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Michael Thurmond 
Chief Executive Officer 

Planning Commission Hearing Date: January 5, 2021 
Board of Commissioners Hearing Date: January 28, 2021 

STAFF ANALYSIS 
 

Case No.: Z-21-1244391 Agenda #: N7 
 

Location/Address: 1548 Line Street, Decatur, GA 
30032 

Commission District: 03 Super District: 07 

 

Parcel ID: 15-201-05-002 
 

Request: To rezone property from O-I (Office Institutional) District to RSM (Small Lot 
Residential Mix) District to allow for the renovation of a single-family home on a 
0.32-acre lot. 

 
Property Owner(s): Brian Morris, Sandra Sanders 

 

Applicant/Agent: Brian Morris 
 

Acreage: 0.32 acres 
 

Existing Land Use: Single-Family Residential 
 

Surrounding Properties: To the north of the subject property is Memorial Drive, to the south is single-family 
residential, to the west is a wooded area, and to the east is single-family residential. 

 

Adjacent Zoning: 
 

Comprehensive Plan: 

North:  O – I   South: RSM   East: MR – 2 West: NS 
 

Commercial Redevelopment Corridor (CRC) 

Consistent Inconsistent 
 

Proposed Density: 1 unit/Single-family, detached Existing Density: 1 unit/Single-family, detached 

Proposed Square Ft.: 1,500s.f. Existing Units/Square Feet:  1,500s.f. 

Proposed Lot Coverage: 11% Existing Lot Coverage: 11% 

 
 
 
 
 

DeKalb County Department of Planning & Sustainability 
330 Ponce De Leon Avenue, Suite 500 
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Subject Property 
 

The subject property is a 0.32-acre site located on the east side of Line Street, 70 feet south of Memorial Drive. The 

property is currently occupied by a single-family house. Bordering the eastern property line of the subject property 

are existing single-family residential units zoned MR-2. Bordering the southern property line is an existing single-

family residential unit zoned RSM. Bordering the northern property line are vacant lots zoned O-I. Across Line 

Street from the subject property is vacant land zoned NS. Apart from the bordering properties, the properties in 

the surrounding area are predominantly single-family and multi-family residential and zoned RSM or MR-2. The 

closest multi-family units are located about 350 feet south of the subject property along Line Street. There is 

currently one place of worship located within a 1,500-foot radius of the subject property. The Wadsworth 

Elementary School is located within a 1-mile walking distance of the property. The closest natural waterway is the 

Shoal Creek about 350 feet south of the subject property.  

Zoning History 
 
Based on DeKalb County records, it appears that the O-I zoning of the property has not changed since adoption of the first 
zoning ordinance and map in 1956. The DeKalb County 2035 Comprehensive Plan designates the subject property’s future 
land use as Commercial Redevelopment Corridor (CRC). 

 
Project Analysis 

 

Per the submitted application, the applicant is requesting the property be rezoned from O-I (Office Institutional) to 

RSM (Small Lot Residential Mix) for the purpose of renovating the existing single-family home and using it for 

residential purposes. The renovation is primarily on the inside of the home with minor changes to the exterior. There 

will be no site work, demolition, or construction of new structures. 

Impact Analysis 
 

Section 27-7.3.5 of the DeKalb County Code states that the following standards and factors shall govern the review 
of all proposed amendments to the Official Zoning Map. 

 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 

 
The proposed rezoning is in conformity with the policies and intent of the DeKalb County Comprehensive Plan. The 
Comprehensive Plan designates this site as CRC (Commercial Redevelopment Corridor) which has an intent to 
promote the redevelopment of declining commercial corridors and improve the function and aesthetic appeal of 
more stable commercial corridors. Additionally, the CRC designation promotes mixed-use and higher density 
residential development, where appropriate. The Comprehensive Plan includes RSM (Small Lot Residential Mix) as a 
permissible zoning option.  

