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330 Ponce De Leon Avenue, Suite 500 
Decatur, GA  30030 

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

 

 

 Michael Thurmond 
Chief Executive Officer  

  

Case No.: CZ-18-22314 
 

Agenda #:  N.  8 

Location/Address: 3360 Mountain Drive, Decatur 
 

Commission District:  4  Super District:  5 

Parcel ID: 15-250-01-013 and -050 through -062 
 

Request: A Major Modification of four conditions of CZ-15-19762, which conditionally rezoned 
property to MU-5 (Mixed Use - 5), to modify the conditions for alleys, building 
materials, fencing, and building heights.  The property is located on the north side of 
Mountain Drive, approximately 302 feet west of Farrar Court, at 3360 Mountain 
Drive, Decatur.  The property has approximately 769 feet of frontage on Mountain 
Drive and contains 30.5 acres. 
 

Property Owner: Century Communities of Georgia, LLC 
 

Applicant/Agent: Century Communities of Georgia, LLC, c/o Battle Law, PC 
 

Acreage: 30.5 acres 
 

Existing Land Use: The development is under construction.  The land has been cleared and single-family 
homes have been constructed. 
 

Surrounding Properties:  To the northwest and north:  single-family residential; to the northeast:  multifamily 
residential; to the east:  single-family residential; to the southeast, south, and 
southwest:  the Memorial Drive-Kensington MARTA station; to the west:  multifamily 
residential.  
  

Adjacent Zoning: 
 

 
Comprehensive Plan: 

North:   R-75   South:  R-75  East:  R-75  West:   MR-2   Northeast:   MR-2   
Northwest:  RSM   Southeast:   R-75  Southwest:  R-75 
   
                                                                               Consistent                  Inconsistent 

 

      Proposed Density:  30 units per acre Existing Density:  a development of 30 units per acre is 
under construction 

Proposed Units/Square Ft.:  522 units/54,990 s.f. 
non-residential 

Existing Units/Square Feet:  Proposed units and non-
residential space are under construction 

      Proposed Lot Coverage:  Approximately 75% 
      

Existing Lot Coverage:   After construction, 
approximately 75% 

X  
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Zoning History: 

The property was rezoned in 2015 from RM-85 (Multifamily Residential) to PC-3 (Pedestrian Community – 1) 
pursuant to CZ-15-19762 to allow a mixed use development consisting of 48 single-family detached units, 66 fee-
simple attached townhomes, 408 multifamily units, and 54,990 square feet of commercial development. The Board 
of Commissioners approved the zoning action with 32 conditions that addressed the mix of uses, building design and 
height, access, streetscaping, underground detention, signage, and inclusion of an amenity package for residents. 
 
SITE ANALYSIS 
 
The subject property is a 30.5-acre site located on the north side of Mountain Drive, on the opposite side of the 
street from the Kensington-Memorial MARTA station.  Before it was rezoned in 2015, the site was occupied by a 
vacant and dilapidated apartment complex called Kensington Manor.  The site is now under construction for a mixed 
use development called Avondale Hills.  Part of the Indian Creek tributary runs along the western edge of the site 
and crosses the center of the site.   
  
The area surrounding the site is developed with a mixture of single-family, multi-family, and transportation uses. 
Single-family residential is located to the north and east of the site.  Multi-family residential is located to the 
west.    
 
PROJECT ANALYSIS 
 
The applicant requests modification of the following three conditions and addition of a new condition. 
 
Approved conditions to be modified: 
 

 (Condition No. 1)  The 30.5 acre tract (the “Project Site”) shall be developed in general conformity with the 
location of land uses shown on the conceptual plan entitled Avondale Hills/DRI #2483 and stamped received by 
the Department of Planning and Sustainability on 4/20/2015. 

The applicant states that the steep slope along the western boundary line prevents construction of an alley that 
was shown on the approved site plan as located behind the townhomes on the western side of the site. 

 
 

 (Condition No. 21)  Install an 8-foot tall opaque fence along the north, east, and west property lines. 

The applicant states that the fence would have to be installed in the stream buffer, “which could impede the 
natural flow of the stream and block the visual aesthetics along the western boundary line of the Subject 

Property.” 
 

  

 (Condition No. 5 by Commissioner Sharon Barnes-Sutton)  The building materials of all facades, residential, and 
principal non-residential structures (townhome sand S-F detached) shall consist of non-reflective glass, glass 
block, natural stone, pre-cast concrete, brick, terra cotta, or stucco.  No vinyl siding. 

The applicant states that fiber cement (commonly known by the brand name “Hardiplank”) was inadvertently left 
out of the list of permitted materials.  The applicant argues that fiber cement siding is used in the majority of 
homes built in the United States, and is not only aesthetically appealing but also durable. 
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New Condition to be added: 

 (New Condition)  Notwithstanding anything in any other condition or the original site plan, the maximum 
number of stories of the residential homes shall be three stories, at a maximum height of 45 feet. 

 
The applicant states that the original site plan provided for residential building heights of four stories at 35 feet, 
which “was clearly a scrivener’s error as this would result in 7 foot high ceilings to achieve 4 stories.  The intent 
was for 3 stories at a maximum of 45 feet in height, which is standard for 3-story buildings, which includes the 
pitched roof.” 
 
