
                  

Public Hearing:  YES ☒     NO ☐          Department: Planning & Sustainability                                       

 

SUBJECT: 
..Title  
COMMISSION DISTRICT(S): 5 & 7 

Application of Kaplan Residential to rezone property in the Indian Creek Overlay District from O-I (Office 

Institutional) to MR-1 (Medium Density Residential-1) to allow for a 230-unit townhome development, at 

1014 Elder Lane. 
..Body 
PETITION NO: N3. Z-20-1244231  2020-1167 

PROPOSED USE: 230-Unit townhome development. 

LOCATION: 1014 Elder Lane, Stone Mountain, GA. 

PARCEL NO. : 15-228-01-003; 15-228-01-005; 15-228-01-093; 15-288-01-094 

INFO.  CONTACT: Melora Furman, Sr. Planner 

PHONE NUMBER: 404-371-2155 

 

PURPOSE: 

Application of Kaplan Residential to rezone property in the Indian Creek Overlay District from O-I (Office 

Institutional) to MR-1 (Medium Density Residential-1) to allow for a 230-unit townhome development. The 

property is located on the west side of Elder Lane and the north side of Redan Road, at 1014 and 1015 Elder Lane 

and 3892 and 3960 Redan Road, Stone Mountain, Georgia. The property has approximately 1,175 feet of frontage 

along Redan Road and approximately 908 feet of frontage along Elder Lane and contains 19.98 acres. 

 

RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL: Approval with a condition. 

 

PLANNING COMMISSION: Full Cycle Deferral. 

 

PLANNING STAFF: Approval With Conditions. 

 

STAFF ANALYSIS: The proposed development is consistent with the intent of the 2013 Indian Creek Master 

Active Living Plan and the 2019 I-20 East Transit-Oriented Development Community Plan to promote pedestrian 

connections between new townhome development on the subject property and the MARTA station.  The proposed 

density of development is consistent with the concepts contained in the plans to increase ridership by providing a 

critical mass of households near the station and pedestrian connections that would encourage residents of these 

households to walk to the station rather than drive to the park-and-ride lot.  The development has an abundance 

of enhanced open spaces and internal pedestrian interconnections between them.  The grid pattern of the private 

drives, relatively short blocks, relatively narrow private drive crossings for pedestrians, sidewalks and landscape 

strips on both sides of the private drives, and pedestrian connections to the Indian Creek MARTA station make 

the development consistent with the following Town Center policies:  “Design shall be pedestrian-oriented with 

walkable connections between different uses.”  (Policy No. 19) and “Encourage development and redevelopment 

in activity centers to provide open space and/or contribute to the public realm with wider pubic sidewalks, 

pedestrian linkages, and other design features.” (Policy No. 14)  Therefore, the Department of Planning and 

Sustainability recommends “Approval, with conditions”.  
 

PLANNING COMMISSION VOTE: Full Cycle Deferral 8-0-0.  G. McCoy moved, J. Johnson seconded for 

a Full Cycle Deferral, per Staff recommendation. 

 



COMMUNITY COUNCIL VOTE/RECOMMENDATION:  Approval w/Condition(s) 7-0-0.  The 

recommendation for approval is with a condition that the applicant secure a pathway to the Marta Station. 
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RECOMMENDED CONDITIONS 

Z-20-1244231 

Rezoning of Property from OI to MR-1 

 

1. The subject property shall be developed in substantial conformity with the following 

site plans: “Proposed Site Plan”, prepared by Niles Bolton and Associates, dated 11-2-

20;  “Proposed Site Plan Elder Lane Entry”, prepared by Niles Bolton and Associates, 

dated 11-2-20; and “Proposed Site Plan Redan Road Entry”, prepared by Niles Bolton 

and Associates, dated 11-2-20. 

 

2. Building design shall be consistent with the elevation titled, “Exterior Building 

Elevations”, prepared by Niles Bolton and Associates, dated 11-2-20.  

 

1. The subject property shall be developed in substantial conformity with the following site plans: 
“Proposed Site Plan”, prepared by Niles Bolton and Associates, dated 11-2-20;  “Proposed Site 
Plan Elder Lane Entry”, prepared by Niles Bolton and Associates, dated 11-2-20; and “Proposed 
Site Plan Redan Road Entry”, prepared by Niles Bolton and Associates, dated 11-2-20. 

 

2. Building design shall be consistent with the elevation titled, “Exterior Building Elevations”, 
prepared by Niles Bolton and Associates, dated 11-2-20.  

