.  

Runoff Reduction Volume  shall be provided, unless technical justification is provided 

as to the unfeasibility. Strongly recommend to investigate the site and identify 

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

the RRv requirement. 

 
• Flood Hazard Area/Wetlands  

The presence of FEMA Flood Hazard Area was not indicated 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    

 

DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

           DISTRIBUTION FORM 



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.  
 

 

































































kimley-horn.com 11720 Amber Park Drive, Suite 600, Alpharetta, GA 30009 770 619 4280

MEMORANDUM
To: Craig Wasilewsky, SE, Perennial Properties, Inc.

From: John D. Walker, P.E., PTOE, Kimley-Horn and Associates, Inc.
Harrison Forder, P.E., Kimley-Horn and Associates, Inc.

Date: Revised – March 4, 2022

RE: Bag Factory Development at 1845 2nd Avenue, 1851 2nd Avenue, and 1939 Alexander
Avenue, Dekalb County, Georgia – Trip Generation Comparison

Kimley-Horn is pleased to provide this memorandum regarding the trip generation comparison for the
proposed Bag Factory development in unincorporated Dekalb County, Georgia. This memo is issued
as a revision to the memo dated February 23, 2022, after a review of allowable uses in the C-1 zoning
which may be used for the trip generation comparison.

PROJECT OVERVIEW
The Bag Factory development is a proposed residential development on an approximate 11.747-acre
property located along the west side of 2nd Avenue and south of Alexander Avenue in unincorporated
Dekalb County, Georgia.

The site is currently zoned for C-1 (Local Commercial) and M (Light Industrial) land use and the entire
site is proposed to be rezoned to MR-2 (Medium Density Residential-2) land use. The trip generation
comparison will be based on the following scenarios:

1. Existing Zoning: 58,400 SF Retail, 5,000 SF Day Care Center, 27,200 SF Light Industrial
2. Proposed Zoning: 237 Multi-Family Housing (Mid-Rise) units, 44 Townhomes (Low-Rise),

5,000SF Retail

The purpose of this memorandum is to compare the trip generation potential of the Existing Zoning with
the trip generation potential of the Proposed Zoning.

Figure 1 provides a location map. Figure 2 provides an aerial imagery of the project site. Additionally,
the preliminary site plans for the proposed development are provided.

TRIP GENERATION
Project traffic used in this analysis is defined as the vehicle trips expected to be generated by the
development and the distribution and assignment of that traffic through the study roadway network.

Anticipated trip generation for the proposed Bag Factory development was calculated using rates and
equations contained in the Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 10th

Edition, 2017.

The densities and the project trip generation for the proposed development are summarized by land
use in Table 1.
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Table 1: Gross Trip Generation

Land Use ITE
Code Density Daily Traffic AM Peak PM Peak Hour

Total Enter Exit Total Enter Exit Total Enter Exit
Existing Zoning (C-1 & M)

Light Industrial 110 27,200 SF 162 81 81 17 15 2 15 2 13

Day Care Center 565 5,000 SF 238 119 119 55 29 26 56 26 30

Retail/Shopping Center 820 58,400 SF 2,204 1,102 1,102 55 34 21 223 107 116

Total Gross Trips 2,604 1,302 1,302 127 78 49 294 135 159

Proposed Zoning (MR-2)
Multi-Family Housing

(Low Rise) 220 44 d.u. 292 146 146 22 5 17 28 18 10

Multi-Family Housing
(Mid-Rise) 221 237 d.u. 1,290 645 645 80 21 59 101 62 39

Retail/Shopping Center 820 5,000 SF 188 94 94 5 3 2 19 9 10

Total Gross Trips 1,770 885 885 107 29 78 148 89 59

Difference in Gross Project Trips -834 -417 -417 -20 -49 +29 -146 -46 -100

% Difference in Gross Project Trips -32% -32% -32% -16% -63% +60% -50% -34% -63%

*Note: No reductions for mixed-use, alternative mode, or pass-by were taken in order to present a conservative analysis.

Based on the trip generation shown in Table 1, the proposed Bag Factory development is projected to
generate approximately 834 less total daily trips (417 in; 417 out), 20 less AM peak hour trips, and 146
less PM peak hour trips than the Existing Zoning. The proposed Bag Factory development will generate
approximately 32% less gross daily trips, 16% less AM peak hour trips, and approximately 50% less
PM peak hour trips compared to the Existing Zoning.

Although the above comparison presents gross trips, some reductions in gross trips are expected based
on the neighborhood characteristics. Alternative mode reductions (when a site can be accessed by
modes other than vehicles) are expected for the site, as there are multiple retail destinations (including
a Publix-anchored shopping center), three schools, and Starmount-McAfee Park are all within 2,000
feet walking distance from the site. Additionally, MARTA bus routes 24 and 34 have stops immediately
adjacent to the site along 2nd Avenue, providing service to the Atlanta-Dekalb Human Services
Complex, GSU Perimeter-Decatur Campus, Gresham Park, and the Blue/Green MARTA Rail lines.
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SUMMARY
The proposed Bag Factory development is located on an approximate 11.747-acre property located
along the west side of 2nd Avenue and south of Alexander Avenue in unincorporated Dekalb County,
Georgia. The entire site is proposed to be rezoned from C-1 and M to MR-2.

This memo compared the trip generation potential of the Existing Zoning: 58,400 SF Retail, 5,000 SF
Day Care, and 27,200 SF Light Industrial; to the trip generation potential of the Proposed Zoning: 237
Multi-Family Housing (Mid-Rise) units, 44 Townhomes (Low-Rise), 5,000SF Retail. Based on the trip
generation comparison, the Proposed Zoning of the proposed Bag Factory development is projected
to generate approximately 32% less gross daily trips, 16% less AM peak hour trips, and 50% less PM
peak hour trips versus the Existing Zoning.

We hope this information is helpful. Please contact me if you have any questions.

Sincerely,

KIMLEY-HORN AND ASSOCIATES, INC.

John D. Walker, P.E., PTOE Harrison Forder, P.E.
Senior Vice President Project Engineer

Attachments:
l Figure 1: Site Location Map
l Figure 2: Site Aerial
l Trip Generation Analyses
l Proposed Site Plan
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N. 7    Z-22-1245577 Site Plan  



N. 7    Z-22-1245577 Isometric Rendering 



N. 7    Z-22-1245577 Zoning Map



N. 7    Z-22-1245577 Land Use Map



N. 7    Z-22-1245577 Aerial View



N. 7    Z-22-1245577 Site Photos

Subject Property, viewed facing northeast from 2nd Avenue




