
                  

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

 

SUBJECT: 
..Title  
COMMISSION DISTRICT(S): COMMISSION DISTRICT 05 SUPER DISTRICT 07 

Application of Hybrass Properties, LLC c/o Battle Law P.C., LLC for a major modification of zoning 

conditions pursuant to CZ-18-22130 to construct townhouse dwellings within the RNC (Residential 

Neighborhood Conservation) zoning district., at Pleasant Hill Trail and Pleasant Hill Road. 
..Body 
 

PETITION NO: D3-2023-1150  CZ-23-1246656 

PROPOSED USE: Modification of zoning conditions to construct fee-simple townhomes. 

LOCATION: 1716 Pleasant Hill Trail and 7956, 7890, 8024, 7788, 7900 & 7860 Pleasant Hill Road, Lithonia, 

Georgia 30058 
 

PARCEL NO. : 16-197-03-006, 16-197-03-012, 16-219-01-005, 16-219-01-006, 16-220-01-004, 16-220-01-007 

& 16-220-01-009 
 

INFO.  CONTACT: Adam Chappell, Sr. Planner 

PHONE NUMBER: 404-371-2155 

 

PURPOSE: 

Application of Hybrass Properties, LLC c/o Battle Law P.C., LLC for a major modification of zoning conditions 

pursuant to CZ-18-22130 to construct townhouse dwellings within the RNC (Residential Neighborhood 

Conservation) zoning district. 
 

 

RECOMMENDATION: 
..Recommended Actio n 
COMMUNITY COUNCIL: (Feb. 12, 2024) Withdrawal.  (Oct. 2, 2023) Approval. 

 

PLANNING COMMISSION: (March 5, 2024) Withdrawal without prejudice.  (Nov. 2, 2023) Two-Cycle 

Deferral. 

 

PLANNING STAFF: Withdrawal without prejudice. 

 

STAFF ANALYSIS: The applicant, Hybrass Properties, LLC c/o Battle Law, P.C., has requested that this item 

be “Withdrawn Without Prejudice.  Planning and Sustainability supports this request. 
 

PLANNING COMMISSION VOTE: (March 5, 2024) Withdrawal without Prejudice 8-0-0.  Jan Costello 

moved, Edward Patton seconded for withdrawal without prejudice, per Staff recommendation.  (Nov. 2, 2023) 

Two-Cycle Deferral 8-0-0.  Jan Costello moved, Deanna Murphy seconded for a 2-cycle deferral to the March 

2024 zoning agenda, per the Applicant's request. 

 

COMMUNITY COUNCIL VOTE/RECOMMENDATION:  (Feb. 12, 2024) Withdrawal without 

prejudice, per the Applicant’s request 8-0-1.  (Oct. 2, 2023) Approval. 

 

 



 

3562 Habersham at Northlake • Building J, Suite 100 • Tucker, Georgia 30084 • Ph: 404.601.7616  

battlelawpc.com 

2/14/2024 
VIA: EMAIL   
CZ-23-1246656 
 
ATTN: Brandon White (blwhite@dekalbcountyga.gov) 

 
Current Planning Zoning Manager White: 

 
On behalf of the Applicant for the proposed Major Modification of Conditions application for property 
located at 1716 Pleasant Hill Trail, and 7956, 7890, 8024, 7788, 7900, and 7860 Pleasant Hill Road, 
being parcel numbers 16-197-03-006, 16-197-03-012, 16-219-01-005, 16-219-01-006, 16-220-01-004, 
16-220-01-007, and 16-220-01-009 pertaining to petition number CZ-23-1246656, I respectfully 
request to withdraw this application. 

 
Prepared By: 

 

Joshua Mahoney 

For Battle Law, P.C. 
 



 

DeKalb County Department of Planning & Sustainability 

   

 
     

 

 

 

Planning Commission Hearing Date:  Tuesday, March, 5, 2024 

Board of Commissioners Hearing Date:  Thursday, March 28, 2024 

STAFF ANALYSIS  

Prepared 2/26/2024/2024 by:  AWC  Page 1                                           CZ-23-1246656 
 

178 Sams Street, 
Decatur, GA  30030 

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

  

Case No.:   CZ-23-1246656 Agenda #:  2023-1150 

Location/Address: 1716 Pleasant Hill Trail,  

7956, 7890, 8024, 7799, 

7900 & 7860 Pleasant Hill 

Road 

Lithonia, GA 30058 

Commission District: 05 Super District:  07 

Parcel ID(s): 16-197-03-006, 16-197-03-012, 16-219-01-005, 16-219-01-006, 16-220-01-004,  

16-220-01-007 & 16-220-01-009 

Request: Major modification of zoning conditions pursuant to CZ-18-22130 to construct 

townhouses within the RNC (Residential Neighborhood Conservation) Zoning 

District.  

Property Owner(s):  Hybass Properties, LLC 

Applicant/Agent:  Hybass Properties, LLC c/o Battle Law, P.C. 

Acreage:  95.52 acres 

Existing Land Use:  Vacant  

Surrounding 
Properties: 

 North: R-100, MU-1, M-2 (Across Pleasant Hill Trail)  East: R-85 South: R-85 
(Across Pleasant Hill Road) West: R-75 

Comprehensive Plan:  Suburban (SUB)            Consistent                Inconsistent 

 
Staff Recommendation:  WITHDRAWAL WITHOUT PREJUDICE.  