 

 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:  November 5, 2020 
Board of Commissioners Hearing Date:  November 19, 2020 

 

STAFF ANALYSIS  
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330 Ponce De Leon Avenue, Suite 300 
Decatur, GA  30030 

(404) 371-2155 / www.dekalbcountyga.gov/planning 
 

 

 

  

Case No.:    Z-20-1244231 Agenda #:  N. 3  

Location/Address: 3892 and 3960 Redan Road & 1014 and 1015 
Elder Lane, Stone Mountain, GA 

Commission District:  5   Super District:  7 

Parcel ID(s): 15-228-01-003, -005, -093, -094 

Request: Rezone property in the Indian Creek Overlay District from O-I (Office Institutional) to MR-
1 (Medium Density Residential-1) to allow for a 230-unit (increased to 239) townhome 
development. 

Property Owner(s): The Paideia School Incorporated 

Applicant/Agent: Kaplan Residential by Dentons US, LLP 

Acreage: 19.98 acres 

Existing Land Use: Wooded, undeveloped. 

Surrounding Properties: To the north and northeast:  the Indian Creek MARTA Station and park-and-ride (OI & MR-
1); to the northeast and east:  the Santeelah Forest single-family neighborhood (R-75); to 
the east:  the Elder Lane MARTA access road (R-75 & OI) and a law office (OI); to the 
southeast and south (across Redan Road):  single-family residential properties. 

Comprehensive Plan:  Town Center                                                          Consistent                      Inconsistent 

  

      Proposed Density:  11.5 units/acre (increased to 
11.9 units/acre during staff review) 

Existing Density:  N.A. (undeveloped) 

      Proposed Units:  239 Existing Units:  N.A. (undeveloped)  

      Proposed Open Space:  20% Existing Open Space: 100% 

 
Zoning History:  Based on DeKalb County records, it appears that the OI zoning of the property has not changed 
since adoption of the first zoning ordinance and map in 1956. 
 
SITE AND PROJECT ANALYSIS 
 
The subject property is a 19.98-acre, undeveloped site located at the northwest corner of Redan Road and Elder Lane.  
A stream extends approximately 254 feet from the north property line into the site.  The topography of the property 
slopes moderately from its east and west boundaries towards a ravine created by the stream.  The entire property is 
wooded. 
 

X  

http://www.dekalbcountyga.gov/planning
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The property is bounded to the west by an exit ramp from I-285 that leads to the Indian Creek MARTA station, which 
is located on the adjoining property to the north.  A 2,300-space park-and-ride lot is located between the MARTA 
station and the north boundary of the subject property.  Land uses on Redan Road traveling eastward from the 
subject property to South Indian Creek Drive, a north-south collector street located approximately 1/3 mile from the 
property, include:  a law office, the Dominion Station condominium development, a gas station, a package store, and 
scattered, large-lot single-family residences.  A commercial node, zoned C-1, is located at the intersection of Redan 
Road and Indian Creek Road.  Single-family residential neighborhoods, zoned R-75, R-100, and RSM, lie to the 
northeast and east of the subject property.      
 
Redan Road is a two-lane, east-west minor arterial.  The Georgia Department of Transportation (GDOT) plans to 
widen the portion of Redan Road that fronts the property and the I-285 interchange. The site plan reflects the road 
widening project.     
 
Elder Lane runs north-south from Redan Road and connects with Durham Park Road to the north.  Most of Elder 
Lane, except a portion approximately 400 feet long as measured from its intersection with Redan Road, is a private 
access drive owned by MARTA.  Correspondence from MARTA states that MARTA conveyed this 400-foot section to 
DeKalb County as dedicated ROW and retained access rights.  A 6-foot sidewalk has been constructed on the west 
side of Elder Lane, several feet from the east property line of the subject property.  A chain link fence is located on, 
or a few feet from the interior edge of the sidewalk.  The topography of the ground west of the sidewalk is level for 
a distance of approximately six feet, suggesting that the sidewalk could be widened without an excessive amount of 
re-grading. 
 
Long-Range Planning Context 
 
The subject property is located within the study area for the 2013 Indian Creek Master Active Living Plan.  The transit-
oriented development (TOD) concept plan in the Master Active Living Plan shows townhome development in an area 
that includes part of the west side of the current MARTA station property as well as the subject property.  The TOD 
concept, which apparently contemplates purchase of the subject property by MARTA, incorporates north-south 
roads between Durham Park Road and Redan Road.   
 
More recently, the 2019 I-20 East Transit-Oriented Development Community Plan recommended development of 
“Main Street retail and dense residential” land uses in the area surrounding the Indian Creek MARTA station.  Among 
the specific recommendations were “[g]row affordable housing stock;” “[i]ncrease connectivity between residential 
parcels and parcels [that are developed] with other land uses;” and “[c]reate safe and pleasant connections between 
Indian Creek MARTA station and destinations inside I-285.”  
 
