
 

 

Agenda Item 
File ID: 2021-2116                         Substitute  4/27/2021 

 

Public Hearing:  YES ☒     NO ☐          Department: Planning and Sustainability                                       
 
SUBJECT:   
..Title  
COMMISSION DISTRICTS:  2 & 6 

Application of The Allen Morris Company to rezone properties from RSM (Small Lot Residential Mix) 
and R-85 (Residential Medium Lot-85) District to allow multifamily apartments.   
..Body 
Petition No.:    Z-21-1244535, 2021-2116 

Proposed Use:    Multifamily Residential – 337 Apartment Units 

Location:    2490 North Druid Hills Road, and 1600 and 1613 Mount Mariah Road, Atlanta 

Parcel No.:    18-152-01-005, -006, -054 

Information Contact:  Melora Furman 

Phone Number:   404-371-4922 

 
PURPOSE: 
Application of The Allen Morris Company to rezone properties from RSM (Small Lot Residential Mix) and R-
85 (Residential Medium Lot-85) District to allow multifamily apartments.  The property is located on the 
northeast intersection of North Druid Hills Road and Mount Mariah road at 2490 North Druid Hills Road, and 
1600 and 1613 Mount Mariah Road, Atlanta, GA.  The property has approximately 262 feet of frontage on 
Mount Mariah Road and contains 5.6 acres.  
 
RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL:  Deferral. 
 
PLANNING COMMISSION:  Full Cycle Deferral. 
 
 
PLANNING STAFF:   Approval with Conditions. 
 
PLANNING STAFF ANALYSIS:   The zoning proposal has been determined to be suitable in view of the use 
and development of adjacent and nearby property.  It is consistent with the following policy of the 2035 
Comprehensive Plan: “Create compact mixed- use districts and reduce automobile dependency and travel to 
obtain basic services.” (Land Use Policy 2).  Additionally, the zoning proposal is consistent with the updated 
North Druid Hills Livable Centers Initiative Plan-Briarcliff Node update. As a multi-family residential 
building, the proposed development provides a transition from more intense mixed-used development and less 
intense residential adjoining properties and is therefore not expected to negatively affect their use or usability. 
Therefore, the Department of Planning and Sustainability recommends, “Approval” with conditions.   



 
PLANNING COMMISSION VOTE:  Full Cycle Deferral, 9-0-0.  J. West moved, A. Atkins seconded for a full 
cycle deferral, as per the Staff recommendation. 
 
COMMUNITY COUNCIL VOTE/RECOMMENDATION:  Full Cycle Deferral, 5-0-0. 
 
 
 
  
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:  March 2, 2021, 5:30 P.M. 
Board of Commissioners Hearing Date:  March 25, 2020, 5:30 P.M. 

 

STAFF ANALYSIS  
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Case No.:    Z-21-1244535 Agenda #:  N. 9 

Location/Address: 2490 North Druid Hills Road, and 1600 and 
1613 Mount Mariah Road, Atlanta 

Commission District:  2    Super District:  6 

Parcel ID(s): 18-152-01-005, -006, & -054 

Request: Rezone properties from RSM (Small Lot Residential Mix) and R-85 (Residential-Medium 
Lot-85) to HR-2 (High Density Residential-2) to allow multifamily apartments. 

Property Owner(s): CSS 18, LLC and Health Systems Real Estate, Inc. 

Applicant/Agent: The Allen Morris Company 

Acreage: 5.6 acres 

Existing Land Uses: Undeveloped land and a place of worship. 

Surrounding Properties:  North:  Townhomes (zoned MR-1); Northeast:  Undeveloped, wooded (zoned R-85); East, 
Southeast:  First Alliance Church (zoned R-85); South:  Single-family residential (zoned R-
85); Southwest:  Open Space (zoned R-85); West and Northwest:  A Firestone tire store 
and a Target retail store (located in the City of Brookhaven) 

Comprehensive Plan: SUB (Suburban)                                                    Consistent                       Inconsistent* 

 *Consistency is proposed to be achieved through the update to the 2035 Comprehensive  
Plan  

Proposed Density:  60.1 units per acre Existing Density:  not applicable 

Proposed Units:  337 Existing Units:  none 

Proposed Lot Coverage:  79.4% Existing Lot Coverage:   (estimate) 10% 

 
Companion Application*:   

The applicant has filed a companion application (TA-21-1244599) for an update to the North Druid Hills Livable 
Centers Initiative (LCI) Plan.  The reason for the update is to increase the allowed multifamily residential density 
in the Briarcliff Node of the plan area to 60 units per acre.  This update is intended to provide a basis for an 
amendment to the land use designation of the subject property, which would change it from Suburban to Town 
Center, thereby allowing the density of 60 units per acre that is proposed for the project under consideration. 
The Department of Planning and Sustainability has recommended that the application for the land use map 
amendment wait until the May zoning cycle to ensure that the Board of Commissioners has enough time to 
approve the updated LCI Plan, and the applicant has agreed to hold off on filing a land use map amendment 
application.   