 
The applicant, Hybrass Properties, LLC c/o Battle Law, P.C., has requested that this item be withdrawn without 
prejudice.  

X  



                  

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

 

SUBJECT: 
..Title  
COMMISSION DISTRICT(S): COMMISSION DISTRICT 05 SUPER DISTRICT 07 

Application of Hybrass Properties for a major modification of zoning conditions pursuant to CZ-18-22130 

to construct fee-simple townhouses within the RNC (Residential Neighborhood Conservation) zoning 

district, at Pleasant Hill Trail and Pleasant Hill Road. 
..Body 
 

PETITION NO: N7-2023-1150  CZ-23-1246656 

PROPOSED USE: Modification of zoning conditions to construct fee-simple townhomes. 

LOCATION: 1716 Pleasant Hill Trail and 7956, 7890, 8024, 7788, 7900 & 7860 Pleasant Hill Road, Lithonia, 

Georgia 30058 
 

PARCEL NO. : 16-197-03-006, 16-197-03-012, 16-219-01-005, 16-219-01-006, 16-220-01-004, 16-220-01-007 

& 16-220-01-009 
 

INFO.  CONTACT: Adam Chappell, Sr. Planner 

PHONE NUMBER: 404-371-2155 

 

PURPOSE: 

Application of Hybrass Properties for a major modification of zoning conditions pursuant to CZ-18-22130 to 

construct fee-simple townhouses within the RNC (Residential Neighborhood Conservation) zoning district. 
 

 

RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL: Approval. 

 

PLANNING COMMISSION: Two-Cycle Deferral. 

 

PLANNING STAFF: Two-Cycle Deferral. 

 

STAFF ANALYSIS: The subject properties were originally rezoned to the RNC (Residential Neighborhood 

Conservation) Zoning District with conditions in 2018 (Z-18-22130) which limited the number of units to no 

more than 214 single-family, detached residences. The properties are located within a Suburban (SUB) Character 

Area. The request for a major modification to zoning conditions pursuant to Z-18-22130 is primarily due to 

existing topographic conditions on site that were not foreseen by the developer at the time of the original rezoning. 

The new request will significantly reduce the disturbed area of the overall development site by proposing single-

family attached dwellings that reduce the unit size and take up a much smaller surface area. The applicant is only 

proposing to change from single-family detached to single-family, attached buildings on smaller areas of land 

with their own front and rear yards. This building form is not permitted in the RNC zoning district; attached 

dwellings here can only be permitted as condominiums, defined in Section 5.7.6. (B) of the Zoning Ordinance as 

➢ One (1) or more single-family attached buildings where the owner has fee simple title to the building and the 

land beneath the building. The building may or may not have a small yard in front of or behind the building. The 

remaining land is under common ownership. From a Planning perspective, this does little to affect the proposed 

configuration of the new site plan other than to require a minimum building setback from all peripheral property 

lines; the proposed dwellings still have a minimum building setback line from all streets and/or drives. The 

proposal is consistent with the intent of the RNC zoning district per Section 2.10.2 of the Zoning Ordinance. 

There are potential site plan deficiencies, however, that may affect the configuration and/or potential lot yield 

with the development: • The applicant proposes a total of two (2) vehicle access points, down from four (4) that 

was originally proposed with the original submittal. Per Section 14-200 of the Land Development Code, a 



minimum of three (3) access points is required for residential developments with 151-300 total units. This 

requirement cannot be waived by a condition of rezoning and can only be addressed by a variance from the 

Planning Commission. • The new site plan does not appear to prove compliance with the minimum greenspace 

requirement as defined per Section 2.10.5. of the Zoning Ordinance. A minimum of 30 percent of the total site 

area shall be dedicated to greenspace, which may not consist of the following features (per Section 2.10.5.(B)): 

1. Streams and stream buffers 2. Wetlands 3. Rock outcroppings 4. Slopes steeper than 1:2 slope 5. Sites of 

archaeological significance 6. Floodplains 7. Areas intended to be dedicated for right of way. The site plan shows 

a development site that appears to have extreme slopes throughout, as well as having state waters/stream buffers. 

Meeting this greenspace requirement could pose a challenge for development and could affect lot yield. At the 

most recent Planning Commission meeting held on November 2, 2023, the applicant requested a two-cycle 

deferral of the proposal, claiming that the requirement of single-family attached dwellings to be developed as 

condominiums in the RNC zoning district would not be feasible from a cost perspective. To give the applicant 

more time to reassess their proposal, the Planning & Sustainability Department also recommends a “Two-Cycle 

Deferral”. 

 

PLANNING COMMISSION VOTE: Two-Cycle Deferral 8-0-0.  Jan Costello moved, Deanna Murphy 

seconded for a 2-cycle deferral to the March 2024 zoning agenda, per the Applicant's request. 

 

COMMUNITY COUNCIL VOTE/RECOMMENDATION:  Approval. 

