
 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:       May 2, 2023  
Board of Commissioners Hearing Date:    May 25, 2023  

 

STAFF ANALYSIS  
 

04/03/2023    Prepared By:  JLR Page 1                                                                 Z-23-1246384 
 

 

Michael Thurmond  
          Chief Executive Officer 

178 Sams Street 
Decatur, GA  30030 

(404) 371-2155 / plansustain@dekalbcountyga.gov 

 

 

 

     

             Case No.:  Z-23-1246384 Agenda #:  2023-0338 

 

 Location/Address: 

 

2001 River Road and 2938 Bouldercrest Road 

Ellenwood, Georgia 30294 

 

Commission District: 3    Super District:  6 

 Parcel ID: 15 053 03 001 & 15 044 09 030 

 

 

 Request: To rezone properties from Bouldercrest Overlay District Tier 5 with underlying zoning of R-

100 (Res. Medium Lot-100) and C-1 (Local Commercial) to Bouldercrest Overlay District 

Tier 3 with underlying zoning of C-1 (Local Commercial) to allow for the expansion of an 

existing Safe Haven office building.  

 

 Property Owner: Safe Haven Transitional Incorporated  

 

 Applicant/Agent: Safe Haven Transitional Incorporated 

 

 Acreage: 1.5 acers 

 

 Existing Land Use: Office building and vacant land.  

  

 Surrounding 

Properties: 

Single-family homes to the north, east, and south; vacant land and single-family homes to the 

west across Bouldercrest Road.   

 

 Adjacent Zoning: 

 

 

Comprehensive Plan: 

 North:  Tier 5, Corridor 1/C-1 South:  Tier 5, Corridor 1/R-100 East: Tier 5/R-100   West: 

Tier 5, Corridor 1/R-100 & R-75 

 

SUB (Suburban)              Consistent      Inconsistent    

    

 Proposed Units/Square Ft.:  Proposed office building 

(square footage not shown on plan)    

Existing Units/Square Feet:  Office 

building and vacant land.  

 

Staff Recommendation: Disapproval.  

 

The applicant proposes to rezone from Tier 5 (single-family) to Tier 3 (low intensity mixed-use) of the Bouldercrest 

Overlay District (BOD) to allow expansion of their existing office building. Tier 3 of the BOD is intended to 

provide a small-scale mixture of commercial and residential uses around the Bouldercrest/Cedar Grove Road 

intersection.  The subject properties are located one mile away from that intersection and are within and surrounded 
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X

_
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by Tier 5 overlay zoning which restricts land use to primarily single-family, detached residential uses and calls for 

the protection of stable neighborhoods.  There are no Tier 3 areas in the surrounding vicinity.  A text amendment 

to Section 3.39.2.C of the Bouldercrest Overlay District would be required to extend Tier 3 to the subject property.   

 

Additionally, the proposed development does not provide a 50-footwide undisturbed buffer along the eastern 

property line abutting a single-family neighborhood as required by the Zoning Ordinance (Section 27-5.4.5).   

Although the existing business has operated at this location without apparent adverse effect, rezoning these two 

parcels to Tier 3 would be inconsistent with the surrounding Tier 5 zoning and may be inconsistent with the policies 

and strategies of the Suburban (SUB) character area to protect stable neighborhoods from incompatible 

development that could alter established single-family residential development patterns (Residential Protection 

Policy, Page 115 2035 Comprehensive Plan). The rezoning proposal is also not consistent with the intent of the 

BOD to focus Tier 3 development around the Bouldercrest/Cedar Grove Road intersection.   

 

While the Planning Department acknowledges that the applicant is wanting to expand an existing essential 

community service, the proposed expansion of those services on the subject properties is not an appropriate location 

based on the goals of the SUB Character area of the Comprehensive Plan and the purpose and intent of the BOD.  

 

Staff recommends denial of the request.   