The Indian Creek Overlay District statement of purpose and intent references the Master Active Living Plan:  “The 
intent of this tier is to implement the recommendations of the Indian Creek Master Active Plan (MALP), while 
developing a multimodal, transit-oriented area that integrates physical activity by enhancing connectivity to trails, 
parks and open space (both internally and near developed areas).  Transit oriented development (TOD) is encouraged 
in this area to increase MARTA ridership and mixed-use development around the Indian Creek MARTA station.” 
 
Access and Transportation Considerations: 
 
The emphasis on transit-oriented development in the plans for the subject property highlight the need for good 
pedestrian facilities within the development site and a layout that would allow later connections to the MARTA 
station.  The latest revised site plan shows the following features: 
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• sidewalks throughout the development; 

• sidewalks and landscape strip, built to standards for existing local streets, for the portion of Elder Lane that 
was dedicated by MARTA to the County;  

• An access point on the north side of the site, for future connection with a MARTA pedestrian path or route on 
their property;   

• A pedestrian path from the internal sidewalk system at the southeast corner of the site to the sidewalk at the 
corner of Redan Road and Elder Lane; and 

• Sidewalk/street-facing front entrance to the units to the east of the main Redan Road entrance and to the 
south of the Elder Lane point of access.  

 
Project Description 
 
The proposal under consideration is a townhome development laid out in a traditional neighborhood block 
pattern with landscape strips, street trees, and sidewalks on both sides of interior private drives.  A clubhouse 
and pool are located at the center of the development. The main entrance from Redan Road has two lanes for 
ingress and egress and a planted median.  A second entrance, described as an emergency access point, also with 
two lanes and a median, is proposed on Elder Lane.  Both the main and secondary entrances would be gated.   
 
Pocket parks are located within the townhome blocks and at the southeast corner of the development.  A dog 
park is located on the west edge of the property.  A planted “micropool” detention pond is located near the 
stream buffer at the north end of the site.  Townhomes within the blocks face 26-feet private drives and have 
rear doors that let out to green spaces at the center of each block  
 
The townhomes would have front-facing garages for one or two cars.  Elevations indicate that exterior materials 
include brick veneers on the first story and a combination of vinyl siding and another unidentified material.  The 
elevations and application state that the building materials will comply with the overlay district regulations.  
 
Compliance with District Standards: 
 

MR-1/KENSINGTON OVD 
STANDARD 

REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

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

Base:  8 d.u.s/acre            
W/Bonuses:  12 d.u.s/ac. 

100% bonus for MARTA 
proximity = 8 add’l. units/ac. 

11.5 units/acre (revised to 
11.9 units/acre during staff 
review) 

Yes 

MIN. OPEN SPACE 20% 20% (174,240 sq. ft.) Yes 

MIN. TRANSITIONAL  
BUFFER (OVD) 

Not applicable – no adjoining 
residential land uses 

Not applicable N.A. 

MIN. ENHANCED OPEN 
SPACE (50% OF O.S.) 

87,120 square feet with 
enhancements in accordance 
with Table 5.6.  

110,915 square feet total; 
enhancements not detailed. 

Enhanced spaces 
must meet standards 
or waiver must be 
obtained 

MIN. TRANSITIONAL  
BUFFER (OVD) 

 

Not applicable – no adjoining 
residential land uses 

Not applicable N.A. 
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MR-1/KENSINGTON OVD 
STANDARD 

REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MIN. LOT AREA  Not applicable – no individual 
lots 

Not applicable N.A. 

MIN. LOT WIDTH 100 feet 1,175 feet Yes 

MAX. LOT COVERAGE  65%   

+ (OVD) FRONT – 
Redan Road 

Min. 5 ft.; max. 15 ft. 

 

5 to 15 feet Yes 

FRONT – PRIVATE 
DRIVES 

Determined by utility 
placement, ROW, streetscape 

(typical) 30 feet Yes 

 INTERIOR SIDE  none required; 20 ft. is best 
practice 

 30 ft. (negotiated with 
GDOT) 

Yes 

 SIDE – CORNER LOT  
(same as front) 

Min. 5 ft.; max. 15 ft. 

 

 15 feet Yes 

 (OVD) REAR  Min. 15 feet 15 feet Yes 

MINIMUM UNIT SIZE 650 square feet 875 feet Yes 

MAX. BLDG. HEIGHT 
(OVD) 

4 stories or 60 feet 3 stories & max. 39 ft. Yes 

MIN. STREETSCAPE 
DIMENSIONS - PROPERTY 
FRONTAGE 

(Redan Road) 10-ft. landscape 
strip and 6-ft. sidewalk, and 
street trees 40 ft. on center 

10-ft. landscape strip and 6-
ft. sidewalk, and street trees 
40 ft. on center  

Yes 

MIN. STREETSCAPE 
DIMENSIONS - PRIVATE 
DRIVES  

5-ft. landscape strip and 5-ft. 
sidewalk on each side; street 
trees the lesser of 50’ or for 
every other unit. 