 

 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:  Thursday, November 2, 2023  
Board of Commissioners Hearing Date:  Thursday, November 16, 2023  

 

STAFF ANALYSIS  

Prepared 11/7/2023 by:  AWC  Page 1                                           CZ-23-1246656 
 

178 Sams Street, 
Decatur, GA  30030 

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

 

 

  

Case No.:   CZ-23-1246656 Agenda #:  2023-1150 

Location/Address: 1716 Pleasant Hill Trail,  

7956, 7890, 8024, 7799, 

7900 & 7860 Pleasant Hill 

Road 

Lithonia, GA 30058 

Commission District: 05 Super District:  07 

Parcel ID(s): 16-197-03-006, 16-197-03-012, 16-219-01-005, 16-219-01-006, 16-220-01-004,  

16-220-01-007 & 16-220-01-009 

Request: Major modification of zoning conditions pursuant to CZ-18-22130 to construct 

townhouses within the RNC (Residential Neighborhood Conservation) Zoning 

District.  

Property Owner(s):  Hybass Properties, LLC 

Applicant/Agent:  Hybass Properties, LLC c/o Battle Law, P.C. 

Acreage:  95.52 acres 

Existing Land Use:  Vacant  

Surrounding 

Properties: 

 North: R-100, MU-1, M-2 (Across Pleasant Hill Trail)  East: R-85 South: R-85 

(Across Pleasant Hill Road) West: R-75 

Comprehensive Plan:  Suburban (SUB)            Consistent                Inconsistent 

 
Staff Recommendation:  Two-Cycle Deferral.   

 

The subject properties were originally rezoned to the RNC (Residential Neighborhood Conservation) Zoning 

District with conditions in 2018 (Z-18-22130) which limited the number of units to no more than 214 single-

family, detached residences. The properties are located within a Suburban (SUB) Character Area. 

 

The request for a major modification to zoning conditions pursuant to Z-18-22130 is primarily due to existing 

topographic conditions on site that were not foreseen by the developer at the time of the original rezoning. The new 

request will significantly reduce the disturbed area of the overall development site by proposing single-family 

attached dwellings that reduce the unit size and take up a much smaller surface area. The applicant is only 

proposing to change from single-family detached to single-family, attached buildings on smaller areas of land with 

their own front and rear yards. This building form is not permitted in the RNC zoning district; attached dwellings 

here can only be permitted as condominiums, defined in Section 5.7.6. (B) of the Zoning Ordinance as: 

 

X  

http://www.dekalbcountyga.gov/planning
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➢ One (1) or more single-family attached buildings where the owner has fee simple title to the building and the 

land beneath the building. The building may or may not have a small yard in front of or behind the building. 

The remaining land is under common ownership. 

 

From a Planning perspective, this does little to affect the proposed configuration of the new site plan other than to 

require a minimum building setback from all peripheral property lines; the proposed dwellings still have a 

minimum building setback line from all streets and/or drives. The proposal is consistent with the intent of the RNC 

zoning district per Section 2.10.2 of the Zoning Ordinance.  

 
There are potential site plan deficiencies, however, that may affect the configuration and/or potential lot yield with 

the development:   

 

• The applicant proposes a total of two (2) vehicle access points, down from four (4) that was originally 

proposed with the original submittal. Per Section 14-200 of the Land Development Code, a minimum of 

three (3) access points is required for residential developments with 151-300 total units. This requirement 

cannot be waived by a condition of rezoning and can only be addressed by a variance from the Planning 

Commission.  

 

• The new site plan does not appear to prove compliance with the minimum greenspace requirement as defined 

per Section 2.10.5. of the Zoning Ordinance. A minimum of 30 percent of the total site area shall be 

dedicated to greenspace, which may not consist of the following features (per Section 2.10.5.(B)): 

 

1. Streams and stream buffers 

2. Wetlands 

3. Rock outcroppings 

4. Stopes steeper than 1:2 slope 

5. Sites of archaeological significance 

6. Floodplains 

7. Areas intended to be dedicated for right of way 

 

The site plan shows a development site that appears to have extreme slopes throughout, as well as having state 

waters/stream buffers. Meeting this greenspace requirement could pose a challenge for development and could affect 

lot yield. 

 

At the most recent Planning Commission meeting held on November 2, 2023, the applicant requested a two-cycle 

deferral of the proposal, claiming that the requirement of single-family attached dwellings to be developed as 

condominiums in the RNC zoning district would not be feasible from a cost perspective. To give the applicant more 

time to reassess their proposal, the Planning & Sustainability Department also recommends a Two-Cycle Deferral.  

  

 

  

 

 

 
 

 

 
 

 
 





 

         10/16/2023 

 

         To:       Mr. John Reid, Senior Planner 

         From:  Ryan Cira, Director, Division of Environmental Health 

         Cc:       Alan Gaines, Environmental Health Deputy Director 

         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 the sidewalk for bus shelter’s concrete pad 
installation. 

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



 

 

   N5-2023-1148                                                 SLUP-23-1246653 / 16-193-04-004, 16-193-04-005 

         8070 and 8080 Rockbridge Road, Stone Mountain, GA 30087 

         - Septic 1000 gallons indicated on 8070 Rockbridge Road, installed on 03/17/1981. 

         - Please review general comments 

 

 

         N6-2020-1149                            CZ-23-1246655 / 15-083-01-013 

         2179 Bouldercrest Road, Atlanta, GA 30316 

          - Septic indicated on 2179 Bouldercrest Road, installed on 09/30/1967 

         - Please review general comments. 