 X 

http://www.dekalbcountyga.gov/planning
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The request to rezone the property to HR-2 under consideration in this report must be deferred to the May 
zoning cycle, since the HR-2 zoning classification is not compatible with the existing Suburban land use 
designation. The Department of Planning and Sustainability recommends that this application be “Deferred Full 
Cycle”.   
 
Zoning History:   
 
On August 28, 2017, the Board of Commissioners approved a request to rezone the subject property (CZ-12-
17900) from R-85 (Single-Family Residential– 85) to RM-150 (Multifamily Residential – 150) for construction of a 
nursing care facility.  The RM-150 classification was converted to RSM when the zoning ordinance and map was 
updated in 2015. 
 
In April 2004, The Board of Commissioners approved a Special Land Use Permit (SLUP-04-008) for a 7,350 square 
foot place of worship. In 2009, land clearance and installation of utilities was started and then discontinued 
shortly thereafter.    
 

SITE AND PROJECT ANALYSIS 
 
The subject property is a 5.6-acre tract consisting of three parcels.  The property fronts on North Druid Hills 
Road, a major thoroughfare that distributes traffic from Interstate 85 and provides a conduit for traffic between 
DeKalb County and the Buckhead area of the City of Atlanta. The west side of the subject property also fronts on 
Mt. Mariah Road, a local street that dead ends into one of the parcels that comprise the subject property, which 
is currently used for a place of worship (the Congregation Shaarai Shamayin) and cemetery.  Mt. Mariah Road 
borders a City of Brookhaven boundary line. The property is located within the Briarcliff Node of the North 
Druid Hills Livable Centers Initiative (LCI) study area. 
 
With the exception of the place of worship and its parking lot and cemetery, the majority of the site is 
wooded or partially cleared for development.  The grade of the subject property is approximately 35 feet 
below that of the adjoining property to the east. 

 

A mixture of commercial and office land uses are located to the west of the subject property.  Single-family 
detached and attached residential land uses are located to the east, northeast, and south. The First Alliance 
Church adjoins the property to the east.  A Firestone automobile repair shop and a Super Target store are 
located to the west, across Mount Mariah Road (in the City of Brookhaven).  A townhome-style condominium 
development, called Bristol at Briarcliff, is located to the north.   
 
PROPOSAL 
 
The proposal under consideration is for a five-story, 337-unit multifamily residential development.  Deck-style 
parking is located at the center of the building.  The building contains 415,650 square feet of residential space.  A 
2,000 +   square foot commercial space is located on the ground level of the west side of the building.  A 3,000 
square foot pocket park is located at the northeast corner of the building.  The building features two interior 
courtyards and an open-air pool.  The latter would be accessed from the second story of the building.   A ground-
level courtyard, depicted in a rendering submitted by the applicant as a public seating space, is located at the 
southwest corner of the building.   
 
Traffic and Transportation Considerations 
 
The DeKalb County Comprehensive Transportation Plan (CTP) recommends that North Druid Hills Road from US 
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78 (Scott Boulevard/Lawrenceville Highway) to Buford Highway, which includes the section of North Druid Hills 
Road on which the property fronts, be converted to a multimodal highway. The term “multimodal” means 
inclusion of bike lanes, pedestrian facilities, and a median (either landscaped or a center turn lane).  In addition, 
the DeKalb County Transit Master Plan (TMP) includes a planned Arterial Rapid Transit (ART) route along North 
Druid Hills Road.  It is not clear how the proposal under consideration will affect design of the multimodal 
corridor or the ART route.  The proposal provides pedestrian facilities but does not allow for a bike lane along the 
property frontage.   
 
Proposed streetscaping on Mt. Mariah Road would be improved if the street trees were planted in the landscape 
strip between the sidewalk and the curb, to buffer pedestrians from traffic.  As per Section 27-5.4.3(A)(2)(d)(i) of 
the DeKalb County Code, the landscape strip may be split to accommodate existing infrastructure, such as 
electric lines or light poles; however, such infrastructure doesn’t exist on Mt. Mariah Road.  In contrast, on North 
Druid Hills Road, electric lines are planted in the existing landscape strip between the pavement and the 
sidewalk, impeding the realization of a desirable landscape strip along the property frontage. 
 