5-ft. landscape strip and 5-
ft. sidewalk on each side, 
street trees every other unit 
@ 38 – 42 ft. 

Yes 

PARKING Min. 1.5 spaces per d.u. & 
.25/d.u. visitor parking = 358 
d.u. spaces & 60 visitor spaces  

Max 3/d.u. & .25 spaces/d.u. 
visitor parking =  

343 dwelling unit spaces (in 
garages and driveways) 

65 visitor spaces 

Yes 

 
 

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: 

B
U

IL
D

IN
G

 S
ET

B
A

C
K

S 



 

 

 

Prepared 11/10/2020 by:  MLF      Page 5   Z-20-1244231/N. 
3 
 

 

 
The intent of the Town Center activity center to “promote the concentration of residential and commercial 
structures, which serve many communities in order to reduce automobile travel, promote walkability and 
increased transit usage. . . The preferred density for areas of this type is up to 60 dwelling units per acre.”  At 
11.9 units per acre, the density of the proposed development is lower than the preferred density in the Town 
Center activity center but  higher than that of nearby single-family residential neighborhoods.  A density of 60 
units per acre is acceptable at this location.  It might not be feasible for the Town Center at the Indian Creek 
MARTA, or desirable in the view of residents of the surrounding community.   
 
The development has an abundance of enhanced open spaces and internal pedestrian interconnections 
between them.  The grid pattern of the private drives, relatively short blocks, relatively narrow private drive 
crossings for pedestrians, sidewalks and landscape strips on both sides of the private drives, and pedestrian 
connections to the Indian Creek MARTA station make the development consistent with the following Town 
Center policies:  “Design shall be pedestrian-oriented with walkable connections between different uses.”  
(Policy No. 19) and “Encourage development and redevelopment in activity centers to provide open space 
and/or contribute to the public realm with wider pubic sidewalks, pedestrian linkages, and other design 
features.” (Policy No. 14)   
 

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 proposal is suitable in view of the proximity of the Indian Creek MARTA station and the plans that promote 
transit-oriented development for the MARTA property and the area around the MARTA station.  The proposed 
density of development is consistent with the concepts contained in the plans to increase ridership by providing 
a critical mass of households near the station.  The proposed development has pedestrian connections that 
would encourage residents of these households to walk to the station rather than drive to the park-and-ride lot. 
 
In addition, the development interfaces, as much as possible, with properties outside its boundaries. Orienting 
buildings to face adjoining streets and sidewalks helps to create the kind of pedestrian-friendly environment 
promoted by the Town Center policies.  The units to the west of the Redan Road entrance cannot meet this 
standard because the property line veers away from the street and the homes are some distance away from the 
street.  Half of the townhomes on the east side of the site are also exempted from the standard because they 
front on the portion of Elder Lane that is owned by MARTA.  However, two building on Redan and Elder are 
oriented towards the sidewalk and street.  
 
Regarding the internal streets, the applicant prepared a site plan with mid-block alleys that would allow interior 
townhomes to have rear-facing garages on the alleys but rejected this concept because it would eliminate 
significant amounts of green space on the site.   
 

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

 
The property has remained undeveloped despite good transportation access (construction of the Indian 
Creek MARTA station in 1993 and its proximity to I-285 via Memorial Drive to the north and Covington 
Highway to the South). This may indicate a weak market for office zoned land in this area. 
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D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property: 

Bounded by an interstate highway, an arterial road, and a MARTA access road, and located next to a MARTA 
park-and-ride, the development is not expected to adversely affect adjacent or nearby property.     

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

The proposed development is consistent with the intent of the 2013 Indian Creek Master Active Living Plan and 
the 2019 I-20 East Transit-Oriented Development Community Plan to promote pedestrian connections between 
new townhome development on the subject property and the MARTA station.  The applicant has worked with 
MARTA’s TOD (Transit Oriented Development) team regarding the pedestrian connections to the MARTA 
property.  These discussions may generate interest in use of the MARTA land for a future transit-oriented 
development. 

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 proposal was revised after submittal to increase the number of units from 230 to 239.  As of the writing of 
this staff report, reviewing agencies and divisions have been asked to comment on the revised, 239-unit 
proposal.  The School Board has commented, on a previous proposal for 230 units, that the elementary school 
in the area is at capacity and might need portable classrooms; however, the enrollment numbers were recently 
updated to reflect a decline in enrollment due to the Covid-19 pandemic.  Some adjustments in overall 
enrollment might occur as an ongoing effect of the pandemic.  Kaplan’s development team has consulted with 
GDOT regarding the Redan Road widening project, and the site plan reflects those improvements.   

