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PRE-APPLICATION FORM 

REZONE, SPECIAL LAND USE PERMIT, MODIFICATION, AND LAND USE 

(Required prior to filing application: signed copy of this form must be submitted at filing) 
 

 

Rezoning Request: 

_____________________________________________________________________________ 

 

______________________________________________________________________________________________ 

 

Land Use Plan Amendment: Yes____ No _X___ 

 

Existing Land Use: _Suburban (SUB) ____________ Proposed Land Use: __NA_______________ Consistent _____ 

Inconsistent______ 

 

 

Special Land Use Permit: Yes____ No _X___ Article Number(s) 27-_______________________________________ 

 

   

______________________________________________________________________________________________ 

 

Major Modification: 

 

Existing Case Number(s): ___Y______________________________________________ 

 

Condition(s) to be modified: 

 

R-60 with zoning conditions per case 1245596  --major modification to condition #1 to increase the number of units 

from 11 to 20 units and change the land use from single-family conventional to singe-family cottage at a density of 7.3 

units per acre 

 

______________________________________________________________________________________________ 

 
______________________________________________________________________________________ 
 

Chief Executive Officer 

Michael Thurmond 

 

Director 

Andrew A. Baker, AICP 

Applicant Name: __Cecil Francis______ Phone: _ 404-454-6699_____   Email:   
 
Property Address: 1484 Columbia Drive _____________________________________________ 

 
Tax Parcel ID: _15 186 04 028 & 029________ Comm. District(s): _3 & 7______ Acreage: 2.7 acres_____________ 
 
Existing Use: _Vacant land ______________________ 
 
Supplemental Regs: _NA_________________ Overlay District: __ ___________ DRI: ____NA_______________ 
 
Rezoning: Yes __ ___ No __X____ 
 
Existing Zoning: __R-60 with zoning conditions per case Z-22 1245596  __ Proposed Zoning: _NA   
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______________________________________________________________________________________ 
 
 

WHAT TO KNOW BEFORE YOU FILE YOUR APPLICATION 

Pre-submittal Community Meeting: __X______ Review Calendar Dates: __X_____ PC: 11/02/23*_____ 

BOC: _11/16/23**______ Letter of Intent: __X___Impact Analysis: _X____ Owner Authorization(s):__X___ 

Campaign Disclosure: __X___ Zoning Conditions: _X________ Community Council Meeting: _10/04/23____ 

Public Notice, Signs: ___X_(Applicant must pick up and post and/or will be done by Staff)______ Tree 

Survey, Conservation: ________ Land Disturbance Permit (LDP): ___X_____ Sketch Plat: __X________  

Bldg. Permits: __X______ Fire Inspection: __X_____ Business License: __X______ State License: 

__________ Lighting Plan: ______ Tent Permit: ______  Submittal Format:  NO STAPLES, NO BINDERS 

PLEASE 

*Filing Deadline for application to be considered for November 2023 zoning cycle is September 7, 2023.  

Last day to hold community meeting with 15 days notice to be considered for November 2023 cycle is 

August 30, 2023.  If there are more than 20 cases on November 2023 agenda cycle then case would be 

heard in January  2024. 

  

Review of Site Plan 

 

Density:  __X______ Density Bonuses:  ___X______ Mix of Uses:  _______ Open Space: ___X____ 

Enhanced Open Space: _X________ Setbacks: front __X____ sides __X____ side corner _____ rear ___X___  

Lot Size: __X____  Frontage: ____X_______ Street Widths: ___X_____  Landscape Strips:__X_____  

Buffers:__X_____  Parking Lot Landscaping: __X______ Parking - Auto: __X_______   Parking - Bicycle: 

_____X___  Screening: ___X________  Streetscapes: __X_____ Sidewalks: _X____Fencing/Walls:__X___ 

Bldg. Height: __X___ Bldg. Orientation: _____ Bldg. Separation: _____ Bldg. Materials: _X____ Roofs: 

_X____ Fenestration: ___X____ Façade Design: __X____ Garages: __X____ Pedestrian Plan:___X____ 

Perimeter Landscape Strip: __X____  

 
      
 

_________________________________________________________________________________________ 

Comments: _ Applicant proposes to modify condition #1 of the  zoning conditions to increase the number of 

units from 11 to 20 and change from singe-family detached conventional to singe-family detached cottage at a 

density of 7.3 units per acre, which requires a major modification to zoning conditions application. Applicant 

will need to indicate on Major Modification application if any other current zoning conditions are proposed to 
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be modified.  Applicant will need to demonstrate how proposed major modification is compatible with 

surrounding single-family area.   Applicant will need to show compliance with R-60 zoning requirements 

including but not limited to maximum density with applicable density bonuses, required transitional buffers, 

building materials, maximum building height, etc.   