Compliance with District Standards: 
 
 

HR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE  HR-2 Base:  40 units/ac.; w/Bonuses:  
60 units/ac. 

60 units/acre Yes; bonus achieved 
through provision of 
sustainability 
elements. 

DENSITY 
BONUSES 

Sustainability bonus (construction is 
certified by LEED, Earth Craft, or 
comparable organization): 20 bonus 
units/acre 

Construction will be certified by 
LEED, Earth Craft, or comparable 
organization  

Yes 

MIN. OPEN SPACE 15% 19.9% Yes 

TRANSITIONAL  
BUFFER 

50’ wide,  planted or undisturbed, 6’ 
fence along east sides of property 

East sides: approximately 5-30  
feet; no fence (fire lane in 
transitional buffer) 

Rear:  Approximately 6 feet (fire 
lane in transitional buffer) 

Variances will be 
necessary. 

MIN. LOT AREA No minimum N.A. N.A. 

MIN. LOT WIDTH 100 feet Approximately 285 feet Yes 

MAX. LOT 
COVERAGE  

85% 79.4% Yes 

MAX. BLDG. 
HEIGHT  

6 stories or 75 feet, whichever is less 5 stories  Yes 

MINIMUM UNIT 
SIZE 

650 square feet At least 650 square feet Yes 
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HR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

  FRONT   Min. 10’; Max. 20’  12 feet Yes 

 SIDE 
CORNER 

Min. 10’; Max. 20’ 

Superseded by 50’ transitional 
buffer 

East sides: approximately 5-30  
feet; no fence 

Rear:  Approximately 6 feet 

Variances will be 
necessary. 

 REAR 
W/O 
ALLEY  

Min. 20’ 

Superseded by 50’ transitional 
buffer 

East sides: approximately 5-30  
feet; no fence 

Rear:  Approximately 6 feet 

Variances will be 
necessary. 

PARKING Min. – 1.5 spaces/unit = 505  spaces 

Max. – 3 spaces/unit = 1,011 spaces 

525 spaces Yes 

PERIMETER 
LANDSCAPE STRIP 

Superseded by transitional buffer. N.A. N.A. 

STREETSCAPING -  
N. DRUID HILLS 

Min. 10-ft. landscape strip, min. 6-ft. 
sidewalk, street trees 40 ft. on 
center, light poles 80 ft. on center  

 

3-ft. landscape strip between 
street pavement or curb and 
sidewalk, 6-ft. sidewalk, 3-ft. 
landscaped strip with street trees 
40’ on center, light poles  

Yes 

STREETSCAPING -  
N. DRUID HILLS 

Min. 4-ft. bike lane as per Section  
27-14.190 of the DeKalb County 
Code 

No bike lane shown on site plans. A Planning 
Commission variance 
will be necessary. 

MIN. 
STREETSCAPE 
DIMENSIONS – 
MT. MORIAH  

6-ft. landscape strip and 5-ft. 
sidewalk on each side, light poles 
100 ft. on center and street trees 30 
ft. on center  

Landscape strip may be split to 
avoid interference with above-
ground utilities. 

3-ft. landscape strip, 6-ft. 
sidewalk, 3-ft. landscape strip;  
street trees 40’ on center.   

Note:  there are no existing 
above-ground utilities along Mt. 
Moriah Rd. 

Variances will be 
necessary.   

 
 
STAFF RECOMMENDATION:  FULL CYCLE DEFERRAL  

 
The North Druid Hills Livable Centers Initiative (LCI) Plan is currently being updated to increase the allowed 
multifamily residential density in the Briarcliff Node of the plan area to 60 units per acre.  This update is intended 
to provide a basis for an amendment to the land use designation of the subject property, which would change it 
from Suburban to Town Center, thereby allowing the density of 60 units per acre that is proposed for the project 
under consideration. The Department of Planning and Sustainability has recommended that the application for 
the land use map amendment wait until the May zoning cycle to ensure that the Board of Commissioners has 
enough time to approve the updated LCI Plan, and the applicant has agreed to hold off on filing a land use map 
amendment application. 
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The request to rezone the property to HR-2 under consideration in this report must be deferred to the May 
zoning cycle, since the HR-2 zoning classification is not compatible with the existing Suburban land use 
designation. The Department of Planning and Sustainability recommends that this application be “Deferred Full 
Cycle”.   
 