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

The proposal incorporates a stream buffer and a planted “micropool” detention pond to meet water quality 
standards. In general, there has been no indication that the zoning proposal will have adverse impacts on the 
environment or surrounding natural resources beyond those that are typical when a wooded property is 
redeveloped.   

 
STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS. 
 

The proposed development is consistent with the intent of the 2013 Indian Creek Master Active Living Plan and 
the 2019 I-20 East Transit-Oriented Development Community Plan to promote pedestrian connections between 
new townhome development on the subject property and the MARTA station.  The proposed density of 
development is consistent with the concepts contained in the plans to increase ridership by providing a critical 
mass of households near the station and pedestrian connections that would encourage residents of these 
households to walk to the station rather than drive to the park-and-ride lot.  The development has an abundance 
of enhanced open spaces and internal pedestrian interconnections between them.  The grid pattern of the 
private drives, relatively short blocks, relatively narrow private drive crossings for pedestrians, sidewalks and 
landscape strips on both sides of the private drives, and pedestrian connections to the Indian Creek MARTA 
station make the development consistent with the following Town Center policies:  “Design shall be pedestrian-
oriented with walkable connections between different uses.”  (Policy No. 19) and “Encourage development and 
redevelopment in activity centers to provide open space and/or contribute to the public realm with wider pubic 
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sidewalks, pedestrian linkages, and other design features.” (Policy No. 14)  Therefore, the Department of 
Planning and Sustainability recommends “Approval”, with the following conditions: 
 
1. The subject property shall be developed in substantial conformity with the following site plans: “Proposed 

Site Plan”, prepared by Niles Bolton and Associates, dated 11-2-20;  “Proposed Site Plan Elder Lane Entry”, 
prepared by Niles Bolton and Associates, dated 11-2-20; and “Proposed Site Plan Redan Road Entry”, 
prepared by Niles Bolton and Associates, dated 11-2-20. 

 
2. Building design shall be consistent with the elevation titled, “Exterior Building Elevations”, prepared by Niles 

Bolton and Associates, dated 11-2-20.  
 

 
 
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). 

 

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

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

 

  

 

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

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



Public Works Transportation Division Comments 10/19/2020 

 

N3. Review, coordination and approval of GDOT MMIP Project Manager required prior to permitting at 

TMatthews@dot.ga.gov.  Redan Road is classified at a minor arterial. Please note infrastructure 

requirements in Chapter 5 of the Zoning Code (5.4.3, pages 5-14 & 5-15) and Chapter 14, Section 190 of 

the Land Development Code.  Please note that Elder Lane is a private road.  Access easements will be 

required prior to permitting. With 230 proposed units, the land development code (Section 14-200 (5)) 

requires 3 access points. Please note that this parcel is within the Indian Creek Overlay District.   

mailto:TMatthews@dot.ga.gov




  
 

 

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. It is 

recommended that the discharge from the stormwater management facility from the 

development be connected to an existing storm sewer structure to prevent properties 

downstream from experiencing an increased volume of runoff after construction. 

• Flood Hazard Area/Wetlands  

The presence of FEMA Flood Hazard Area was not indicated in the County G.I.S. mapping 

records for the site; and should be noted in the plans at the time of any land development 

permit application. Encroachment of flood hazard areas require compliance with Article IV of 

Chapter 14 and FEMA floodplain regulations. 
• Landscaping/Tree Preservation    

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. 

 

DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

           DISTRIBUTION FORM 





 

• Tributary Buffer  

State water buffer was 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. Conceptual 

provided show that proposed development may not take into consideration possible stream and 

stream buffer. Developer shall request an environmental investigation to make sure there is no 

stream and related stream buffer being impacted. 

• Fire Safety   

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

protection and prevention.  

 

 



DeKalb County School District Analysis Date: 10/16/2020

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools Rowland ES Bethune MS Towers HS

Other 

DCSD 

Schools

Private 

Schools Total

Capacity 474 1,350 1,299

Portables 7 0 0

Enrollment (Fcast. Oct. 2020) 478 773 792

Seats Available -4 577 507

Utilization (%) 100.8% 57.3% 61.0%

New students from development 30 4 3 24 5 66

New Enrollment 508 777 795

New Seats Available -34 573 504

New Utilization 107.2% 57.6% 61.2%

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

0.1319 0.0775 0.0051 0.2145

0.0191 0.0132 0.0034 0.0357

0.0140 0.0104 0.0111 0.0355

Total 0.1650 0.1011 0.0196 0.2857

Student Calculations

Proposed Units

Unit Type

Cluster

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

30.34 17.82 1.18 49.34

4.38 3.04 0.78 8.20

3.22 2.39 2.56 8.17

Total 37.94 23.25 4.52 65.71

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

30 18 1 49

4 3 1 8

3 3 3 9

Total 37 24 5 66

Z-20-1244231

Towers HS

New development with 230 Townhomes adjacent to the Indian Creek Marta Station

Elder Lane Townhomes

1014 Elder Lane

DeKalb County

15-228-01-003/-005/-093/-094

Elementary

Middle

High

Anticipated Students

Rowland ES

Bethune MS

Yield Rates

Elementary

Middle

High

Units x Yield

When fully constructed, this development would be expected to generate 66 students: 30 at Rowland 