_________________________________________________________________________________________

_________________________________________________________________________________________

_______________________________________________________ 

 

This only a preliminary review and is not a complete list of zoning requirements, a final and complete 

review will be done upon official submission of a rezoning application and concept plan. 

 

Planner:__John Reid______________________________Date__07/11/23________________ 

Filing Fees 

 

REZONING: RE, RLG, R-100, R-85, R-75, R-60, MHP, RSM, MR-1   $500.00    

  RNC, MR-2, HR-1, HR-2, HR-3, MU-1, MU-2, MU-3, MU-4, MU-5   $750.00 

  OI, OD, OIT, NS, C1, C2, M, M2      $750.00 

             

LAND USE MAP AMENDMENT       $500.00 

SPECIAL LAND USE PERMIT        $400.00 
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2022-1477 

 

SUBSTITUTE 

 

RECOMMENDED ZONING CONDITIONS 

 

07-26-2022 (as amended by the BOC) 

 

 
1. The development shall have a maximum of eleven (11), detached, single-family homes. General 

compliance with the site plan received May 3, 2022, shall be required. The community must establish a 

homeowners’ or property owners’ association (HOA or POA) per the Zoning Ordinance and Land 

Development Code.  The HOA/POA shall limit the number of rental units to 10% of the total homes 

constructed.  

 

2. All home designs shall be consistent with the enclosed color rendering entitled “2021-12-20_11-19-

43,” including the following building materials: cementitious hardie plank, vinyl glass windows, 

shingle roofing, metal roofs over porches, stained cedar plank for post beams and gable crosses, and 

vinyl garage doors, and must comply with the applicable provisions of Article 5 of the Zoning 

Ordinance related to building form and design.  

 

3. The developer shall construct at least one, stacked stone, monument, subdivision sign on community 

property along Columbia Drive (as enclosed). Signage shall comply with applicable sections of the 

Sign Ordinance.  
 

4. Signs shall be posted inside the community and at the curb cut on Columbia Drive to indicate that the 

southernmost driveway is one-way only into the property. 
 

5. 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. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

LETTER OF APPLICATION 

 

This applica
on seeks to modify rezoning condi
ons established for applica
on Z-22-1245496.  

The Subject Property was approved for the development of eleven (11), detached single family 

homes.   

 

The Applicant hopes to redevelop the site with (20) single family co,age-style single family 

homes on fee simple lots.  The development is modeled on the Co,ages at Vaughn 

(www.microlifeins
tute.org) an award winning micro-co,age development in Dekalb County 

and the City of Clarkston providing small homes arranged around a common areas and green 

space, the co,ages at Vaughn contains 8 micro-units on ½ acre (16 units per-acre).  The units’ 

range in size from +/- 260-500 square feet.  They are one to one and aa half stories in height and 

clustered around a central green. They also share a common parking lot.   

S
x and Stones Homes, LLC plans to emulate the concept while providing larger single family 

co,age homes ranging in size from 1100 – 1200 SF.  The development proposed will contain 20 

co,age-style homes on 2.795 acres (7.3 units per-acre (the “Proposed Development”).  Similar 

to the Co,ages at Vaughn, the units will be one to one- and one-half stories in height, clustered 

around central green space and shared parking lots. A total of (8) units will have driveways that 

allow off-street parking while the remaining (12) units will have shared parking spaces situated 



to the East and West of the site.  The design provides connec
vity to the shared green space 

and community pavilion through sidewalks situated throughout the development.   

 

A Site Plan has been filed with the applica
on, along with other required materials.  To the 

applicant’s knowledge, no other major modifica
on applica
on has been filed concerning the 

Subject Property. The subject Property is zoned R60 and designated as “Suburban” on the 

County’s Future Land Use Map and is convenient to a commercial corridor known as the 

Belvedere Shopping District.   

 

  

RespecGully submi,ed, 

 

Cecil Francis 

S
x & Stones Homes, LLC 

PO Box 4359 

Atlanta GA 30302 

404-454-6699 

Cecil Francis



IMPACT ANALYSIS 

 

A.  WHETHER THE ZONING PROPOSAL IS IN CONFORMITY WITH THE POLICY AND INTENT 

OF THE COMPREHENSIVE PLAN. 

Dekalb County has adopted the 2035 Comprehensive Plan (the “Plan), which consists of text a 

text and series of maps.  The Future Land Use Map designa*on for the Subject Property is 

“Suburban”, which is fully consistent and commensurate with the proposed use and fosters a 

number of general policies and strategies of the County’s Comprehensive Plan for the Suburban 

character area, including: 

 

Tradi�onal Neighborhood Principles – I appropriate loca*ons encourage residen*al 

development to conform with tradi*onal principles including a higher mix of uses. 