 
 
 
 
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 



 

 

 

Prepared 2/24/2021 by:  MLF      Page 6   Z-21-1244535/N. 9 
 

 

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. 
 

 
 



  
 

 

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.  

 







N1. No Comment 

N2 & N3.  Coordinate and provide the required right of way for the GDOT Managed Lanes I-285 East 

Project prior to permitting.  GDOT PM:  Tim Matthews at TMatthews@dot.ga.gov.  Rockbridge Road is 

classified as a minor arterial.  Please note the infrastructure requirements in Chapter 5 of the Zoning 

Code and Chapter 14-190 of the Land Development Code.  A right of way dedication of 40 from 

centerline or such that all public infrastructure (sidewalks/streetlights) are within right of way, 

whichever greater.  Required:  10- foot landscape strip, 6-foot sidewalk, bike lanes, streetlights.  All 

access points must meet minimum intersection and stopping sight distance requirements per AASHTO 

Greenbook for 35 mph and presented (signed and sealed by a professional engineer)with the land 

development permit documents.   

N4 & N5.  Covington Hwy is a state route.  Review and approval by GDOT District 7 (Justin Hatch at 

Juhatch@dot.ga.gov) required prior to issuance land development permit.  Covington Hwy is classified 

as a major arterial.  Please note the infrastructure requirements in Chapter 5 of the Zoning Code and 

Chapter 14-190 of the Land Development Code.  A right of way dedication of 50 from centerline or such 

that all public infrastructure (sidewalks/streetlights) are within right of way, whichever greater.  

Required at a minimum (GDOT may have additional requirements):  10- foot landscape strip, 6-foot 

sidewalk, bike lanes or multiuse path, streetlights.  All access points must meet minimum intersection 

and stopping sight distance requirements per AASHTO Greenbook for the posted speed limit and 

presented (signed and sealed by a professional engineer)with the land development permit documents.   

N6 & N7.  Pine Mountain Road is classified as a local residential.  Please note the infrastructure 

requirements in Chapter 5 of the Zoning Code and Chapter 14-190 of the Land Development Code.  A 

right of way dedication of 27.5 feet from centerline or such that all public infrastructure 

(sidewalks/streetlights) are within right of way, whichever greater.  Required:  6- foot landscape strip, 5-

foot sidewalk, streetlights.  All access points must meet minimum intersection and stopping sight 

distance requirements per AASHTO Greenbook for the posted speed limit and presented (signed and 

sealed by a professional engineer)with the land development permit documents.   

Please note that we received complaints about truck traffic on this street and it is posted no trucks.  

Consideration should be given to how to handle truck access and traffic.  Limit all truck access to SR 124 

Turner Hill Road.  No truck access on Pine Mountain Rd.  

N8. No Comment 

N9.  This development requires a traffic study (337 units) be presented to identify required 

improvements prior to zoning.  I recommend deferral until a traffic study is submitted so that we can 

incorporate the result of the traffic study into the zoning conditions. Traffic study should address 

requirements for left turning lanes and right turn lane on North Druid Hills at the Mont Moriah Road and 

the need for a potential traffic signal.  Please confirm the existing right of way on Mount Moriah Road.  

The county records show a 60 foot right of way and it appears that the development is encroaching on 

the right of way. The study should also address the lanes needed to accommodate the traffic exiting 

Mount Moriah Rd at the intersection.  Direct pedestrian access is to be provided from the public 

sidewalks to the proposed development. North Druid Hills Road is classified as a major arterial.  Please 

note the infrastructure requirements in Chapter 5 of the Zoning Code and Chapter 14-190 of the Land 

Development Code.  A right of way dedication of 50 from centerline or such that all public infrastructure 

mailto:TMatthews@dot.ga.gov
mailto:Juhatch@dot.ga.gov


(sidewalks/streetlights) are within right of way, whichever greater.  Required at a minimum:  10- foot 

landscape strip, 6-foot sidewalk, bike lanes or multiuse path, streetlights.  All access points must meet 

minimum intersection and stopping sight distance requirements per AASHTO Greenbook for the posted 

speed limit and presented (signed and sealed by a professional engineer)with the land development 

permit documents.  Mount Moriah Road is classified as a local road.  Please note the infrastructure 

requirements in Chapter 5 of the Zoning Code and Chapter 14-190 of the Land Development Code.  A 

right of way dedication of 27.5 feet from centerline or such that all public infrastructure 

(sidewalks/streetlights) are within right of way, whichever greater.  Required at a minimum:  6- foot 

landscape strip, 5-foot sidewalk, streetlights.  Mount Moriah Road must be brought up to minimum 

county standards to include at least 22 feet of pavement along entire property frontage.  All access 

points must meet minimum intersection and stopping sight distance requirements per AASHTO 

Greenbook for the posted speed limit and presented (signed and sealed by a professional engineer)with 

the land development permit documents.   

