
                  

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

 

SUBJECT: 
..Title  
COMMISSION DISTRICT(S): 3 & 6 

Application of AC Johnson to rezone property from R-100 (Residential-Medium Lot-100) to RSM (Small-

Lot Residential Mix) to allow a townhome development, at 2670 Clifton Springs Road. 
..Body 

PETITION NO: N20. Z-21-1244587  2021-2127 

PROPOSED USE: Townhome development. 

LOCATION: 2670 Clifton Springs Road, Decatur, Ga. 

PARCEL NO. : 15-087-01-005 

INFO.  CONTACT: Melora Furman, Sr. Planner 

PHONE NUMBER: 404-371-2155 

 

PURPOSE: 

Application of AC Johnson to rezone property from R-100 (Residential-Medium Lot-100) to RSM (Small-Lot 

Residential Mix) to allow a townhome development. The property is located on the north side of Clifton Springs 

Road, approximately 195 feet east of Clifton Springs Court, at 2670 Clifton Springs Road (a.k.a. 2680 Clifton 

Springs Road), Decatur. The property has approximately 372 feet of frontage on Clifton Springs Road and 

contains 6.31 acres. 

 

RECOMMENDATIONS: 
..Recommended Action 
COMMUNITY COUNCIL: No Quorum. 

 

PLANNING COMMISSION: Pending. 

 

PLANNING STAFF: Approval with Conditions. 

 

STAFF ANALYSIS: The zoning proposal is consistent with the following policy of the 2035 Comprehensive 

Plan: “Utilize the zoning code to provide a variety of housing opportunities and choices to better accommodate 

the needs of residents.”  (HP9)  The proposal will not adversely affect the existing use or usability of adjacent or 

nearby properties.  The transitional buffers to the sides and rear of the development would provide a distance 

separation between the development and adjoining properties.  Because most of the site is currently wooded, 

existing trees can provide satisfactory screening of the development.  The single-family lots at the front of the 

site would make the development appear consistent with the single-family homes in the surrounding area.  

Comments by  reviewing departments and agencies indicate that the proposal would not be burdensome on the 

public infrastructure.   Therefore, the Department of Planning and Sustainability recommends “Approval with 

conditions”.  
 

PLANNING COMMISSION VOTE: Pending. 

 

COMMUNITY COUNCIL VOTE/RECOMMENDATION:  No quorum (5-0-1).  Board members present at 

the meeting thought that the proposed development would be suitable at the proposed location. 
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RECOMMENDED CONDITIONS 

Z-21- 1244587 

Rezoning of Property from R-100 (Residential-Medium Lot-100) to RSM (Residential 

Small Lot Mix) 

 

 

1. The required 20-foot transitional buffer on the sides and rear of the site shall remain 

undisturbed.  The required six-foot screening fence for the transitional buffer shall be 

constructed on the interior (the development side) of the transitional buffer.    

2. The detention basin shall be screened with evergreen vegetation, subject to approval by 

the County Arborist, and shall be constructed as a bioretention pond. 

3. Post-construction stormwater runoff from the development site shall be no greater than 

pre-construction runoff, subject to approval by staff of the Development Services 

Division, Land Development Section. 

4. The approval of this rezoning application by the Board of Commissioners has no bearing 

on other approvals by the Zoning Board of Appeals or other authority, whose decision 

should be based on the merits of the application before said authority. 
 

 

 

 



 

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

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

 

 

  

Case No.:    Z-21-1244587 Agenda #:  N.  20 

Location/Address: 2670 Clifton Springs Road Commission District:  3   Super District:  6 

Parcel ID(s): The rear of 15-087-01-005 

Request: Rezone property from R-100 (Residential-Medium Lot-100) to RSM (Residential Small Lot 
Mix) to allow a townhome development. 

Property Owner(s): Harar Properties, LLC 

Applicant/Agent: A.C. Johnson/Tri Septem Developers, Inc. 

Acreage: 6.31 acres 

Existing Land Use: Undeveloped, wooded 

Surrounding Properties:  North:  Undeveloped, wooded (R-100); Northeast, East, Southeast, South, Southwest, 
West:  Single-Family Residential (R-100); Northwest:  Undeveloped, wooded (R-100) 

Comprehensive Plan: SUB (Suburban)                                                     Consistent                       Inconsistent 

  

Proposed Density:  8.24 units/acre Existing Density:  Not applicable 

Proposed Units:  2 single-family residential; 50 
townhomes  

Existing Units:  None 

Proposed Lot Coverage:  Information not provided 
 

Existing Lot Coverage:   Not applicable 
 

 
Zoning History:  Based on DeKalb County records, it appears that the R-100 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 6.31 acre site with approximately 372 feet of frontage on Clifton Road, a two-lane  
minor arterial.  Located approximately 2,000 feet east of I-285, the property is currently undeveloped and 
wooded.  The grade of the property slopes upwards from a sidewalk located along Clifton Springs Road.  It 
appears that parts of the property were readied for development; the front of the property is cleared to a 
distance of approximately 100 feet from the street, and immature pine trees about 15 feet tall are growing in 
back of this cleared area.  
 