 

Residen�al Protec�on – Protect stable neighborhoods from incompa*ble development that 

could alter established single-family residen*al development pa3erns and density. Protect 

single family stable neighborhoods adjacent Ac*vity Centers from incompa*ble development 

that could alter established residen*al development pa3erns and density. 

 

Infill Development – Enforce residen*al infill development regula*ons in efforts to preserve and 

stabilize exis*ng neighborhoods.  

 

Density – Promote moderate density, tradi*onal neighborhood development style residen*al 

subdivisions, which may u*lize alley ways and rear vehicular access, as well as automobile 

dependency. 

 

Street Design – Promote Street design that fosters calming including narrower residen*al 

streets, on street parking, and the addi*on of bicycle and pedestrian facili*es.  

 

Nodes – Create neighborhood focal points through the use of exis*ng pocket parks and squares 

for community ac*vi*es. 

 



Architecture – Encourage compa*ble architecture styles that maintain regional and 

neighborhood character. 

 

In summary, the proposed development serves to implement specific goals, objec*ves, and 

policies of the City’s Comprehensive Plan.  The project at issue represents a consistent use 

commensurate with other exis*ng uses on adjacent and nearby proper*es.  The proposed use 

therefore is suitable vis-à-vis the policies of the Comprehensive Plan. 

 

B. WHETHER THE ZONING PROPOSAL WILL PERMIT A USE THAT IS SUITABLE IN VIEW OF 

THE USE AND DEVELOPMENTOF ADJACENT AND NEARBY PROPERTY OR PROPERTIES. 

Yes. The Subject Property sits in transi*on between (2) single family homes (1512 Columbia 

Drive and 1460 Columbia Drive). Except for 1473 Columbia Drive, located directly to the north 

of the Subject Property zoned MR-2, the remaining single-family homes are zoned R75.  The 

exis*ng R60 zoning is consistent with the majority of the R75 zoned parcels that allow for single-

family detached housing op*ons.  “The Proposed Development offers a housing op*on that is 

consistent with the exis*ng homes in size and scope of construc*on.   

 

The final appearance of this development will include appropriate a3en*on to scale, buffering, 

setbacks and landscaping so that this development will blend harmoniously with its 

surroundings.  The maximum height of 1.5 stories will prevent the project from overwhelming 

adjoining homes in scale.  The proposed homes will provide an elegant and a3rac*ve design 

that will offer much needed upscale housing stock, at an affordable price, in a community that 

has experienced rapid home price infla*on.  Therefore, the requested zoning district is therefore 

en*rely consistent with and suitable in light of the current and future development plans and 

pa3erns,   

 

C. WHETHER THE PROPERTY TO BE AFFECTED BY THE ZONING PROPOSAL HAS A 

REASONABLE ECONOMIC USE AS CURRENTLY ZONED 

Yes. The subject property is zoned R60.   

 

D. WHETHER THE ZONING PROPOSAL WILL ADVERSELY AFFECT THE EXISTING USE OR 

USABILITY OF ADJACENT OR NEARBY PROPERTY PR PROPERTIES.  

No.  The primary goal of land use planning is to eliminate or minimize the poten*al adverse 

effect of the dissimilar uses of adjacent tracts of land by establishing a harmonious transi*on 



between them.  The tradi*onal method of achieving this goal is through both “off-site” and 

“on-site” transi*on.  Off-site transi*on consists of avoiding the placement of dissimilar uses 

next to each other by placing uses of intermediate density between them.  On-site transi*on, 

which might either supplement or replace off-site transi*on, consist of measures imposed on 

or adjacent to the more intensive use to protect neighborhoods from adverse effects.  Thus, 

this method of land use planning includes measures such as maintenance of buffers; walls, 

fences or berms; ligh*ng control; noise control; aesthe*c control; limita*ons on building 

loca*on and orienta*on; loca*on of or restric*ons upon accessory uses; and prohibi*on of 

certain uses or hours of use normally permi3ed for that district.  Many of these devices have 

been or will be u*lized in this applica*on.   

 Located between a3ached single family homes and detached homes, the Proposed 

Development will pay careful a3en*on to scale, buffering, setbacks and landscaping so that it 

will blend and complement the adjacent developments.  Accordingly, approving our request 

for a modifica*on will not adversely affect the nearby exis*ng uses and will enhance the 

adjacent proper*es.  

 

E. WHETHER THERE ARE OTHER EXISTING OR CHANGING CONDITION AFFECTING THE USE 

AND DEVELOPMENT OF THE PROPERTY WILL GIVE SUPPORTING GROUNDS FOR EITHER 

APPROVAL OR DISAPPROVAL OF THE ZONING PROPOSAL. 