N10 & N11.  Pine Mountain Road is classified as a local.  Please note the infrastructure requirements in 

Chapter 5 of the Zoning Code and Chapter 14-190 of the Land Development Code.  A right of way 

dedication of 27.5 feet from centerline or such that all public infrastructure (sidewalks/streetlights) are 

within right of way, whichever greater.  Required:  6- foot landscape strip, 5-foot sidewalk, streetlights.  

All access points must meet minimum intersection and stopping sight distance requirements per 

AASHTO Greenbook for the posted speed limit and presented (signed and sealed by a professional 

engineer) with the land development permit documents.   

N12.  Requesting a traffic study be completed prior to zoning to determine the impacts of the 

development on the intersection of Rockbridge Road at Mountain Park Trail and the proposed driveway 

on Rockbridge Road. Only one access point of Mountain Park Trail. The access point on Mountain Park 

Trail must be shifted to the rear property line away from Rockbridge Road. Please note the minimum 

driveway/street separation required in Section 14-200 (6).  Remove acceleration lane from Rockbridge 

Road frontage.  Provide direct pedestrian access from public right of way to the proposed destinations.  

Rockbridge Road is classified as a minor arterial.  Please note the infrastructure requirements in Chapter 

5 of the Zoning Code and Chapter 14-190 of the Land Development Code.  A right of way dedication of 

40 from centerline or such that all public infrastructure (sidewalks/streetlights) are within right of way, 

whichever greater.  Required:  10- foot landscape strip, 6-foot sidewalk, bike lanes, streetlights.  

Mountain Park Trail is classified as a local.  Please note the infrastructure requirements in Chapter 5 of 

the Zoning Code and Chapter 14-190 of the Land Development Code.  A right of way dedication of 27.5 

feet from centerline or such that all public infrastructure (sidewalks/streetlights) are within right of way, 

whichever greater.  Required:  6- foot landscape strip, 5-foot sidewalk, streetlights.  All access points 

must meet minimum intersection and stopping sight distance requirements per AASHTO Greenbook for 

35 mph and presented (signed and sealed by a professional engineer)with the land development permit 

documents.   

N13.  Northern Ave is classified as a collector road.  Please note the infrastructure requirements in 

Chapter 5 of the Zoning Code and Chapter 14-190 of the Land Development Code.  A right of way 

dedication of 35 from centerline or such that all public infrastructure (sidewalks/streetlights) are within 

right of way, whichever greater.  Required:  10- foot landscape strip, 6-foot sidewalk, bike lanes or 

multiuse path, streetlights.  .  All access points must meet minimum intersection and stopping sight 



distance requirements per AASHTO Greenbook for the posted speed limit and presented (signed and 

sealed by a professional engineer)with the land development permit documents.   

N14. No comment. 

N15, N16 and N17. Panola Road is classified as a major arterial.  Please note the infrastructure 

requirements in Chapter 5 of the Zoning Code and Chapter 14-190 of the Land Development Code.  A 

right of way dedication of 50 feet from centerline or such that all public infrastructure 

(sidewalks/streetlights) are within right of way, whichever greater.  Required at a minimum:  10- foot 

landscape strip, 6-foot sidewalk, bike lanes or multiuse path, streetlights.  All access points must meet 

minimum intersection and stopping sight distance requirements per AASHTO Greenbook for the posted 

speed limit and presented (signed and sealed by a professional engineer)with the land development 

permit documents.  Young Road is classified as a collector road.  Please note the infrastructure 

requirements in Chapter 5 of the Zoning Code and Chapter 14-190 of the Land Development Code.  A 

right of way dedication of 35 feet from centerline or such that all public infrastructure 

(sidewalks/streetlights) are within right of way, whichever greater.  Required:  10- foot landscape strip, 

6-foot sidewalk, bike lanes, streetlights.  All access points must meet minimum intersection and 

stopping sight distance requirements per AASHTO Greenbook for 35 mph and presented (signed and 

sealed by a professional engineer)with the land development permit documents.  Please note the 

minimum driveway/street separation required in Section 14-200 (6).  Applies to driveways on the 

opposite side of the road also.  Access point on Young Road needs to be relocated away from the traffic 

signal.  The developer is required to upgrade the pedestrian features of the traffic signal at Panola Road 

at Young Road, as needed, as identified by the Transportation Division of Public Works.  A pedestrian 

connection must be provided from the public sidewalk to the building entrances.  