 

 

 

         N7-2023-1150              CZ-23-1246656 / 16-197--03-006, 16-197-03-012,16-219-01- 

                                                 004,16-219-01-006,16-220-01-004,16-220-01-007 & 16-220-01- 

                                                 009 

         1716 Pleasant Hill Trail and 7956, 7890, 8024, 7788, 7900 & 7860 Pleasant Hill Road 

         - Please review general comments. 

 

 

         N8-2023-1151                            SLUP-23-1246658 / 15-126-10-023 

         2536 Snapfinger Road, Decatur, GA 30034 

          - Septic indicated on surrounding properties. 

         - Please review general comments. 

 



DEKALB COUNTY 

GOVERNMENT PLANNING 

DEPARTMENT DISTRIBUTION 

FORM 

 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO EXPEDITE THE PROCESS TO JOHN 

REID jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov  
 

COMMENTS FORM: 

PUBLIC WORKS WATER AND SEWER 

 

Case No.: ______________________________ Parcel I.D. #: _________________________________________ 

 

Address: _______________________________________________________________ 

 

_______________________________________________________________________ 

 

_______________________________________________________________________ 
 

WATER: 

 

Size of existing water main: _______________________________________________ (adequate/inadequate) 

 

Distance from property to nearest main: _________________________ Size of line required, if inadequate: _____________ 

 

_______________________________________________________________________________________________________ 

 

SEWER: 

 

Outfall Servicing Project: _____________________________________________________________________ 

 

Is sewer adjacent to property: Yes _____ No _____ If no, distance to nearest line: ______________________ 

 

Water Treatment Facility:_________________________ adequate _____ inadequate _____ 

 

Sewage Capacity: ________________________ (MGPD) Current Flow: _________________________ (MGPD) 

 

COMMENTS: 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

 

 
Signature: _________________________________________ 

mailto:jreid@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


DeKalb County School District Analysis Date: 10/3/2023

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools

Rock Chapel 

Elementary 

School

Lithonia 

Middle 

School

Lithonia 

High School

Other DCSD 

Schools

Private 

Schools Total

Capacity 696 1,230 1,426

Portables 0 0 0

Enrollment (Oct. 2022) 555 1,215 1,490

Seats Available 141 15 -64

Utilization (%) 79.7% 98.8% 104.5%

New students from development 13 9 13 13 1 49

New Enrollment 568 1,224 1,503

New Seats Available 128 6 -77

New Utilization 81.6% 99.5% 105.4%

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

0.0620 0.0333 0.0032 0.0985

0.0411 0.0201 0.0000 0.0612

0.0594 0.0096 0.0006 0.0696

Total 0.1625 0.0630 0.0038 0.2293

Student Calculations

Proposed Units

Unit Type

Cluster

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

13.28 7.12 0.69 21.09

8.79 4.30 0.00 13.09

12.71 2.06 0.13 14.90

Total 34.78 13.48 0.82 49.08

Attend 

Home 

School

Attend other 

DCSD 

School

Private 

School Total

13 7 1 21

9 4 0 13

13 2 0 15

Total 35 13 1 49

High

Anticipated Students

Rock Chapel Elementary School

Lithonia Middle School

Lithonia High School

Middle

When fully constructed, this development would be expected to generate 49 students: 13 at Rock 

Chapel Elementary School, 9 at Lithonia Middle School, 13 at Lithonia High School, 13 at other 

DCSD schools, and 1 at private school. Current enrollment at Lithonia High school is  above 

capacity, but is expected to decline in future years.

Yield Rates

Elementary

Middle

High

214

SF

Lithonia High School

Units x Yield

Elementary

Application to construct 214 single-family attached homes

DeKalb County CZ-23-1246656

16-197-03-06, etc.

Hybrass Pleasant Hill Trail

1716 Pleasant Hill Trail, 1956/789802/7788/7900/7860 Pleasant Hill Road



DEKALB COUNTY GOVERNMENT 
PLANNING DEPARTMENT 

DISTRIBUTION FORM 
 
 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO EXPEDITE THE PROCESS TO JOHN REID 
jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov 

The following must be added as conditions on the approval of the modification 
 

 

The following areasbelowmay 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: 

1. 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 state waters and special flood hazard areas.   

2. The county codes require the hydrology study to model the existing conditions as wooded  
3. Runoff Reduction Volume shall be provided unless technical justification is provided regarding the 

unfeasibility. Strongly recommend investigating the site and identifying the location where RRv 
can be provided and re-designing/revising the layout to comply with the RRv requirement.  

4. The presence of FEMA Flood Hazard Area was 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 requires compliance with Article IV of Chapter 14 and FEMA 
floodplain regulations  

5. 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. 

6. The 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.   

7. The internal street(s) must be at least 24' for the travel lanes (2 x 12') and have a R/W of 55' at a 
minimum 

 
 
• Fire Safety 

 
 
 
 
 
 

mailto:mcwilliams@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


DEKALB COUNTY GOVERNMENT 

PLANNING DEPARTMENT 

DISTRIBUTION FORM 
 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL OR FAX TO EXPEDITE THE PROCESS TO 

JOHN REID jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov 
 

REZONE  

COMMENTS FORM: 

PUBLIC WORKS ROAD AND DRAINAGE 

 

 
Case No.:  Parcel I.D. #: 16-197-03-012, 16-220-01-007, 

   16-220-01-009, 16-220-01-004, 16-197-03-006, 

  16-219-1-005 & 16-219-01-006 

 

Address: 1716 Pleasant Hill Trail, 7956,7890, 8024, 7788, 7900 & 7860  Pleasant Hill Road, Lithonia, GA 

30058,  

 

Drainage Basin: Yellow River 

Upstream Drainage Area: N/ A   

Percent of Property in 100-Year Floodplain: 1% 

 

Impact on property (flood, erosion, sedimentation) under existing zoning: Flood impact will be from the 

Yellow river overtopping its banks thus resulting in overbank flooding but would not seriously affect the property. 