No.  The proposal is merely a request to modify the density of homes from (11) single family 

units to (20) single family co3age units.   

 

F.  WHETHER THE ZONING PROPOSAL WILL ADVERSELY AFFECT HISTORIC BUILDINGS, 

SITES, DISTRICTS OR ARCHAEOLOGICAL RESOURCES.  

The Applicant is not aware of any historic buildings, sites, districts, or archeological resources 

either on the Subject property or located in the immediate vicinity that would suffer adverse 

impacts from the rezoning requested.  

 

G. WHETHER THE REQUESTED REZONING WILL NOT RESULT IN A USE WHICH WILL OR 

CLOULD CAUSE EXCESSIVE OR BURDENSOME USE OF EXISTING STREETS, 

TRANSPORTATION FACILITIES, UTILITIES OR SCHOOLS.  

No The proposed development will not overly burden exis*ng streets or transporta*on 

facili*es.  The ITE Trip genera*on Manual does not have data on this type of co3age-style , 

urban single family community, which has more single-person occupancy and fewer car counts 

than a tradi*onal single-family detached neighborhood.  Therefore, tradi*onal ITE data is likely 

overstated. With that said, the ITE data states that sixteen (16) single family detached homes 



(ITE category 210) will generate 12.32 trips during the AM peak hour and 16.32 trips during the 

PM peak hour. As for u*li*es, the Subject Proper*es have access to water and sewer. Finally, the 

proposed development will not create excessive or burdensome use of the community’s 

schools.  This type of development is not marketed towards families.  Nonetheless, the Subject 

Property is served by Peachcrest Elementary School, Towers High School and Mary Mcleod 

Bethune Middle School, all of which are listed at, significantly, below capacity according to the 

enrollment and capacity data provided on the Dekalb County Schools Opera*ons website.   

 

H. WHETHER THE ONING PROPOSAL ADVERSELY IMPACTS THE ENVIRONMENT OR 

SURROUNDING NATURAL RESOURCES. 

The Applicant will comply with all federal, state and city regula*ons rela*ng to environmental 

protec*on to ensure that the proposed development will not adversely affect the environment.  

 

CONCLUSION 

For the foregoing reasons, the Applicant respecHully request that the Rezoning Applica*on at 

issue be approved.  The Applicant also invites and welcomes any comments from Staff or other 

officials of the County so that recommenda*ons or input might be incorporated as condi*ons of 

approval of the Applica*on. 

 

This 24th day of August 2023 

 

RespecHully submi3ed, 

 

_________________________________ 

S*x & Stones Homes, LLC 

Cecil Francis 

 

S*x & Stones Homes, LLC 

PO Box 4359 

Atlanta, GA 30302 

(404) 454-6699 

S*xandstonesgeorgia@gmail.com 

Cecil Francis





SITE INFORMATION

LOCATION:

ADDRESS:

LAND LOT:
DISTRICT:
COUNTY:
CURRENT ZONING:
PROPOSED ZONING:
SITE AREA:

OVERALL SITE REQUIREMENTS:

DWELLINGS PER ACRE:
DWELLING UNITS PROVIDED:

LOT COVERAGE (35% * 121,750) :

PROPOSED BUILDING SETBACKS:

FRONT YARD (COLUMBIA DRIVE):
FRONT YARD (ALLEY)
INTERIOR SIDE YARD (MIN.)
REAR YARD: 

COTTAGE SIZE

SF DETACHED - COTTAGE (MIN.):
SF LOTS - CURRENTLY
BUILDING HEIGHT:

PARKING

PARKING REQUIRED: 
COMMON PARKING PROVIDED:
ON-LOT PARKING PROVIDED:
TOTAL SPACES PROVIDED:

1484 COLUMBIA DR
DECATUR, GA 
186
15TH
DEKALB
R - 60
R - 60
121,750 SF (2.794 
ACRES)

12
20 TOTAL (7.3 PER 
ACRE)
42, 613 SF
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7' - 0" (EXISTING)
3' - 0" (7'-6" EXISTING)
10' - 0" (30' - 0" 
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3,500 SF
35' - 0"

2 PER UNIT (41 TOTAL)
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THIS DRAWING, ITS CONTENTS AND ALL PRINTS OF IT ARE THE 
PROPERTY OF XMETRICAL, LLC.    ANY USE  OF THIS DOCUMENT FOR  
PURPOSES  OTHER THAN  THOSE  ASSOCIATED  WITH  THIS  SPECIFIC 
PROJECT   OR   ANY REPRODUCTION OF THIS DRAWING WITHOUT THE 

WRITTEN CONSENT OF XMETRICAL, LLC IS STRICTLY  PROHIBITED.
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