 

 



DEKALB COUNTY GOVERNMENT 

PLANNING DEPARTMENT 

DISTRIBUTION FORM 
 

 

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

R A C H E L  B R A G G  R L B R A G G @ D E K A L B C O U N T Y G A . G O V  OR 

JOHN REID JREID@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:RLBRAGG@DEKALBCOUNTYGA.GOV
mailto:JREID@DEKALBCOUNTYGA.GOV
 Z-23-1246384

15-053-03-001, 15-044-09-030


ELLENWOOD, GA 30294


2001 RIVER RD & 2938 BOULDERCREST RD

Sewer capacity required

6" CI

X

adajcent

Sugar Creek

X

206'

Snapfinger

36

28

Yola Lewis



 
4/14/2023 

         To:     Mr. John Reid, Senior Planner 

         From: Ryan Cira, Environmental Health Manager 

         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 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. 

 

 N1  2023-0334                                                 SLUP 23-1246378 

16-183-02-003, 16-202-02-005 

4449 Rockbridge Road, Stone Mountain, GA 30083 

• Please review general comments. 

• Note: There are several properties of septic in this area. 

 

N2 2020-0335                           Z-23-1246378 

16-183-02-003, 16-202-02-005 

8361 & 8637 Covington Highway, Lithonia, GA 30058 

• Please review general comments. 

 

N3 2023-0335                            SLUP 23-1246382 

18-053-02-036 

1500 North Decatur Road, Atlanta, GA 30306 

• Please review general comments. 

         

N4 2023-0337                                                 CZ 23-1246383 

18-103-03-017, 18-103-03-018 

1799 & 1805 Clairmont Road, Decatur, GA 30033 

• Please review general comments. 

• Our record indicates a septic system installed on surrounding property at 1788 Clairmont. No 

record in our office for 1799 or 1805 Clairmont Road. This property may have a septic system. 

                                         



 
                           

N5 2023-0338                                                            Z  -23-1246384 

15-053-03-001, 15-044-09-030 

2001 River Road & 2938 Bouldercrest Road, Ellenwood, GA 30394 

• Please review general comments. 

• Note: Septic system indicated on surrounding areas. 

 

N6 2023-0339                            SLUP 23-1246386 

15-200-02-040 15-200-02-040 

3507 Memorial Drive, Decatur, GA 30032 

• Please review general comments. 

• This establishment should contact Health Department Division of Environmental Health 

       

N7 2023-0340                                           Z 23-1246390 

15-021-01-010, 15-021-02-015, 15-021-01-016 

2098 & 2124 Cedar Grove Road, Conley, GA 30288 

• Please review general comments. 

• Note: Septic system location on this property installed on 11/08/1985. 

 

N8 2023-0341               SLUP 23-1246391 

15-021-01-010, 15-021--01-015, 15-021-021-01-016 

2098 & 2124 Cedar Grove Road, Conley, GA 30288 

• Please review general comments. 

• Note: Septic system location on this property installed on 11/08/1985. 

    

N9 2023-0342                                                 Z-23-1246379 

15-201-01-010 

1439 Conway Road, Decatur, GA 30030 

• Please review general comments  



 
 Development Services Center 
178 Sams Street 
Decatur, GA 30030 
www.dekalbcountyga.gov/planning  
404-371-2155 (o); 404-371-4556 (f) 

 

Chief Executive Officer 

Michael Thurmond 

DEPARTMENT OF PLANNING & SUSTAINABILITY 
 

Interim Director 

Cedric Hudson 

Zoning Comments – April 2023 
 

N1. 4449 Rockbridge Road - Rockbridge Road is classified as a major arterial. Requires a right of way dedication of 50 
feet from centerline OR such that all public infrastructure is within right of way, whichever greater. Requires a 5-foot 
landscape strip from back of curb with a 10-foot multiuse path.  Street Lighting required.  
(hefowler@dekalbcountyga.gov) No poles may remain within the limits of the path.  (See Zoning Code 5.4.3 and Land 
Development Code 14-190 for infrastructure requirements.) Only one access point allowed on Rockbridge Rd.  Watch 
required driveway spacing in Code Section 14-200(6). 
 