N18. Clairmont Road is a state route.  Review and approval by GDOT District 7 required prior to issuance 

land development permit.  Clairmont Road is classified as a major arterial.  Only one access point 

allowed on Clairmont Road located away from the intersection with N Williamsburg Dr.  Please note the 

infrastructure requirements in Chapter 5 of the Zoning Code and Chapter 14-190 of the Land 

Development Code.  A right of way dedication of 50 from centerline or such that all public infrastructure 

(sidewalks/streetlights) are within right of way, whichever greater.  Required at a minimum (GDOT may 

have additional requirements):  10- foot landscape strip, 6-foot sidewalk, bike lanes or multiuse path, 

streetlights.  All access points must meet minimum intersection and stopping sight distance 

requirements per AASHTO Greenbook for the posted speed limit and presented (signed and sealed by a 

professional engineer)with the land development permit documents.  N. Williamsburg Drive is classified 

as a local road.  Please note the infrastructure requirements in Chapter 5 of the Zoning Code and 

Chapter 14-190 of the Land Development Code.  A right of way dedication of 27.5 feet from centerline 

or such that all public infrastructure (sidewalks/streetlights) are within right of way, whichever greater.  

Required at a minimum:  6- foot landscape strip, 5-foot sidewalk, streetlights.  Only one access point 

allowed on N Williamsburg Road located away from the intersection on Clairmont Road.  All access 

points must meet minimum intersection and stopping sight distance requirements per AASHTO 

Greenbook for the posted speed limit and presented (signed and sealed by a professional engineer) with 

the land development permit documents.   

N19. No Comment 



N20. Clifton Springs Road is classified as a minor arterial.  Please note the infrastructure requirements in 

Chapter 5 of the Zoning Code and Chapter 14-190 of the Land Development Code.  A right of way 

dedication of 40 feet from centerline or such that all public infrastructure (sidewalks/streetlights) are 

within right of way, whichever greater.  Required at a minimum:  10- foot landscape strip, 6-foot 

sidewalk, bike lanes or multiuse path, streetlights.  All access points must meet minimum intersection 

and stopping sight distance requirements per AASHTO Greenbook for the posted speed limit and 

presented (signed and sealed by a professional engineer)with the land development permit documents.  

If interior roads are to public.  They will need to meet the requirements for a local road.  Please note the 

infrastructure requirements in Chapter 5 of the Zoning Code and Chapter 14-190 of the Land 

Development Code.  A right of way dedication of 27.5 feet from centerline or such that all public 

infrastructure (sidewalks/streetlights) are within right of way, whichever greater.  Required:  6- foot 

landscape strip, 5-foot sidewalk, streetlights.  All access points must meet minimum intersection and 

stopping sight distance requirements per AASHTO Greenbook for the posted speed limit and presented 

(signed and sealed by a professional engineer)with the land development permit documents.   

 

 

 

 

 



 

DeKalb County Board of Health 

445 Winn Way – Box 987 

Decatur, GA 30031 

404.294.3700 • www.dekalbhealth.net 

 

02/15/2021 

 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 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. 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  TA-21-1244539  2021-2108   

County-Wide (All District)  

36 

 

N.2 LP-21-1243933 2021-2109/18-011-06-001,18-011-06-004,18-011-06-005,18-011-06-006,18-

011-06-007   District 04 Super District 06   

 3581 Rockbridge Road, Stone Mountain, GA 30083 

 3605 Rockbridge Road, Stone Mountain, GA 30083 

 3611 Rockbridge Road, Stone Mountain, GA 30083 

 3599 Rockbridge Road, Stone Mountain, GA 30083 

 3593 Rockbridge Road, Stone Mountain, GA 30083 

 3581 Rockbridge Road, Stone Mountain, GA 30083 

- Please review general comments 

- Septic system installed on September 23, 1960 for property 3605 

- Septic system installed on September 23, 1960 for property 3611 

Total acres 4.8  

 