X  

http://www.dekalbcountyga.gov/planning
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A pole-type street light is located in the eastern half of the cleared area.  The circumstances of its installation are 
unknown. 

 
The surrounding area is  single-family residential, with R-100 zoning.  The Georgia State University South Campus 
baseball stadium, also zoned R-100, is located approximately 1,100 feet to the east. 
 
Proposal: 
 
The proposal under consideration is for a townhome development.  The development would be located to the 
side and rear of two single-family lots that would front on Clifton Springs Road, would remain zoned R-100, and 
would be developed some time after development of the townhomes. The townhome development consists of 
fifty-four townhomes, laid out on 24-foot wide private drives with rollover curbs.   The entrance to the 
development is from Clifton Springs Road, via a 26-foot with curb cut.  A clubhouse and 8 parking spaces are 
located near the Clifton Springs Road entrance.  Detention would be located at a low point at the northwest 
corner of the site. 
 

Compliance with District Standards: 
 

RSM STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE  Base:  4; with bonuses:  up to 8 
d.u.s/acre 

8 units/acre Yes 

MIN. OPEN SPACE 
(townhomes)   

20% 31% Yes 

MIN. LOT AREA 
 

Not applicable to townhomes 
surrounded by common space. 

Not applicable Not applicable 

MIN. LOT WIDTH Not applicable to townhomes 
surrounded by common space. 

Not applicable Not applicable 

MAX. LOT COVERAGE  70% of total parcel acreage 37.8% Yes 

  FRONT (for entire 
bldg. site) 

Min. 20 ft.; max. 30 

 

 Approx. 210 feet (clubhouse). A variance will 
be necessary. 

 INTERIOR SIDE (for 
entire bldg. site) 

Superseded by transitional 
buffer 

 N.A. N.A. 

 REAR (for entire 
bldg. site) 

Superseded by transitional 
buffer 

 N.A. N.A. 

MINIMUM UNIT SIZE 1,200 sq. ft. 1,920 sq. ft. Yes 

MAX. BLDG. HEIGHT  3 stories or 45 feet 2 stories  Yes 

MIN. STREETSCAPE 
DIMENSIONS - PROPERTY 
FRONTAGE 

(Arterials) 10-ft. landscape strip 
and 6-ft. sidewalk on each side, 
and street trees 50 ft. on center 
or for every unit 

Existing 5-foot sidewalk and 3-
foot landscape strip back of 
curb; no street trees 

Variances will be 
required. 
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RSM STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MIN. STREETSCAPE 
DIMENSIONS - PRIVATE 
DRIVES  

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

5-foot sidewalk on each side; 
no landscape strip; no street 
trees. 

Variances will be 
required. 

TRANSITIONAL BUFFERS 20-ft. buffer & screening fence 
required along north and 
northwest property lines next to 
R-100 properties.  

20-ft. buffer & screening fence 
along north and northwest 
property lines. 

?? 

PARKING Townhomes:  Min. 1.5 spaces 
per d.u. & .25/d.u. visitor 
parking; Max 3/d.u. & .25 
spaces/d.u. visitor parking 

4 spaces per unit and 8 visitor 
parking spaces 

Variances will be 
necessary to 
exceed the 
parking 
requirements 

 

QUALITY OF LIFE METRICS 

Open Space:  2 acres 31% 

Linear Feet of New Sidewalk:  2,600 linear feet 
 
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: 
 

The zoning proposal is consistent with the following policy of the 2035 Comprehensive Plan: “Utilize the 
zoning code to provide a variety of housing opportunities and choices to better accommodate the needs of 
residents.”  (HP9)   

 
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 zoning proposal is suitable at the proposed location.  The single-family lots at the front of the site 
would make the development appear consistent with the single-family homes in the surrounding area.  The 
size of the single-family lots, at .38 acres and .39 acres, are larger than the lots in the subdivision to the east 
of the property and smaller than the single-family properties to the west of the property, thus effecting a 
transition in lot sizes.  The proposed townhomes will be located behind the single-family lots, and when the 
single-family homes are developed, the townhomes will be screened from view from the street.   
 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned: 
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The property has reasonable economic use as currently zoned.  However, it has remained vacant for at 
least five years, indicating that there is little market interest in developing it under the current zoning 
classification. 
 