N2. 8361 Covington Hwy/8367 Covington Hwy - Stonecrest Overlay District Tier 1. Covington Hwy is classified as a 
major arterial.  (This section is not a state route.) Requires a right of way dedication of 50 feet from centerline OR such 
that all public infrastructure is within right of way, whichever greater. Requires a 5-foot landscape strip from back of 
curb with a 10-foot multiuse path.  Street Lighting required.  (hefowler@dekalbcountyga.gov) No poles may remain 
within the limits of the path.  (See Zoning Code 5.4.3 and Land Development Code 14-190 for infrastructure 
requirements.) Only one access point allowed on Rockbridge Rd.  Please provide sheet C-112 (as referenced) for the 
ROW improvements. 
 

N3. 1526 North Decatur Road - Within the Druid Hills Historic District. North Decatur Road is a minor arterial.  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 5-foot landscape strip from back of curb with a 10-foot multiuse path (dependent on 
Historic District Review).  No poles may remain within the limits of the path.  Requires pedestrian scale streetlights of 
the historic district street lighting standard. (hefowler@dekalbcountyga.gov) 

 

N4. 1799/1805 Clairmont Road - Clairmont Road is SR 155.  DeKalb County standards apply unless more restrictive 
standards are required by GDOT.  GDOT review and approval required prior to permitting.  (mwilson@dot.ga.gov)  
GDOT Right of way AND Signal upgrade permits required. Upgrade pedestrian signal head/crosswalks at the signalized 
intersection.  Clairmont Road is classified as a major arterial. Requires a right of way dedication of 50 feet from 
centerline OR such that all public infrastructure is within right of way, whichever greater. Requires a 5-foot landscape 
strip from back of curb with a 10-foot multiuse path.  Street Lighting required.  (hefowler@dekalbcountyga.gov) No 
poles may remain within the limits of the path.  (See Zoning Code 5.4.3 and Land Development Code 14-190 for 
infrastructure requirements.) 

 

N5. 2001 River Road - Project within the Bouldercrest Overlay District Tier Corr 1. Bouldercrest Road is classified as a 
major arterial. Requires a right of way dedication of 50 feet from centerline OR such that all public infrastructure is 
within right of way, whichever greater. Requires a 5-foot landscape strip from back of curb with a 10-foot multiuse 
path.  Street Lighting required.  (hefowler@dekalbcountyga.gov) No poles may remain within the limits of the path.  
(See Zoning Code 5.4.3 and Land Development Code 14-190 for infrastructure requirements.)  River Road is classified 
as a minor arterial. 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 5-foot landscape strip from back of curb with a 10-foot multiuse 
path.  Old Street Lighting required.  (hefowler@dekalbcountyga.gov) No poles may remain within the limits of the 
path.  (See Zoning Code 5.4.3 and Land Development Code 14-190 for infrastructure requirements.) Old River Road is 
classified as a local residential road.  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 from back of curb 
with a 5-foot sidewalk.  Street Lighting required.  (hefowler@dekalbcountyga.gov) No poles may remain within the 
limits of the path.  (See Zoning Code 5.4.3 and Land Development Code 14-190 for infrastructure requirements.) 
 
 
 
 

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


 

 

 
 
  
N6. 3507 Memorial Drive - Memorial Drive a state route. DeKalb County standards apply unless more restrictive 
standards are required by GDOT.  GDOT review and approval required prior to permitting.  (mwilson@dot.ga.gov.  
Memorial Drive is classified as a major arterial. Requires a right of way dedication of 50 feet from centerline OR such 
that all public infrastructure is within right of way, whichever greater. Requires a 5-foot landscape strip from back of 
curb with a 10-foot multiuse path.  Street Lighting required.  (hefowler@dekalbcountyga.gov) No poles may remain 
within the limits of the path.  (See Zoning Code 5.4.3 and Land Development Code 14-190 for infrastructure 
requirements.) Connect sidewalks in front of outparcels, as right of way allows.  Coordinate with the Transportation 
Division. 
 