Erosion and sedimentation activities may be limited to the banks of Yellow river creek due to topography 

  

 

Required detention facility(s): Yes. Detention/retention facilities would be required for stormwater 

management per section 14-40 of DeKalb County codes of ordinance.

  

 

COMMENTS: 

 

The majority portion of the parcels are outside the floodplain but there exists FEMA designated Special Flood 

Hazard Areas on the fringe of properties at the northeast portions of the listed parcels. Compliance with the 

floodplain management and flood damage prevention ordinances is required and also, adequate erosion and 

sedimentation and pollution control measures will be required for any proposed development in this area.  

 

 

Signature:   

mailto:jreid@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


1. 1326 Clairmont Road Po' Boy Shop - SLUP 1246649 INCOMPLETE- No Comment 

2. N-1. 1484 and 1520 Columbia Drive.  Columbia Drive is classified as a minor arterial.  Requires a 40-foot 
ROW dedication from centerline or such that all public infrastructure is within ROW, whichever greater.  
Requires a 10-foot shared path, 5 foot landscape strip between path and back of curb, and street lights 
required.  Please note that private roads must be constructed to public road standards. They should be 24 
feet wide instead of 20 feet wide.  I am concerned that people will park along the road and not in the 
designated parking spots due to distance from spots to lots 2-9.  Add no Parking signs on both sides of the 
interior street from Columbia Drive to end of Lot 17.  No parking allowed on Columbia Drive. Needs a spot 
for turnaround at the security gate if vehicles are not allowed to enter.  They cannot back into Columbia 
Drive should entrance be denied.  

3. N-2 4822 Covington Hwy.  Covington Hwy is SR 12. GDOT review and permits required.  Covington Hwy is 
classified as a major arterial.  ROW dedication of 50 feet from center line or such that all public 
infrastructure is within ROW, whichever greater.  Requires a 10-foot shared path, 5-foot landscape strip 
between back of curb and path, street lights required.  Required to upgrade traffic signal to provide 
pedestrian facilities.  GDOT signal permit required.  
 

4. N-3. 1726 Church St. Scott Blvd is SR 8 and requires GDOT review and approval prior to permitting.  Scott 
Blvd is classified as a major arterial.  Requires:  Requires a 50-foot ROW dedication from centerline or such 
that all public infrastructure is within ROW, whichever greater. A 10-foot shared path, 5 foot landscape 
strip between back of curb and path, street lights required.  No access allowed directly to Scott Blvd.  
Church Street is classified at a minor arterial.  Requires a 40-foot ROW dedication from centerline or such 
that all public infrastructure is within ROW, whichever greater.  A 10-foot shared path, 5-foot landscape 
strip between back of curb and path, street lights required.  One right in right out access only along 
Church Street- prefer no access.  Connector street is classified as local.  Requires a 27.5 foot ROW 
dedication from centerline or such that all public infrastructure is within ROW, whichever greater. 
Requires  5 foot landscape strip between back of curb and sidewalk,  6 foot sidewalk,  street lights 
required.   

5. N-4 & N-5 8070 and 8080 Rockbridge Rd. Rockbridge Road is SR 124.  GDOT review and permitting 
required. Rockbridge Rd is classified as a major arterial.  Requires:  Requires a 50-foot ROW dedication 
from centerline or such that all public infrastructure is within ROW, whichever greater. A 10-foot shared 
use path, 5-foot landscape strip between back of curb and path, street lights required.  Design entrance as 
a typical right in/right out for driver clarity. South Rockbridge Road is a minor arterial.  Requires a 40-foot 
ROW dedication from centerline or such that all public infrastructure is within ROW, whichever greater.  A 
10-foot shared path, 5 foot landscape strip between back of curb and path, street lights required.   

6. N-6. 2179 Bouldercrest Rd.  Bouldercrest Rd is a classified as a major arterial.  Requires a 50-foot ROW 
dedication from centerline or such that all public infrastructure is within ROW, whichever greater. 
Requires a 10-foot shared path, add curb and gutter, 5 foot landscape strip between back of curb and 
path, and street lights. Verify that each driveway meets minimum intersection and stopping sight distance 
per AASHTO.   
 