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

The zoning proposal will not adversely affect the existing use or usability of adjacent or nearby properties.  
The transitional buffers to the sides and rear of the development would provide a distance separation 
between the development and adjoining properties.  Because most of the site is currently wooded, existing 
trees can provide satisfactory screening of the development.  Staff has recommended that the transitional 
buffer remain undisturbed, to protect the established trees and other vegetation in the buffer, and to 
preserve the wildlife habitat they provide.       

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: 

Staff is unaware of any other conditions that would support either approval or disapproval of the zoning 
proposal.   

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

There are no historic buildings, sites, districts, or archaeological resources on or near the subject property. 

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 Department of Public Works Traffic Engineering Division has commented that the proposed 
development would not interrupt traffic flow on surrounding streets.  The School District has indicated in 
its comments that there is adequate capacity for the number of elementary, middle, and high school 
students who are projected to live in the development.  Comments by other reviewing departments and 
agencies indicate that the proposal would not be burdensome on the public infrastructure.   

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

There has been no indication that the proposed development would impact the natural environment or 
surrounding natural resources any more than what is typical for residential redevelopment of a wooded 
site.   
 

STAFF RECOMMENDATION:  Approval with Conditions. 

 
The zoning proposal is consistent with the following policy of the 2035 Comprehensive Plan: “Utilize the zoning 
code to provide a variety of housing opportunities and choices to better accommodate the needs of residents.”  
(HP9)  The proposal will not adversely affect the existing use or usability of adjacent or nearby properties.  The 
transitional buffers to the sides and rear of the development would provide a distance separation between the 
development and adjoining properties.  Because most of the site is currently wooded, existing trees can 
provide satisfactory screening of the development.  The single-family lots at the front of the site would make 
the development appear consistent with the single-family homes in the surrounding area.  Comments by  
reviewing departments and agencies indicate that the proposal would not be burdensome on the public 
infrastructure.   Therefore, the Department of Planning and Sustainability recommends “Approval” with the 
following conditions:   
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1. The required 20-foot transitional buffer on the sides and rear of the site shall remain undisturbed.  The 
required six-foot screening fence for the transitional buffer shall be constructed on the interior (the 
development side) of the transitional buffer.    

2. The detention basin shall be screened with evergreen vegetation, subject to approval by the County 
Arborist, and shall be constructed as a bioretention pond. 

3. Post-construction stormwater runoff from the development site shall be no greater than pre-construction 
runoff, subject to approval by staff of the Development Services Division, Land Development Section. 

4. The approval of this rezoning application by the Board of Commissioners has no bearing on other approvals 
by the Zoning Board of Appeals or other authority, whose decision should be based on the merits of the 
application before said authority. 

 
 

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. 
 



  
 

 

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, but a state water 

determination is required to confirm that the natural feature shown as ditch on the 

County GIS maps is not state water. 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.  

 







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: 2/8/2021

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools

Oak View 

Elementary 

School

Cedar Grove 

Middle 

School

Cedar Grove 

High School

Other DCSD 

Schools

Private 

Schools Total

Capacity 949 1,264 1,254

Portables 0 0 0

Enrollment (Fcast. Oct. 2021) 718 768 1,122

Seats Available 231 496 132

Utilization (%) 75.7% 60.8% 89.5%

New students from development 2 1 1 4 1 9

New Enrollment 720 769 1,123

New Seats Available 229 495 131

New Utilization 75.9% 60.8% 89.6%

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

0.0413 0.0287 0.0135 0.0278

0.0167 0.0149 0.0040 0.0119

0.0266 0.0203 0.0017 0.0162

Total 0.0282 0.0213 0.0064 0.0186

Student Calculations

Proposed Units

Unit Type

Cluster
Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

2.15 1.49 0.70 4.34

0.87 0.77 0.21 1.85

1.38 1.06 0.09 2.53

Total 4.40 3.32 1.00 8.72

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

2 2 1 5

1 1 0 2

1 1 0 2

Total 4 4 1 9

Proposed townhome development on vacant land near Clifton Springs Road and Clifton Springs 

Manor

DeKalb County Z-21-1244587

15-087-01-005

Clifton Springs Townhomes

2670 Clifton Springs Road

Middle

When fully constructed, this development would be expected to generate 9 students: 2 at Oak View 

Elementary School, 1 at Cedar Grove Middle School, 1 at Cedar Grove High School, 4 at other 

DCSD schools, and 1 at private school. All three neighborhood schools have capacity for additional 

students.