N.3 Z-21-1243934 2021-2110 / 18-011-06-001, 18-011-06-004,18-011-06-005,18-011-06-006,18-

011-06-007   District 04 Super District 06  

 3581 Rockbridge Road, Stone Mountain, GA 30083 

 3605 Rockbridge Road, Stone Mountain, GA 30083 

 3611 Rockbridge Road, Stone Mountain, GA 30083 

 3599 Rockbridge Road, Stone Mountain, GA 30083 

 3593 Rockbridge Road, Stone Mountain, GA 30083 

 3581 Rockbridge Road, Stone Mountain, GA 30083 

- Please review general comments 

- Septic system installed on September 23, 1960 for property 3605 

- Septic system installed on September 23, 1960 for property 3611 

Total acres 4.8 

 

N.4 LP-21-1244555  2021-2111 / 15-162-04-008 District 05 Super District 07 

 5011 Covington Highway, Decatur, GA 30035 

- Please review general comments 

 Total acres 0.61   

 

N.5 Z-21-1244408 202102112 / 15-162-04-008 District 05 Super District 07  

 5011 Covington Highway, Decatur, GA 30045  

- Please review general comments 

Total acres 0.61 

 

N.6 LP-21-1244580 2021-2113 / 16-168-01-008 District 05 Super District 07 

 2346 Pine Mountain Street, Lithonia, GA 30058 

- Please review general comments 

Total acres 1.2  



 

DeKalb County Board of Health 

445 Winn Way – Box 987 

Decatur, GA 30031 

404.294.3700 • www.dekalbhealth.net 

 

  

 

N.7 Z-21-1244581 2021-2114 / 16-168-01-008 District 05 Super District 07 

 2346 Pine Mountain Street, Lithonia, GA 30058 

- Please review general comments 

Total acres 1.2 

 

 

N.8 TA-21-1244599 2021-2115   District 02 Super District 06 

 North Druid Hills Briarcliff Node, Atlanta, GA 30329 

- Please review general comments 

Total acres (not stated) 

 

N.9  Z-21-1244535 2021-2116 / 18-152-01-005, 18-152-01-006, 18-152-01-054 

       District 02 Super District 06 

 2490 North Druid Hills Road, Atlanta, GA 30329 

- Please review general comments 

- Several surrounding properties with septic system installed 

Total acres 5.6 

 

N.10 LP-21-1244541 2021-2117 / 16-167-08-010 District 05 Super District 07 

 2328 Pine Mountain Street, Lithonia, GA 30058 

- Please review general comments 

- Several surrounding properties with septic system installed 

Total acres 0.79 

 

N.11 Z-21-1244542 2021-2118 / 16-167-08-010 District 05 Super District 07 

 2328 Pine Mountain Street, Lithonia, GA  30058 

- Please review general comments 

- Several surrounding properties with septic system installed 

Total acres 0.79 

 



DeKalb County School District Analysis Date: 2/8/2020

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools

Briar Vista 

Elementary 

School

Druid Hills 

Middle 

School

Druid Hills 

High School

Other DCSD 

Schools

Private 

Schools Total

Capacity 478 1,175 1,392

Portables 0 0 0

Enrollment (Fcast. Oct. 2021) 417 974 1,405

Seats Available 61 201 -13

Utilization (%) 87.2% 82.9% 100.9%

New students from development 7 2 3 1 2 15

New Enrollment 424 976 1,408

New Seats Available 54 199 -16

New Utilization 88.7% 83.1% 101.1%

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

0.0210 0.0029 0.0022 0.0087

0.0051 0.0000 0.0007 0.0019

0.0096 0.0004 0.0015 0.0038

Total 0.0119 0.0011 0.0015 0.0048

Student Calculations

Proposed Units

Unit Type

Cluster
Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

7.07 0.96 0.74 8.77

1.70 0.00 0.22 1.92

3.24 0.14 0.51 3.89

Total 12.01 1.10 1.47 14.58

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

7 1 1 9

2 0 0 2

3 0 1 4

Total 12 1 2 15

High

Anticipated Students

Briar Vista Elementary School

Druid Hills Middle School

Druid Hills High School

Middle

When fully constructed, this development would be expected to generate 15 students: 7 at Briar 

Vista Elementary School, 2 at Druid Hills Middle School, 3 at Druid Hills High School, 1 at other 

DCSD schools, and 2 at private school. Although enrollment at Druid Hills HS is already over 

capacity, the development is expected to have minimal impact.