7. N-7. 1716 Pleasant Hill Trails and Various Pleasant Hill Road Major Mod 
Pleasant Hill Trail is a local road and must be improved as part of this development’s frontage.  Requires a 
27.5 foot ROW dedication from centerline or such that all public infrastructure is within ROW, whichever 
greater.  From the centerline- the road must be improved to be 12 feet wide with curb and gutter, 5-foot 
landscape strip and a 5 foot sidewalk, street lights required.  Pleasant Hill Road is classified as a minor 
arterial.  Requires a 40-foot ROW dedication from centerline or such that all public infrastructure is within 



ROW, whichever greater.  From the centerline- the road must be improved to be 12 feet wide with curb 
and gutter, 10-foot shared path, 5 foot landscape strip between path and back of curb, street lights 
required.  Both access points must meet minimum sight distance requirements per AASHTO for 
intersection and stopping sight distance. Pleasant Hill Road has a speed limit of 45 mph.  A variance is 
needed for minimum number of access points per section 14-200 (5) of the land development code. For 
the Transportation Division to support the variance, a full intersection design with left turn lanes and right 
turn lanes will be required at Providence Point Dr and the new road. Consider adding traffic calming 
measures on interior streets to determine driveway placement.  (Hard to retrofit townhome communities 
with traffic calming.)  Assuming interior streets will be private based on plan provided.  Private streets 
must be built to public road standards.  

8. N-8. & N-9. 2536 Snapfinger Rd.  I-20 Overlay District Tier 3. Overlay standards take precedent- where 
silent the zoning and then the land development standards are applied. Snapfinger Road is classified as a 
major arterial.  ROW dedication of 50 feet from center line of Snapfinger Rd or such that all public 
infrastructure is within ROW, whichever greater.  Follow the infrastructure requirements of the overlay 
district, but at a minimum:  The public roads to the east and north require a right of way dedication of 
27.5 feet from centerline, five-foot landscape strip from back of curb, 5 foot sidewalk and street lighting.  

9. N-10. 2569 & 73 Dusty Lane. Dusty Lane is classified as a local road. Required to dedicate 27.5 feet of right 
of way from centerline or such that all public infrastructure is within right of way, whichever greater.  
Requires five-foot landscape strip from back of curb to sidewalk, five-foot sidewalk and pedestrian 
lighting.   
 

10. N-11 & N-12. 3823 N Druid SLUP.  Eliminate one curb cut on North Druid Hills Rd.  North Druid 
Hills Rd is classified as a major arterial.  ROW dedication of 50 feet from center line or such that all public 
infrastructure is within ROW, whichever greater.  Requires a 10-foot shared path, 5 foot landscape strip 
between back of curb and path, street lights required.  Provide necessary driveway easements/ROW for 
the Birch Road at North Druid Hills Rd Intersection project.  Coordinate with PW- Transportation on 
easement/ROW.  

11. N-13. 4381 Covington Hwy. Covington Hwy is SR 12.  GDOT review and permits required.  
Covington Hwy is classified as a major arterial.  ROW dedication of 50 feet from center line or such that all 
public infrastructure is within ROW, whichever greater.  Requires a 10-foot shared path, 5 foot landscape 
strip between back of curb and path, street lights required.   
 

12. N-14. No Comment.  
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AN ORDINANCE TO AMEND THE DEKALB COUNTY ZONING MAP 
 
AN ORDINANCE TO AMEND THE DEKALB COUNTY ZONING MAP IN ORDER TO REZONE PROPERTY FROM M (LIGHT 
INDUSTRIAL) DISTRICT, R-100 & R-85 (RESIDENTIAL MEDIUM LOT) DISTRICTS TO RNC (NEIGHBORHOOD 
CONSERVATION) DISTRICT TO DEVELOP 214 DETACHED SINGLE-FAMILY RESIDENCES WITH A MINIMUM LOT SIZE 
OF 6,000 SQUARE FEET. THE PROPERTY IS LOCATED ON THE SOUTH SIDE OF PLEASANT HILL TRAIL AND THE NORTH 
SIDE OF PLEASANT HILL ROAD, APPROXIMATELY 897 FEET EAST OF THE NORTHEAST INTERSECTION OF PLEASANT 
HILL ROAD AND PLEASANT HILL TRAIL AT 7956, 7890, 8024, 7788, 7900 & 7860 PLEASANT HILL ROAD AND 1716 
PLEASANT HILL TRAIL, LITHONIA, GEORGIA.  THE PROPERTY HAS APPROXIMATELY 1,146 FEET OF FRONTAGE 
ALONG THE SOUTH SIDE OF PLEASANT HILL TRAIL AND APPROXIMATELY 901.87 FEET OF FRONTAGE ALONG THE 
NORTH SIDE OF PLEASANT HILL ROAD AND CONTAINS 95.52 ACRES. 
 
 
APPLICANT: Hybrass Properties 
OWNER:  
 
COMMISSION DISTRICTS: 5 & 7 
 
WHEREAS, Hybrass Properties has filed an application to amend the DeKalb County Zoning Ordinance to 
rezone property located at 7956, 7890, 8024, 7788, 7900 & 7860 Pleasant Hill Road and 1716 Pleasant Hill 
Trail, and more particularly described as follows: 
 
All that tract or parcel of land and being in District 16, Land Lots 197, 219, & 220, Blocks 03 & 01, Parcels 
006, 012, 005, 006, 004, 007, & 009 of DeKalb County, Georgia, containing 95.52 acres, and 
 
WHEREAS, it appears to the Board of Commissioners that the application meets all of the criteria set forth 
in the DeKalb County Code, Chapter 27, Article IIV, Division 3, Section 27-7.3 for amending the DeKalb 
County Zoning Ordinance for the subject property from R-100 & R-85 District to RNC District. 
 