Yield Rates

Elementary

Middle

High

52

TH

Cedar Grove High School

Units x Yield

Elementary

High

Anticipated Students

Oak View Elementary School

Cedar Grove Middle School

Cedar Grove High School











                                                     2670 Clifton Springs Rd 

                                          Letter of Intent  
 

 

Now comes Tri/Septem Developers, Inc. with the Intent to have approximately 6.4 
acres located at 2670 Clifton Springs Rd Decatur, Georgia 30034 and bearing Tax 
ID # 15-087-01-005, Zoned RSM from the present classification of R-100. 

The request is being sought, as there is an immediate need for housing to 
accommodate the shortage that exist in the low to moderate income segment. It has 
been stated that with the present climate in Real Estate, the Middle Class will be 
priced out of the housing market. The granting of a rezoning to RSM will help 
address the forecasted situation. 

The area at present is classified residential and the request will afford the proposed 
development a higher density of use.   The design of the future buildings will 
feature two stories with a Modern Retro motif having a three (3) bedroom and two 
(2) bathroom floor plan at a square footage of around 2,200 for small to moderate 
family sizes.   The Fifty (50) Townhomes will not overwhelm the vertical and 
horizontal sight line by incorporating the 30ft or less height criteria and the use of 
techniques that conceal the necessary infrastructure i.e. underground utilities and 
water retention.     

The project will have a minimal impact on traffic and congestion as it is in great 
proximity to several major thoroughfares (Clifton Springs Rd, Flat Shoals Pkwy 
and I-285) and is serviced by the Transportation Authority MARTA. 

   

 

 

 

 

 

 



                                          2670 Clifton Springs Rd 

                                            Impact Analysis 
 

A) The RSM Zoning of 2670 Clifton Springs Rd will conform to the policy and 
intent of the Comprehensive Plan for this area because the region is zoned for 
residential development and the RSM zoning is residential just a higher density. 

B) The 2670 Clifton project does permit a use suitable to views of other projects in 
the area, the Townhome development is in line with several completed and under-
construction projects in the nearby vicinity i.e. ( City Park Place at Flat Shoals Rd 
and Tarian Townhomes at Tarian Dr. ) 

C) The current zoning of 2670 Clifton (R-100) that allows SFR will not give the 
socio-economical inhabitants who seek housing in this neighborhood the ability to 
participate because of the current high pricing SFR trends.  The RSM zoning will 
permit homes that are affordable and obtainable for people of the region. 

D) The usability of the adjacent and nearby properties  will not be adversely 
affected by the proposed Zoning due to the fact that the area is not overly 
populated and the townhomes will only add to the economic base of the 
area......providing for a better tax base. 

E) The area has not revealed any negative conditions that will prohibit the 
development or uses of 2670 Clifton Rd, conversely the project would reintroduce 
patrons to a shopping area that has been affected by the Pandemic and provide 
potential employees for the major businesses in the area like GA State University, 
the GBI and the Panthersville Industrial Park. 

F) The RSM zoning will not adversely affect any historic buildings, sites, districts 
or archeological resources for there are no known historic factors in close 
proximity to the development.  Furthermore, the project design will minimize any 
encroachment to neighboring properties both physically and visually. 

 

 

 

 



G) The RSM zoning and the addition of 50 living units in the area will not cause 
excessive or burdensome use of the streets, transportation facilities, utilities or 
schools.  There are several major thoroughfares in this region such as Clifton 
Springs Rd, Panthersville Rd and Flat Shoals Pkwy; all of which will more than 
handle a small traffic increase. MARTA, the transportation authority has several 
routes that will give any inhabitants local and citywide mobility.  The schools will 
benefit from the increase of the tax base and very capable students.  The sewer 
system has the only concern according to the DeKalb Watershed Authority and the 
design engineers will address this concern by utilizing off peak hours operation 
techniques and mechanisms. 

H) The RSM zoning will allow for a Landscaping and Tree Recompense Plan that 
will not negatively affect the environment and the surrounding natural resources, in 
fact it will include Streetscapes and vegetation infill that will enhance the 
environment.     
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N. 20    Z-21-1244587 Site Photo

Subject Property



N. 20    Z-21-1244587 Site Photo

(above) Homes on adjoining properties to the west of the subject property.  

Homes opposite the subject property.