 
B. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent        
and nand nearby properties: 

 
The proposed rezoning to RSM (Small Lot Residential Mix) for the renovation of a single-family home will permit a 
suitable use. The current zoning of three (3) properties directly south of the subject property are currently zoned 
RSM (Small Lot Residential Mix), therefore, the rezoning would be consistent with the current zoning along this 
block of Line Street.  
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C.    Whether the property to be affected by the zoning proposal has a reasonable economic use as currently zoned: 
 

The property to be affected by the zoning proposal does not appear to have reasonable economic use as currently 
zoned (O-I). Considering that the existing properties south of the subject property are currently zoned RSM (Small 
Lot Residential Mix) and do have reasonable economic use, it is expected that the rezoning to RSM will present 
reasonable economic use for the subject property as well. 

  

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

The rezoning request from O-I (Office Institutional) to RSM (Small Lot Residential Mix) should not adversely affect 
the use or usability of adjacent properties. The current environment around the subject property consists of 
primarily single-family residential and multi-family residential units. With the rezoning from O-I (Office 
Institutional) to RSM (Small Lot Residential Mix) the subject property would be used in a residential manner; 
consistent with the existing uses in the vicinity, therefore, having no adverse effect on the existing uses.  

 
E.    Whether there are other existing or changing conditions affecting the use and development of the  

prproperty, which give supporting grounds for either approval or disapproval of the zoning proposal: 
 

There are no other existing or changing conditions affecting the use and development of the property. The current 
neighborhood around the subject property consists primarily of single-family and multi-family residential. The 
proposal would permit a use that is consistent with the existing residential units in this neighborhood. The rezoning 
to RSM (Small Lot Residential Mix) would positively contribute to the existing aesthetic of the neighborhood. 

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

 

There are no known historic buildings, sites, districts or archeological resources that would be adversely affected 
by the rezoning request from O-I (Office Institutional) to RSM (Small Lot Residential Mix). 

 
G.    Whether the zoning proposal will result in a use which will or could cause an excessive or burdensome use 

ofof existing streets, transportation facilities, utilities, or schools: 
 

The request for rezoning from O-I (Office Institutional) to RSM (Small Lot Residential Mix) will not result in 
excessive or burdensome use of existing streets, transit facilities, utilities, or schools. Residential use of the subject 
property should generate fewer trips when contrasted with potential commercial use. Moreover, the modest 
home size should produce marginal impacts on public infrastructure.  

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

 
The request for rezoning from O-I (Office Institutional) to RSM (Small Lot Residential Mix) should not adversely 
impact the environment or surrounding natural resources. Because the proposal only calls for the renovation of the 
existing home’s interior there are not any disturbances to the natural environment or natural resources expected.  
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Staff Recommendation 
 

Based on the impact analysis and zoning analysis above, the zoning proposal is consistent with the 2035 

Comprehensive Plan. The CRC future land use designation supports the requested zoning designation. The 

rezoning from O-I (Office Institutional) to RSM (Small Lot Residential Mix) would add to the vitality of the 

surrounding neighborhood and mesh well with existing residential uses. The zoning proposal will not adversely 

affect the existing use or usability of adjacent properties. Therefore, the Department of Planning and 

Sustainability recommends “approval.” 





 

 



 































Zoning comments:  12/14/2020 

N1. Constitution Road is classified as a minor arterial.  Please see Chapter 5 of the Zoning Code and 

Section 14-190 of the Land Development Code for required improvements.  A right of way dedication of 

40 feet from centerline or such that all public infrastructure is on right of way, whichever greater, is 

required.  Requires a 6 foot sidewalk, a 10 foot planting strip, bike lanes (or multiuse path) and street 

lighting along all property frontages at permitting.  You may want to check whether this goes against the 

planning efforts in the DeKalb County SDAT Report Plan to limit trucks on Bouldercrest Road.  

N2.  Mercer University Drive and Flowers Road are both classified as collector roads. .  Please see 

Chapter 5 of the Zoning Code and Section 14-190 of the Land Development Code for required 

improvements.  A right of way dedication of 40 feet from centerline or such that all public infrastructure 

is on right of way, whichever greater, is required.  Requires a 6 foot sidewalk, a 10 foot planting strip, 

bike lanes (or multiuse path) and street lighting along all property frontage at permitting.  Coordination 

is required with GDOT Project PI No. 0015646.  Dedicate necessary right of way and easements needed 

for bridge construction.   