N7. & N8.  3345 Bouldercrest Rd/2098 Cedar Grove Road - Bouldercrest overlay Dist. Tier 3.  Soapstone Hist District 
(2098). Bouldercrest Road is classified as a major arterial. Requires a right of way dedication of 50 feet from centerline 
OR such that all public infrastructure is within right of way, whichever greater. Requires a 5-foot landscape strip from 
back of curb with a 10-foot multiuse path.  Street Lighting required.  (hefowler@dekalbcountyga.gov) No poles may 
remain within the limits of the path.  (See Zoning Code 5.4.3 and Land Development Code 14-190 for infrastructure 
requirements.) Cedar Grove Road is classified as a Minor Arterial. 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 5-foot landscape 
strip from back of curb with a 10-foot multiuse path.  Street Lighting required.  (hefowler@dekalbcountyga.gov) No 
poles may remain within the limits of the path.  (See Zoning Code 5.4.3 and Land Development Code 14-190 for 
infrastructure requirements.) Extend sidewalks to Clark Street, as right of way allows.  Coordinate with the 
Transportation Division. Relocate guest parking away from Bouldercrest Road to reduce conflicts with entering/exiting 
space, driveway, and Bouldercrest Rd. 
 

N9. 1439 Conway Drive - Conway Drive is classified as a local road.  Extend road along property frontages. 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 from back of curb with a 5-foot sidewalk.  Street Lighting 
required.  (hefowler@dekalbcountyga.gov) No poles may remain within the limits of the path.  (See Zoning Code 5.4.3 
and Land Development Code 14-190 for infrastructure requirements.) 

 

mailto:mwilson@dot.ga.gov
mailto:hefowler@dekalbcountyga.gov
mailto:hefowler@dekalbcountyga.gov
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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.  

Site plan doesn’t show or indicate how stormwater management requirements will be 

addressed. Key important items of County requirements: 

 The county codes require the hydrology study to model the existing conditions 

as wooded 

 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. 

 Discharge from the stormwater management facility shall not create adverse 

effect downstream of the property(ies) 

 

 

 

 

 

 

• 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. 

 
DEKALB COUNTY GOVERNMENT 
        PLANNING DEPARTMENT 
           DISTRIBUTION FORM 



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.  
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B. PRE-SUBMITTAL COMMUNITY MEETING NOTICE & SIGN-IN 
SHEET 

 

















SAFE HAVEN TRANSITIONAL 

REZONING PROPOSAL 

Pre-Submittal Community Meeting 
March 7, 2023 – 5:30pm EST 

 

WHO: 

- Mary Winfrey, Owner of Safe Haven Transitional 
- Emily Johnson, Project Architect at Moody Nolan 
- Tulia Scott, Project Manager at Moody Nolan 
- All neighbors and community stakeholders within 500’ feet of the property (2001 River Rd) 

WHAT: 

Pre-Submittal Community Meeting for the proposed rezoning of 2001 River Rd (southeast corner lot of 
River Rd & Bouldercrest Rd). Mary Winfrey and Moody Nolan team will overview the rezoning proposal 
and the preliminary building design to allow for community feedback prior to submitting the application 
for rezoning. 

WHERE: 

Join Zoom Meeting: 
https://us06web.zoom.us/j/81367381435  
Meeting ID: 813 6738 1435 

WHEN: 

Tuesday, March 7th, 2023, at 6:30pm-7:30pm EST 

WHY: 

Safe Haven Transitional has been providing meaningful services to the community for almost 30 years 
and has recently acquired the corner lot at River Rd & Bouldercrest, adjacent to their existing facility. 
The desire is to utilize this lot for a new building to expand these services. However, rezoning is required 
to allow the new building to serve office functions. 