Yield Rates

Elementary

Middle

High

337

APT

Druid Hills High School

Units x Yield

Elementary

Proposed apartments on North Druid Hills and Mount Mariah Road with 337 units

DeKalb County Z-21-1243934

18-011-06-001/004/005/006/007

Druid Hills at Mt. Mariah Apt

2490 North Druid Hills Road, 1600/1613 Mount Mariah
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N. 9    Z-21-1244535    Site Plan rev. 2-22-21



N. 9    Z-21-1244535    Colored Site Plan rev. 2-22-21



N. 9    Z-21-1244535 South Elevation (facing N. Druid Hills Rd.



N. 9    Z-21-1244535 West Elevation 



N. 9    Z-21-1244535 Zoning Map



N. 9    Z-21-1244535 Land Use Map



N. 9    Z-21-1244535 Consolidated Transporttion Plan

Multimodal Corridor 
Proposed for N. Druid Hills 
Road, including section of 
road on which the subject 
property fronts.



N. 9    Z-21-1244535 Aerial View
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N. 9    Z-21-1244535 Site Photo 



N. 9    Z-21-1244535 View  Rendering 1



N. 9    Z-21-1244535 View  Rendering 2



N. 9    Z-21-1244535 View  Rendering 3



 

 
 

SGR/23939717.1 

4/26/2021 
 

RECOMMENDED CONDITIONS 
 

Z-21- 1244535 
Rezoning of Property from RSM (Residential Small Lot Mix) and R-85 

(Residential-Medium Lot-85) to HR-2 (High Density Residential-2) District 
 

1. The development shall substantially comply with the site plan dated 
December 17, 2020 last revised March 18, 2021 (the “Site Plan”), prepared 
by Eberly & Associates, a copy of which is attached hereto as Exhibit “A”.   

  
2. The development shall contain a maximum of 337 dwelling units.  
 
3. The exterior finishes of the buildings shall consist of glass, brick, stucco, 

stone, cementious panels and siding, and/or any combination thereof. 
Aluminum shall be allowed as trim.  

 
4. Roof mounted mechanical equipment and appurtenances shall be located 

or screened so that they are not visible from the immediately adjacent 
ground level.  Screening materials shall be compatible with the 
surrounding building materials and architectural design. 

 
5. Refuse areas for the proposed multi-family buildings shall be located 

within the footprints of the buildings or the attached parking deck. 
Recycling shall be offered to residents. 

 
6. The development shall provide a minimum of 10 electric vehicle charging 

stations and 50 protected spaces for bicycles.  
 
7. A right of way dedication along North Druid Hills Road of 50-feet from 

centerline or such that the public infrastructure defined in this condition is 
within right of way, whichever greater. Required at a minimum: 5- foot 
landscape strip located back of curb, 10-foot multi-use path, and 
streetlights located no more than 80 feet apart.  Street trees shall be planted 
40 feet on center in the landscape strip. A southbound turn lane to turn onto 
Mount Moriah Road shall be provided. 

 
8. A right of way dedication along Mount Moriah Road of 27.5 from 

centerline or such that the public infrastructure defined in this condition 



 

 
 

SGR/23939717.1 

is within right of way, whichever greater. Required at a minimum: 6- foot 
landscape strip located back of curb, 5-foot sidewalk, left turn lane, and 
streetlights located no more than 100 feet apart. Street trees shall be 
planted 30 feet on center.  Mount Moriah Road must be brought up to 
minimum county standards to include at least 22 feet of street pavement 
along the entire property frontage. 

 
9. Fencing, retaining walls or other built infrastructure shall not impede 

pedestrian access to Parcel 3 along the northern property edge. 
 
10. The site shall be provided with underground utilities for electricity, phone, 

cable and internet services. 
 
11. To the extent tree recompense may be required under the DeKalb Tree 

Ordinance, the recompense may be used near the subject property, in 
public parks or public spaces, subject to approval by the County Arborist. 

 
12. Setbacks shall be measured from existing right-of-way, versus any future 

right-of-way that may be dedicated incidental to development. 
 
13. Parts of the subject property may be owned separately and/or conveyed as 

separate tracts and to separate owners with different ownership structures. 
 
14. Should there be separate ownership of parts of the subject property and/or 

a conveyance of part of the subject property to different owners, all 
conditions and variances shall remain applicable to any portion of the 
subject property, regardless of what person or entity owns the property. 

 
15. Separate ownership of parts of the subject property and/or conveyance of 

part of the subject property to different owners shall not create non-
conforming uses and shall not require any changes to the Site Plan for the 
development nor any variances.  The newly created property lines which 
arise from these conveyances are not required to observe setback, buffer 
or other zoning requirements, except as may be reflected on Site Plan. 

 
16. The building shall be certified to meet LEED, EarthCraft, or other similar 

national accreditation organization, for energy- and water-efficient site and 
building design prior to issuance of the final 20% of residential certificates 
of occupancy.  