THE BOARD OF COMMISSIONERS OF DEKALB COUNTY, GEORGIA, HEREBY ORDAINS: 
 
Part 1: Pursuant to the authority of the DeKalb County Board of Commissioners to exercise powers of 
zoning, set forth in Section 27, Article 1.1 & 7.3 of the DeKalb County Zoning Ordinance, an amendment 
to rezone property from M (Light Industrial) District, R-100 & R-85 (Residential Medium Lot) Districts to 
RNC (Neighborhood Conservation) District to develop 214 detached single-family residences with a 
minimum lot size of 6,000 square feet. The property is located on the south side of Pleasant Hill Trail and 
the north side of Pleasant Hill Road approximately 897 feet east of the northeast intersection of Pleasant 
Hill Road and Pleasant Hill Trail at 7956, 7890, 8024, 7788, 7900 & 7860 Pleasant Hill Road and 1716 
Pleasant Hill Trail, Lithonia, Georgia. The property has approximately 1,146 feet of frontage along the 
south side of Pleasant Hill Trail and approximately 901.87 feet of frontage along the north side of Pleasant 
Hill Road.  The property contains 95.52 acres and is hereby approved, (with conditions). 
 
Part 2: That if this amendment is approved conditionally, and under the provisions of Section 27-7.3.9 of 
the DeKalb County Zoning Ordinance, as identified by the use of the term “Conditional” after the district 
designation in Part 1 above, the development and use of the above-described property shall be permitted 
only in compliance with the conditions and/or site plan as attached to this ordinance. 
 
Part 3: That all ordinances or parts of ordinances in conflict with this ordinance are hereby repealed. 
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Part 4: This ordinance, hereby approved, does not authorize the violation of any Zoning District 
Regulations.  District regulation variances can be approved in accordance with Chapter 27, Article VII, 
Division 5. 
 
 
ADOPTED by the DeKalb County Board of Commissioners this _____________ day of 
 
 
_________________________ 2018. 
 
 
 
 

 

 

 

___________________________________ 

Jeff Rader 

Presiding Officer 

Board of Commissioners 

DeKalb County, Georgia 

 

 

 

 

 

ATTEST: 

 

 

 

________________________________________ 

Barbara H. Sanders, CCC 

Clerk to the Board of Commissioners and 

Chief Executive Officer 

DeKalb County, Georgia 
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FINAL CONDITIONS FOR Z-18-22130 2018-1857 

 

REQUESTED BY APPLICANT: 
 

Application of Hybrass Properties, LLC c/o Battle Law, PC to rezone property from M (Light Industrial) District, R-100 
& R-85 (Residential Medium Lot) Districts to RNC (Neighborhood Conservation) District to develop 214 detached 
single-family residences with a minimum lot size of 6,000 square feet. 

 
 

PLANNING AND SUSTAINABILITY DEPARTMENT: 
 

Approval w/Conditions.  The rezoning request from the R-85 (Residential Medium Lot and M (Light Industrial) 
Districts to the RNC (Neighborhood Conservation District) allows greater flexibility for development by incorporating 
use of greenspace with natural features of the environment and allowing development standards compatible with 
adjacent residential properties. The proposed single-family development is consistent with the following DeKalb 
County 2035 Comprehensive Plan policies: Protect stable neighborhoods from incompatible development that could 
alter established residential development patterns and density; and Ensure that new development and 
redevelopment is compatible with existing residential areas.  The proposed RNC zoning district with its combined 
greenspace and natural features provides more opportunity for development on the subject site.  Given that 
Pleasant Hill Road is a minor thoroughfare, it should be able to absorb additional traffic resulting from the proposed 
subdivision. To ensure compliance to greenspace requirements, applicants for development within an RNC are 
required to provide a legal mechanism for unified control of the entire parcel to be developed and a legal mechanism 
for the maintenance and protection of land held in common prior to the issuance of any land disturbance permit. 
Given that the proposed RNC zoning district provides for the protection of land in harmony with adjacent residential 
properties, Planning Staff concludes that the proposed RNC zoning district is appropriate for the site.   Staff 
recommends conditions consistent with the conditions approved on Union Grove Road for RNC development 
pursuant to Z-14-18943. Therefore, the Department of Planning and Sustainability recommends “Approval, with the 
following conditions”: 
 

1. Limit the use to a 214-unit single-family detached subdivision with recreational and greenspace area as 
conceptually shown on the revised site plan entitled CONCEPTUAL PLAN for Hybrass Properties, LLC 
located in Land Lots 197, 219 & 220, 16'h District, DeKalb County, Georgia and submitted to the Planning 
and Sustainability Department on February 28, 2018. 

2. Provide a minimum of 30% greenspace (25.42 acres) excluding rock and required buffers. 
3. Provide a minimum of 50% (12.11acres) contiguous greens pace. 
4. Provide three (3) points of access on Pleasant Hill Road subject to approval by the Transportation 

Division within the Department of Public Works. 
5. Dedicate at no cost to DeKalb County 40 feet from centerline of right-of-way on Pleasant Hill Road. 
6. Provide a deceleration lane on Pleasant Hill Road and onsite road improvements as required by the 

Transportation Division within the Department of Public Works. 
7. Demonstrate compliance to intersection and stopping sight distance per American Association of State 

Highway and Transportation Officials (AASHTO) prior to receiving an approved Land Disturbance Permit 
(LOP). 