ES, 4 at Bethune MS, 3 at Towers HS, 24 at other DCSD schools, and 5 at private schools. 

Enrollment at Rowland ES is already about capacity and new students may require additonal 

portable classrooms.

Towers HS

TH

230



















GENERATION AT INDIAN CREEK - DEKALB COUNTY, GA

REZONING APPLICATION | Z-20-1244231 (N3)
NOVEMBER 02, 2020

PREPARED FOR: 

KAPLAN RESIDENTIAL



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

ZONING | REQUIREMENTS & COMPLIANCE

ACREAGE +/- 19.983 ac.

CURRENT ZONING

PROPOSED ZONING

CHARACTER AREA

CATEGORY REQUIRED/ALLOWED POROPOSED

RESIDENTIAL UNITS 8-12 UNITS/ACRE

239 UNITS- 11.9 
UNITS/ACRE (MARTA 
STATION DENSITY 
BONUSES PER TABLES 
2.6, 2.7)

SETBACKS
FRONT (REDAN RD.) 5'-15' 5'-15'
SIDE (CORNER LOT ON 
PUBLIC ST.) 5'-15' 5'-15'

REAR 15' MIN. 15'
BUILDING HEIGHT 3 STORIES/45' 3 STORIES/39'

REQUIRED BUFFER NOT REQUIRED PER 
TABLE 5.2 N/A

OPEN SPACE MIN. 20% (174,240 SF) 174,240 SF

ENHANCED OPEN SPACE MIN. 50% OF TOTAL 
OPEN SPACE (87,120 SF) 110,915 SF

PARKING

403 TOTAL SPACES (1.5 
SPACES/UNIT (345) + 
0.25 SPACE/UNIT FOR 
GUEST PARKING (58))

608 TOTAL SPACES (543 
DWELLING UNITS + 65 
GUESTS)

ZONING ANALYSIS

APPLICATION OF KAPLAN RESIDENTIAL
1014 & 1015 ELDER LANE

3892 & 3960 REDAN ROAD

O-I (OFFICE-INSTITUTIONAL)/
INDIAN CREEK OVERLAY DISTRICT
MR-1 (MEDIUM DENSITY RESIDENTIAL)/
INIDIAN CREEK OVERLAY DISTRICT
TOWN CENTER



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

ZONING | MR-1 BONUS DENSITY



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

UNIT & PARKING MIX

UNIT TYPE RATIO UNIT COUNT SF
1BR- A1 27% 64 875
2BR- B1 8% 19 1322
2BR- B1A WITH DEN 14% 33 1384
2BR- B2 38% 91 1250
3BR- C1 13% 32 1400

TOTAL UNITS 100% 239 285340
AVERAGE SF/UNIT 1194

PARKING MIN. REQUIRED MIN. PROPOSED
DWELLING UNITS 358.5 543
GUESTS 60 65
TOTAL 418 608

UNIT MIX PROPOSED



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

PROPOSED SITE PLAN

239 UNITS

1

3 3

3

3

6

3

3

7

55

9
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8

811
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11

11

11

12

11

11

11

11

11

11

11

11

15

11

8

2

KEY LEGEND:

1. 5000 SF CLUBHOUSE 
2. 2000 SF POOL
3. VISITOR/COMMUNITY PARKING
4. DOG PARK
5. SECURED GATES
6. SECONDARY ACCESS ROAD (RESIDENTS & 
EMERGENCY ACCESS W/ KNOX BOX)
7. CREEK WITH 75’ RADIUS BUFFER 
8. POCKET PARKS
9. WASTE DUMPSTER
10. MAINTENANCE BUILDING
11. 30”+ TREES TO BE PRESERVED (SOLID 
CIRCLES) 
12. MICRO-POOL EXTENDED DETENTION 
COMPLYING WITH ALL COUNTY REGULA-
TIONS & ENHANCED OPEN SPACE REQUIRE-
MENTS
13. PROPOSED GDOT WIDENING OF REDAN 
RD FROM 2 TO 4 LANES PER REVIEW OF 
PRELIMINARY PLANS FOR GDOT PROJECT 
NO. 0013914.
14. DECELERATION LANE INTO SUBJECT 
PROPERTY
15. EXISTING PEDESTRIAN ACCESSS TO 
MARTA CONNECT TO SITE

GENERAL COMMENT: UNIT FACADES WILL 
BE DESIGNED IN ACCORDANCE WITH ZON-
ING CODE SECTION 5.7.6(I.)