N3.  Rock Chapel Road is classified as a major arterial and state route.  GDOT review and permits 

required, including updated traffic signal permit, prior to receiving permit. Requesting a traffic study to 

include all phases with proposed land uses.   Please see Chapter 5 of the Zoning Code and Section 14-

190 of the Land Development Code for required improvements.  A right of way dedication of 50 feet 

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

Requires a 6 foot sidewalk, a 10 foot planting strip, bike lanes (or multiuse path) and street lighting 

along all property frontage at permitting.   

N4.  No comments 

N5 & N6.  Flat Shoals Pkwy is classified as a major arterial and state route. GDOT review and permits 

required prior to receiving permit.  Please see Chapter 5 of the Zoning Code and Section 14-190 of the 

Land Development Code for required improvements.   A right of way dedication of 50 feet from 

centerline or such that all public infrastructure is on right of way, whichever greater, is required.  

Requires a 6 foot sidewalk, a 10 foot planting strip, bike lanes (or multiuse path) and street lighting 

along all property frontage at permitting.  Dedicate right of way to match surrounding parcels.  Flakes 

Mill Road is classified as a minor arterial. .    A right of way dedication of 40 feet from centerline or such 

that all public infrastructure is on right of way, whichever greater, is required.  Requires a 6 foot 

sidewalk, a 10 foot planting strip, bike lanes (or multiuse path) and street lighting along all property 

frontage at permitting.  Limit access points to one access point on each road by closing the access point 

nearest the intersection.   

N7.  No comments 

N8. Briarcliff Road and Shallowford Road are both classified as minor arterials.  Please see Chapter 5 of 

the Zoning Code and Section 14-190 of the Land Development Code for required improvements.  A right 

of way dedication of 40 feet from centerline or such that all public infrastructure is on right of way, 

whichever greater, is required.  Requires a 6 foot sidewalk, a 10 foot planting strip, bike lanes (or 

multiuse path) and street lighting along all property frontage at permitting.   



N9.  Covington Hwy is classified at a major arterial and state route.  GDOT review and permits required 

prior to receiving permit.  Please see Chapter 5 of the Zoning Code and Section 14-190 of the Land 

Development Code for required improvements.  A right of way dedication of 50 feet from centerline or 

such that all public infrastructure is on right of way, whichever greater, is required.  Requires a 6 foot 

sidewalk, a 10 foot planting strip, bike lanes (or multiuse path) and street lighting along all property 

frontage at permitting.   

N10.  North Druid Hill is classified as a major arterial.  Please see Chapter 5 of the Zoning Code and 

Section 14-190 of the Land Development Code for required improvements.  A right of way dedication of 

50 feet from centerline or such that all public infrastructure is on right of way, whichever greater, is 

required.  Requires a 6 foot sidewalk, a 10 foot planting strip, bike lanes (or multiuse path- preferred) 

and street lighting along all property frontage at permitting.   





  
 
 

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: 
 
• Transportation/Access/Row  

Consult the Georgia DOT as well as the DeKalb County Transportation Department prior to land 

development permit. Verify widths from the centerline of the roadways to the property line for 

possible right-of-way dedication. Improvements within the right-of-way may be required as a 

condition for land development application review approval. Safe vehicular circulation is 

required. Paved off-street parking is required.  
 

• 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, 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.  

 

• 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. 
 

 

 

 

DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

           DISTRIBUTION FORM 



• Landscaping/Tree Preservation    

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

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

approval from the County Arborist. 