The lot is currently zoned as C-1 Bouldercrest Overlay District, Tier 5. The proposal is to modify the 
zoning to C-1 Bouldercrest Overlay District, Tier 3.  

https://us06web.zoom.us/j/81367381435




SAFE HAVEN REZONING APPLICATION  MARCH 9, 2023 

C. LETTER OF APPLICATION (1) AND IMPACT ANALYSIS (2) 



Safe Haven Transitional has been a pillar and active leader in its community, providing urgent and 
longer-term housing and a variety of services to domestic violence victims as well as outreach 
services to the community from 2938 Bouldercrest Road for almost 30 years. Being an active 
provider in the community has made Safe Haven aware of the demand for additional services. 
Therefore, this rezoning proposal will allow a new facility to positively impact the community by 
allowing these long-standing services to be expanded to meet these growing needs. 

LETTER OF APPLICATION 

a) The proposed zoning classification  
a. 2001 River Rd – currently C-1, Tier 5; proposed C-1, Tier 3 
b. 2938 Bouldercrest – currently R-100; proposed C-1 

 
b) The reason for the rezoning or special use or modification request – the current vacant parcel is 

unusable with the current zoning designation and the owner, Safe Haven, would like to utilize 
the land to extend its community services. 
 

c) The existing and proposed use of the property 
a. 2001 River Rd – currently vacant; proposed commercial building 
b. 2938 Bouldercrest – currently used as an office building; proposed to remain as-is 

 
d) The detailed characteristics of the proposed use ( e.g. floor area, height of building(s), number 

of units, mix of unit types, number of employees, manner and hours of operation),  
a. floor area – 4128 SF  
b. height of building(s) – 32’ 7” new at River Rd; approx. 16’ existing at Bouldercrest 
c. number of units – none; the proposal use is for a small, commercial office building 
d. mix of units – N/A 
e. number of employees – six employees 
f. manner – business operations and counseling services 
g. hours of operation – 8am to 5pm 

 
e) (optional) Statement of conditions discussed with the neighborhood or community, if any – 

none  



IMPACT ANALYSIS 

A. The zoning proposal is in conformity with the Comprehensive Plan because it supports the 
following goals identified within the Plan: 

a. ISSUES OPPORTUNITES & GOALS 
i. Natural Resources and Sustainability – the proposal seeks to preserve as many 

of the existing trees and landscape as possible while also replanting native 
species to support local environments and ecosystems, and slow water runoff; 
limited parking also seeks to reduce paved areas for stormwater runoff; 

ii. Economic Development – the proposal supports the expansion of existing local 
business 

iii. Transportation – utilizing existing public transportation and providing limited 
parking for new development 

iv. Equity – providing supportive services for the existing community’s stability & 
wellbeing 

v. Community Health, Wellness & Safety – the proposal seeks to maintaining 
greenspaces; Safe Haven has a long record of maintaining the existing property, 
supporting well-kept community spaces  

vi. Coordination and Communication – Safe Haven has been an active member of 
the local HOA, supporting communication with local government / Dekalb 
County 

b. GUIDING PRINCIPLES 
i. Protect Existing Single-Family Neighborhoods – the lower density commercial 

development adapts the residential scale, form and surrounding building 
materials 

ii. Density Bonuses – extends supportive community services without adversely 
affecting the surrounding single-family neighborhood 

iii. Environment & Sustainability / Tree & Greenspace Preservation – the 
development will seek to limit disturbance of existing trees and shrubs, 
maintain as much greenspace as possible, and replant native species 

 
B. The proposal will not affect the suitability or development of adjacent and nearby properties 

because the new development adapts the scale, form, and building materials of neighboring 
properties, and merely extends the services that have been provided in the neighborhood for 
almost 30 years. 
 

C. The Bouldercrest property has been used as a non-profit facility. The economic use of the River 
Rd property will afford Safe Haven. the opportunity to expand services in an upgraded office 
with additional functions. 
 

D. The zoning proposal doesn’t adversely affect the existing use or usability of adjacent or nearby 
properties because of the proposed scale and form of the building. While the building will 
function as commercial development, it’s a non-profit and doesn’t add heavy traffic to the 
neighborhood. The proposal also supports the use of Safe Haven’s existing adjacent property at 
2938 Bouldercrest Rd. 



 
E. There are no existing or changing conditions, however, the updated facility will activate the 

corner of Bouldercrest and River Rd, and positively impacts the community both economically 
and aesthetically. 
 