N

MR-1 ADJACENT PARCEL

15’ REAR SETBACK

PEDESTRIAN ACCESS AT 
SIDEWALK TO FUTURE MARTA 
CONNECTION (SUBJECT TO 
MARTA APPROVAL)

15’  SIDE SETBACK 
(CORNER LOT)

15’ REAR SETBACK

75’ CREEK BUFFER

EXISTING PROPERTY LINE 
ALONG REDAN ROAD

PROPERTY LINE AFTER GDOT 
ACQUISITION

PROPERTY LINE

SECONDARY ACCESS

4

SCALE: 1/128”:1’-0”

2-CAR GARAGE 
UNIT

1-CAR GARAGE 
UNIT

PROPERTY LINE
NORTH: MARTA
SOUTH: DEKALB COUNTY ROW
UNITS SOUTH OF PL TO COM-
PLY WITH OVERLAY SECTION 
3.41.7(F.)(1)

TRACT 2 (SHADED REGION)
PARCEL ID: 15 228 01 007



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

PROPOSED SITE PLAN- REDAN ENTRY

N

SCALE: 1/32”:1’-0”

2-CAR GARAGE UNIT 
WITH DRIVEWAY

CONTINUOUS 
SIDEWALK

DRIVEWAY

STREET TREES TO 
BE IN COMPLIANCE 
WITH SEC. 5.7.6.

PATH CONNECTING 
UNIT TO CONTINU-
OUS SIDEWALK

1-CAR GARAGE 
UNIT WITH 
DRIVEWAY

ARCHITECTURALLY DEMARCATED 
PEDESTRIAN CROSSWALK

PORCH/STOOP 

EXISTING PROPERTY LINE

PROPERTY LINE AFTER GDOT ACQUISITION

FENCING MAY BE PRO-
VIDED IN ACCORDANCE TO 
SECTION 3.41.7. PEDES-
TRIAN ACCESS GATE WITH 
PROPOSED SIDEWALK TO 
CONNECT TO EXISTING 
SIDEWALK

FENCING MAY BE PRO-
VIDED IN ACCORDANCE TO 
SECTION 3.41.7. SUB-
JECT FENCE TO FOLLOW 
PROPERTY LINE/BACK 
OF SIDEWALK. PRIVACY 
GATES PROVIDED AT EACH 
UNIT CONNECTING TO 
PUBLIC SIDEWALK



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

PROPOSED SITE PLAN- INTERIOR BLOCK

N

SCALE: 1/32”:1’-0”

1-CAR GARAGE UNIT 
WITH DRIVEWAY

2-CAR GARAGE UNIT 
WITH DRIVEWAY

MARKED CROSSWALK 
TO CREATE CONTINU-
OUS ACCESS

CONTINUOUS 
SIDEWALK

PATH CONNECTING UNIT TO CON-
TINUOUS SIDEWALK

DRIVEWAY

STREET TREES TO BE IN COM-
PLIANCE WITH SEC. 5.7.6.

LANDSCAPE STRIP

BALCONY ABOVE, TYP.

INTERIOR COURTYARD

COVERED ENTRY/
STOOP

ELEV-A



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

PROPOSED SITE PLAN- ELDER LN ENTRY

N

SCALE: 1/32”:1’-0”

MARKED CROSSWALK 
TO CREATE CONTINU-
OUS ACCESS

PROPERTY LINE
NORTH: MARTA
SOUTH: DEKALB COUNTY ROW
UNITS SOUTH OF PL TO COM-
PLY WITH OVERLAY SECTION 
3.41.7(F.)(1)

TRACT 2 (SHADED REGION)
PARCEL ID: 15 228 01 007

BACK OF EXISTING CURB/
START OF EXSTING SIDEWALK

DIMENSION STRING REPRESENTS BUILD-
ING SETBACK FROM PROPERTY LINE

FENCING MAY BE PROVIDED IN AC-
CORDANCE TO SECTION 3.41.7. 
SUBJECT FENCE TO FOLLOW BACK 
OF SIDEWALK. PRIVACY GATES PRO-
VIDED AT EACH SIDEWALK AND UNIT 
CONNECTING TO PUBLIC SIDEWALK

PORCH/STOOP

CONTINUOUS 
SIDEWALK

PATH CONNECTING 
UNIT TO CONTINUOUS 
SIDEWALK

SUBJECT PROPERTY LINE

15’ SIDE SETBACK (CORNER LOT)

EXISTING SIDEWALK

PEDESTRIAN ACCESS GATE WITH 
PROPOSED SIDEWALK TO CONNECT 
TO EXISTING SIDEWALK (SUBJECT TO 
MARTA APPROVAL)

STREET TREES TO BE 
IN COMPLIANCE WITH 
SEC. 5.7.6.