8. Provide bike lanes or multiuse path, 6-foot wide sidewalks on Pleasant Hill Road and street lights or as 
may be required by the Transportation Division within the Department of Public Works. 

9. The heated floor area shall be no less than 2,100 square feet. 
10. Each home shall have a minimum two-car garage (side entry garages where lot area allows). 
11. The front facade building materials shall include a minimum of 40% brick masonry. Stone masonry, cedar 

shingles, and/or hard coat stucco. Vinyl siding is strictly prohibited. 
12. Provide underground utilities. 
13. Front and sides shall be sodded prior to the issuance of a Certificate of Occupancy. 
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14. No more than one (1) brick base monument sign shall be erected at each subdivision entrance. Sign area 
shall not exceed 32 square feet, excluding base and shall not exceed eight (8) feet in height. 

15. The entrances to the subdivision shall be landscaped subject to the approval of the DeKalb County 
Arborist. 

16. A mandatory homeowner’s association with bylaws and covenants shall be established and maintained 
for the subdivision. The bylaws and covenants will explain the maintenance responsibility for common 
space, and landscaping. 

17. Any applicant for development within this approved RNC shall be required to provide a legal 
mechanism for unified control of the entire parcel to be developed for review and approval by the 
county attorney prior to the issuance of any land disturbance or building permit. 

 
 

PLANNING COMMISSION: 
 

Approval w/Conditions. 7-0-0. Approval M. Butts moved, J. West seconded for approval with additional conditions 
submitted by the applicant. They include minimum heated floor area of 2,100 square feet; a mandatory 
homeowner’s association; and front building façade materials. 

 
 

BOARD OF COMMISSIONERS: 
 

May 22, 2018, Approved with Staff’s seventeen (17) staff conditions, dated May 9, 2018. 
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Z- 18- 22130 Proposed RNC( Neighborhood Conservation uis ric o-  c    -

1.   Limit the use to a 214-unit single- family detached subdivision with recreational and greenspace area as
conceptually shown on the revised site plan entitled CONCEPTUAL PLAN for Hybass Properties, LLC located in
Land Lots 197, 219 & 220, 16th District, DeKalb County, Georgia and submitted to the Planning and Sustainability

Department on February 28, 2018.

2.   Provide a minimum of 30%o greenspace ( 25. 42 acres) excluding rock and required buffers.

3.   Provide a minimum of 50%( 12. 11 acres) contiguous greenspace.

4.   Provide three ( 3) points of access on Pleasant Hill Road subject to approval by the Transportation Division within
the Department of Public Works.

5.   Dedicate at no cost to DeKalb County 40 feet from centerline of right- of-way on Pleasant Hill Road.

6.   Provide a deceleration lane on Pleasant Hill Road and onsite road improvements as required by the
Transportation Division within the Department of Public Works.

7.   Demonstrate compliance to intersection and stopping sight distance per American Association of State Highway
and Transportation Officials (AASHTO) prior to receiving an approved Land Disturbance Permit ( LDP).

8.   Provide bike lanes or multiuse path, 6- foot wide sidewalks on Pleasant Hill Road and street lights or as may be
required by the Transportation Division within the Department of Public Works.

9.  The heated floor area shall be no less than 2, 100 square feet.

10. Each home shall have a minimum two- car garage( side entry garages where lot area allows).

11. The front facade building materials shall include a minimum of 40% brick masonry. Stone masonry, cedar
shingles, and/ or hard coat stucco. Vinyl siding is strictly prohibited.

12. Provide underground utilities.

13. Front and sides shall be sodded prior to the issuance of a Certificate of Occupancy.

14. No more than one( 1) brick base monument sign shall be erected at each subdivision entrance. Sign area shall

not exceed 32 square feet, excluding base and shall not exceed eight ( 8) feet in height.

15. The entrances to the subdivision shall be landscaped subject to the approval of the DeKalb County Arborist.

16. A mandatory homeowners association with bylaws and covenants shall be established and maintained for the
subdivision. The bylaws and covenants will explain the maintenance responsibility for common space, and
landscaping.

17. Any applicant for development within this approved RNC shall be required to provide a legal mechanism for
unified control of the entire parcel to be developed for review and approval by the county attorney prior to the
issuance of any land disturbance or building permit.

Prepared 5/ 9/ 2018 by: KFHILL Page 7
DeKalb County Board of Commissioners

PC: 05/ 22/ 2018
Zoning Hearing, May 22, 2018, 6: 30 p. m.
Agenda Item No. N. 9/ Application No. Z- 18-22103

Submitted to the Record by Gina S. Mangham
East DeKalb Community Coalition 5.46C,1
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	Case No: 
	Parcel ID: 16 197 03 012
	Address 1: 1716 Pleasant HIll Trl
	Address 2: 
	Address 3: 
	Size of existing water main: None
	Size of line required if inadequate: 
	Distance from property to nearest main 1: 757 feet
	Distance from property to nearest main 2: 
	Outfall Servicing Project: Johnson Creek
	Is sewer adjacent to property Yes:  
	No:  X
	If no distance to nearest line: 2000 feet
	Water Treatment Facility: Honey Crrek Lift Station
	adequate: 
	inadequate: 
	Sewage Capacity: 
	Current Flow: 
	COMMENTS 1: Sewer Capacity Evalution req
	COMMENTS 2: 
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