F. It will not adversely affect historic building, sites, districts, or archeological resources because 
none exists in the immediate area. 
 

G. The zoning proposal will not result in a sure which will cause excessive or burdensome use of 
existing streets, transportation facilities, utilities, or schools. No additional curb cuts for 
vehicular access will be provided, while easy access will be provided to existing nearby public 
transportation. The new office facility will not increase traffic to the area or be burdensome to 
the residents. The property is adjacent to two existing bus stops which provides and will provide 
transportation for many of our clients.  
 

H. The zoning proposal will not adversely impact the environment or surrounding natural resources 
because the building design seeks to retain as much existing trees and green space as possible, 
and seeks to replant native species. This helps to manage and slow stormwater runoff. The 
building will accommodate minimal parking, reducing the amount of typical commercial paving 
which adversely affects stormwater runoff.  
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E. CAMPAIGN DISCLOSURE STATEMENT 
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F. LEGAL BOUNDARY SURVEY 
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G. SITE PLAN 
 



SETBACK
50'-

0"

EXISTING BUILDING
2938 BOULDERCREST ROAD

ELLENWOOD, GA 30294

PROPOSED BUILDING 
2001 RIVER ROAD
ELLENWOOD, GA 30294
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ACCORDANCE WITH OVERLAY REGULATIONS AFTER 
REZONING.
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H. REDUCED SITE PLAN 
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I. WRITTEN LEGAL DESCRIPTION 
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J. BUILDING FORM INFORMATION 
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SAFE HAVEN REZONING APPLICATION  MARCH 9, 2023 

K. COMPLETED, SIGNED PRE-APPLICATION FORM 
 
PRE-APPLICATION FORM WAS NOT PROVIDED AT EITHER PRE-APPLICATION MEETING.  
 
THE FIRST MEETING WAS HELD ON THURSDAY 2/16/2023 WITH RACHEL BRAGG (DEKALB 
DEPT OF PLANNING & SUSTAINABILITY), TULIA SCOTT (MOODY NOLAN) AND EMILY 
JOHNSON (MOODY NOLAN). 
 
THE SECOND MEETING WAS HELD ON THURSDAY 2/24/2023 AT 11AM EST WITH RACHEL 
BRAGG, MARY WINFREY (SAFE HAVEN), ERIK DOWDY (SAFE HAVEN), TULIA SCOTT, AND 
EMILY JOHNSON. MEETING INVITE AND NOTES FOLLOW. 
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Johnson, Emily

Subject: Rezoning Virtual Pre-App

Start: Thu 2/23/2023 11:00 AM

End: Thu 2/23/2023 12:00 PM

Recurrence: (none)

Meeting Status: Accepted

Organizer: DeKalb Co. Planning & Sustainability Pre-Apps

DeKalb Co. Planning & Sustainability Pre-Apps 

4043712155 

https://www.dekalbcountyga.gov/planning-and-sustainability/planning 

Manage Booking 

 

 

 

......................................................................................................................................... 

Join Teams Meeting 

en-US 

https://teams.microsoft.com/l/meetup-

join/19%3ameeting_MWEzZjkxOTYtYTJhMi00OWEzLWI4YzQtMzYxNzQ2MGI0NTUz%40thread.v2/0?context=%7b%22Tid

%22%3a%22292d5527-abff-45ff-bc92-b1db1037607b%22%2c%22Oid%22%3a%22dbfcc30b-06ff-4e07-b378-

764b788240f5%22%7d 

Meeting ID: 233 115 049 360 

Passcode: RhkxRU 

 

If you need a local number, get one here. And if you've forgotten the dial-in PIN, you can reset it. 