 

• Tributary Buffer  

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

buffer have a 75’ undisturbed stream buffer and land development within the undisturbed creek 

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

• Fire Safety   

Plans for land development permit must comply with Chapter 12 DeKalb County Code for fire 

protection and prevention.  
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12/14/2020 

 

 To:      Mr. John Reid, Senior Planner 
 From:  Ryan Cira, Environmental Health Manager 
 Cc:      Alan Gaines, Technical Services Manager 
 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 Operations, Tourist Accommodations, Body 
Art Studios, Swimming Pools and Water Parks 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. Recommendation: Provide trash can with liner at each bus stop with bench and 
monitor for proper removal of waste. 

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

 
 
   
 



 

DeKalb County Board of Health 

445 Winn Way – Box 987 

Decatur, GA 30031 

404.294.3700 • www.dekalbhealth.net 

 

 
 
N.1  Z-21-1244232  2020-1531/15-077-01-002 
 1795 Constitution Road, Atlanta, GA  30316 

- Please review general comments. 
 
N.2 SLUP-21-1244383 202-1532/18-265-05-002, 18-265-05-003, 18-266-01-002, 18-266-

01-003, 18-266-01-004, 18-266-01-005, 18-266-01-007, 18-266-02-002, 18-266-02-003, 
18-266-02-0052930  

 2930 Flowers Road South, Chamblee, GA 30341 
- Please review general comments.  
- Septic system installed on property 3000 Flowers Road on 09/24/1970. 

 
N.3 CZ-21-1244384 2020-1534/16-195-01-002,16-195-011-004,16-195-01-006,16-

195-01-007 
 1688 Rock Chapel Road; Lithonia, GA 30058 

- Please review general comments. 
- Septic indicated on several properties surrounding this location. 

 
N.4 SLUP-21-1244387 2020-1535/15-164-02-001 
 4085 Glenwood Road, Decatur, GA 30032 

- Please review general comments. 
- Septic indicated on several properties; installed between 10-07-59 – July 2001. 

 
N.5 SLUP-21-1244388 2020-1536/15-061-03-012 
 4845 Flat Shoals Parkway, Decatur, GA  30034 

- Please review general comments. 
- Septic indicated on several properties in surrounding area. 

 
N.6 SLUP-21-1244389 2020-1537/15-061-03-012 
 4845 Flat Shoals Parkway, Decatur, GA  30034 

- Please review general comments. 
- Septic system indicated on several properties in surrounding area. 

 
N.7 Z-21-1244393  2020-1538/15-201-05-002 
 1548 Line Street, Decatur, GA 30032 

- Please review general comments. 
- Septic indicated on surrounding property: 1799 Line Street on April 22, 1996. 
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N.8 SLUP-21-1244393 2020-1539/18-233-07-002 
 2345 Shallowford Road, Atlanta, GA 30345 

- Please review general comments. 
- Septic system indicated on surrounding properties. 

 
N.9 Z-21-1244398  2020-1541/15-162-04-007 
 5021 Covington Highway, Decatur, GA  30035 

- Please review general comments.  
- Septic system installed 05/24/1967. 

 
N.10 SLUP-21-1244417 2020-1542/18-112-02-003 
 3033 North Druid Hills Road, Atlanta, GA  30329 

- Please review general comments.  
- Septic system installed on surrounding property 3035 North Druid Hills Road in 

04/14/1980. 
 

N.11 TA-21-1244279 2020-1543 
 County-Wide (ALL DISTRICTS) 
 
N.12 TA-21-1244414  2020-1546 
 County-Wide (ALL DISTRICTS) 
 
N.13  V-20-1244428  15-228-01-003, 15-228-01-005, 15-228-01-093, 15-288-01-094 
 1014 Elder Lane, Stone Mountain, GA 30083 
 
 
 

 
   
 
  
  

 
 
 

  
 
 
 
 





NEXT STEPS 
 

 
Each of the approvals and permits listed above require submittal of application, fees and 
supporting documents.  Please consult with the appropriate department/division. 

 

 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 space and for use of 
property for any business type.  The issuance follows the review of submitted plans if required 
based on the type occupancy.) 
 
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 (Certificate of Appropriateness 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 or Special Exception (Required seeking 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 changes to zoning conditions approved by the Board of Commissioner on 
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.) 