LANDSCAPE STRIP

1-CAR GARAGE UNIT 
WITH DRIVEWAY

2-CAR GARAGE UNIT 
WITH DRIVEWAY

ARCHITECTURALLY DEMARCATED 
PEDESTRIAN CROSSWALK



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

PROPOSED SITE PLAN- LOT COVERAGE

1

2

4

5

6

7
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9
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11
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12

13
3

N

SCALE: 1/128”:1’-0”

PARCEL BUILDINGS DRIVEWAYS TOTAL
1 3375 2700 6075
2 15613 12364 27977
3 8085 6018 14103
4 14027 11175 25202
5 9915 8162 18077
6 4625 3700 8325
7 5653 4705 10358
8 9752 7830 17582
9 6562 5325 11887

10 9140 7390 16530
11 13390 10836 24226
12 3870 3060 6930
13 10280 8220 18500
14 6245 5150 11395
A 13700 13700
B 1620 1620

191,800.00  
424,287.00  

49%

PER SEC. 27-2.11.2 (TABLE 2.4) LOT COVERAGE (MAX. % PER LOT 
OR TOTAL PARCEL ACREAGE): 80%

LOT COVERAGE
PROPERTY SIZE (SF)

TOTAL COVERAGE
LOT COVERAGE

871,200.00                                     

IMPERVIOUS SURFACES



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

PROPOSED SITE PLAN- ENHANCED OPEN SPACES

A

B

C

D

E

F

G

SCALE: 1/128”:1’-0”

KEY ENHANCED OPEN SPACE SIZE (SF)
A STREAM & BUFFER 18335

B
CLUBHOUSE AMENITIES & 
SURROUNDING AREA 19420

C DOG PARK 2660
D POCKET PARK 1 9000
E POCKET PARK 2 16800
F POCKET PARK 3 16000
G STORMWATER POND 28700

TOTAL 110915

N

ZONING COMPLIANCE 
(PER SEC. 5.5.3)

A. Designated wetlands and dedicated Conserva-
tion Areas for native species and/or vegetation 
may count toward open space requirements in 
accordance with Table 5.5

B. Per table 5.5, there are no minimum square 
footage requirements. Clubhouse to be in com-
pliance with Table 5.6 Design requirements.

C-F. Per table 5.5, the proposed pocket parks 
meet the minimum 2000 square feet require-
ments.

G. Stormwater facilities may be located within 
open space if the stormwater facility is de-
signed and approved as an amenity and/or low 
impact stormwater management technique, and 
is in compliance with applicable regulation of 
Chapter 14 of the Code, including approved Best 
Management Practices. Such facilities may be 
exempt from fencing, provided that the public 
health safety and welfare is not jeopardized by 
the lack of fencing as determined by the direc-
tor of planning. Per (I)(1) no more than 50% is 
counted toward this requirement. 



DEKALB COUNTY, GA

KAPLAN RESIDENTIAL | 11/02/20

EXTERIOR BUILDING ELEVATIONS

CONCEPTUAL ELEVATIONS FOR ILLUSTRATIVE PURPOSES ONLY. 
DESIGN TO COMPLY WITH ZONING CODE DESIGN REQUIREMENTS PER SEC. 27-5.7.6(I)(1)&(2).

ELEV-A_INTERIOR STREET ELEVATION

VINYL SIDING

COVERED ENTRY/STOOP

SHINGLE ROOFING

BAY WINDOWS

BRICK VENEERS

PICKET RAILING

OVERHEAD GARAGE DOORS



















































N.3    Z-20-1244231    Site Plan (10-12-20)



N.3    Z-20-1244231    Site Plan Detail (10-19-20)



N.3    Z-20-1244231    Site Plan Detail (10-12-20)



N.3    Z-20-1244231    Master Active Living Plan



N. 3    Z-20-1244231                                                                    Building  Elevations 



N.3    Z-20-1244231 Zoning Map



N.3    Z-20-1244231 Overlay District Map



N.3    Z-20-1244231 Land Use Map



N.3    Z-20-1244231 Aerial View

Indian Creek 
MARTA Station

Subject Property

Dominium 
Station Condos

Elder Lane

I-285

Indian Creek 
Crossing



N.3    Z-20-1244231    Site Photo

Redan Road frontage, looking west



N.3    Z-20-1244231 Site Photo

Northwest corner of Redan Road and Elder Lane, looking north