 

 

 

 

Learn More https://aka.ms/JoinTeamsMeeting |  | Meeting options: 

https://teams.microsoft.com/meetingOptions/?organizerId=dbfcc30b-06ff-4e07-b378-

764b788240f5&tenantId=292d5527-abff-45ff-bc92-

b1db1037607b&threadId=19_meeting_MWEzZjkxOTYtYTJhMi00OWEzLWI4YzQtMzYxNzQ2MGI0NTUz@thread.v2&mess

ageId=0&language=en-US |  

......................................................................................................................................... 
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Johnson, Emily

From: Scott, Tulia

Sent: Friday, February 24, 2023 12:14 AM

To: Johnson, Emily

Subject: RE: Safe Haven -- Pre-Application Conference PT2 -- Meeting Notes 2/23/23

I reviewed and changed the blue parts. 

 

TULIA SCOTT
 

 

AIA, NCARB, NOMA, LEED AP BD+C
 

ASSOCIATE
 

PROJECT MANAGER 
 

  
DIRECT: 470.480.7593 

  

 

 

 

From: Johnson, Emily <emily.johnson@moodynolan.com>  

Sent: Thursday, February 23, 2023 11:40 AM 

To: Scott, Tulia <tscott@moodynolan.com> 

Subject: Safe Haven -- Pre-Application Conference PT2 -- Meeting Notes 2/23/23 

 

Tulia, 

 

Here are my notes from today’s mee=ng. I wasn’t completely sure about the highlighted por=on below. Please review 

this and the rest and advise on edits so we can forward along to Mary. 

 

ATTENDEES 

- Rachel Bragg, Zoning Administrator, Dekalb County Dept of Planning & Sustainability 

- Mary Winfrey, Owner, Safe Haven Transi=onal 

- Erik Dowdy, Board President, Safe Haven Transi=onal  

- Tulia ScoB, Project Manager, Moody Nolan 

- Emily Johnson, Project Architect, Moody Nolan 

 

NOTES 

- Impact Analysis 

o P&S wants to see that you’ve addressed all of the prompts 

o Responding to each bullets specifically isn’t required but it makes it easier for the reviewer 

o Mary has started this way, Rachel advised to keep it as such 

o The team will address some of the general concerns as it relates to impact of the development the 

exis=ng neighborhood and =e in informa=on related to the Comprehensive Plan. Also indicate the 

longevity of Safe Haven in the community without any concerns from neighbors. 

- Pre-submiBal Community Mee=ng: 

o Definitely include any leBers of support from the community 

o In addi=on to the upcoming Zoom mee=ng, the HOA NewsleBer is also being email with the mee=ng 

no=ce & presenta=on 

- Building / Site Design 

o The team expressed that the exact footprint and rendering are not final and that there may be some 

tweaks as the design is developed. 

o Team was advised to stay in standard condi=ons, standard compliance with submiBed site plan. 
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o Team to review the language indicated in the recommenda=on with condi=ons to make sure it has the 

appropriate language eg. It shouldn’t include “substan=ally comply” since it is conceptual. 

- Parking 

o Rezoning to a different Tier may have different requirements/allowances – double check these 

requirements 

o Note in the Impact Analysis: that Safe Haven carefully schedules events and mee=ngs which further 

reduces parking and traffic 

- Ques=ons about how to fill out page one: 

o “Safe Haven Transi=onal” = both Applicant Name & Owner Name 

o Planning on rezoning both proper=es is the best way to move forward 

 Exis=ng building at Bouldercrest loca=on would only need a photo included in the applica=on, 

no drawings 

o Address of subject property = List both addresses 2001 River Rd & 2938 Bouldercrest Rd 

o Present land use = vacant 

o District 3, Super district 6 

o FYI, commissioners = Larry Johnson, District 3; Ted Terry, District 6)   

o Rezoning 2001 to = 2001 River Rd rezoning to “Tier 3”; 2938 Bouldercrest Rd rezoning to “C1 Tier 3” 

o If SH combines lots aRer applica=on, GIS assigns the new property address 

 2938 Bouldercrest address would be easiest based on historical func=on 

 SH to advocate at that point in =me 

- Survey – confirmed exis=ng survey includes both proper=es 

- Filing Fees – one fee for C1 ($750) 
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EMILY JOHNSON
 

 

PROJECT ARCHITECT 
 

  
DIRECT: 470.480.7597 

  

 

moodynolan.com
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