 

 (Condition No. 2 submitted by Commisisoner Sharon Barnes-Sutton)  The applicant has requested that the 
requirement for parking in the rear of the townhomes be modified.   This is necessary because some new 
townhomes have been constructed on the east side of the site without rear-facing garages due to a steep slope 
at the rear of the home sites, and because elimination of the alley on the west side of the site will make it 
impossible to provide rear-facing garages for those homes.  As a precaution, Staff recommends that the zoning 
requirement of Sec/ 27-5.7.5(N)(1) be reinforced with a condition that garages be set two feet back from the 
font façade of the units. 
 

  
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: 
 

In 2015, the development was determined to be consistent with the 2025 Comprehensive Plan.  The 2035 
Comprehensive Plan has the same policies on which consistency was determined in 2015.  The request for 
modification of conditions does not change the development to the extent that it would become inconsistent 
with these policies. 

 
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 requested modifications would not alter suitability of the development in relation to the use and 
development of adjacent and nearby properties. 

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

Because the requested modifications do not change the zoning classification of the property, this consideration is 
not applicable. 

 
D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 
 

The requested modifications would not alter the impact of the development on adjacent or nearby properties. 
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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: 
 
During construction, the limitations of the topography became apparent to the developer.  In addition, 
construction of the first homes on the property made the developer aware of flaws in the conditions related to 
building materials and building height. 

 
F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological resources: 
 

No 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 requested modifications would not change the number of residential units nor the amount of non-residential 
space, and would thus have no effect on demand placed on the public infrastructure or school system by the 
development. 

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

The modification that would eliminate the requirement for the alley shown on the approved site plan behind the 
homes on the west side of the development site would help preserve water quality in the stream that flows 
through the site. 
 

STAFF RECOMMENDATION:   

The requested modifications would not change the development to the extent that it would become inconsistent 
with the policies of the Comprehensive Plan.  The modifications would not alter the impact of the development on 
adjacent or nearby residential properties.  By preserving the bank of the stream that runs through the site, the 
modification that would eliminate the requirement for the alley behind the homes on the west side of the 
development site would help preserve water quality in the stream.  The requested modifications would not change 
the number of residential units nor the amount of non-residential space, and would thus have no effect on demand 
placed on the public infrastructure or school system by the development.  Therefore, the Department of Planning 
and Sustainability recommends “Approval” of the requested modifications, as listed in bullet points below.  
 
Staff recommends that Condition Nos. 22 - 27 approved by Staff for CZ-15-19762 be renumbered after deletion of 
Condition No. 21 as Condition Nos. 21 – 26.  Staff also recommends that Condition 2 submitted by Commissioner 
Sharon Barnes-Sutton be modified  and  that the conditions submitted by the Commissioner be renumbered 27 – 31 
to follow sequentially the other conditions approved as part of CZ-15-19762.  Finally, Staff recommends that the 
new condition be numbered Condition No. 32.    
 

 Modify Condition No. 1 as follows (modification italicized):  The 30.5 acre tract (the “Project Site”) shall be 
developed in general conformity with the location of land uses shown on the conceptual plan entitled “Avondale 
Hills/DRI #2483” and stamped received by the Department of Planning and Sustainability on 4/20/2015, as 
modified in accordance with the site plan dated May 2, 2018 which removes the alley behind townhomes T-54 
through T69 as identified on the previously approved site plan but leaves the commercial portion of the 
development unchanged. 
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 Modify Condition No. 2 of the conditions submitted by Commissioner Sharon Barnes-Sutton as follows (previous 
condition deleted; replacement italicized):  SF Attached Townhomes must have parking in the rear of the 
building with 2-car garages and minimum floor area of 1800 square feet.  Attached townhomes must have 
parking in the rear of the building with two-car garages and a minium floor area of 1800 square feet.  Front-
facing garages on all units to be constructed after July 24, 2018 shall be set back from the front façades of the 
houses by two feet. 
 

 Delete condition No. 21 which requires installation of an 8-foot tall opaque fence along the north, east, and west 
property lines. 

 

  Modify Condition No. 31, formerly approved as No. 5 of the conditions submitted by Commissioner Sharon 
Barnes-Sutton as follows (modification italicized):  The building materials of all facades, residential, and principal 
non-residential structures (townhome sand S-F detached) shall consist of non-reflective glass, glass block, 
natural stone, pre-cast concrete, brick, terra cotta, or stucco.  No vinyl siding.  Fiber cement lap siding shall also 
be an allowed façade material for townhomes  and single-family detached structures. 

 

 Add Condition No. 32 as follows:  Notwithstanding anything in any other condition or the original site plan, the 
maximum number of stories of the residential homes shall be three stories, at a maximum height of 45 feet. 
 
 

 
Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments  
4. Application 
5. Site Plan 
6. Zoning Map 
7. Land Use Plan Map 
8. Aerial Photograph 
9. 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). 

 

 
 (AS APPLICABLE)  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. 
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RC (Regional Center) 
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Rear of property where townhomes 
are proposed.  Single-family homes 
can be seen at right side of photo. 

West side of property. 
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