
 

 

 

 

 

     

 

Michael L. Thurmond 
Chief Executive Officer 

Cedric Hudson 
Interim Director 

DeKalb County Zoning Board of Appeals 
Department of Planning & Sustainability 

178 Sams Street 
Decatur, GA 30030 

 

Wednesday, May 8, 2024 
 

Planning Department Staff Analysis 

 

N3. Case No: A-24-1246947 Parcel ID(s): 15 089 04 001, 15 089 04 
003, 15 089 04 006 

 

Commission District 03 Super District 06 
 

Applicant: Blue Ridge Atlantic 

Development, LLC 
1630 Military Cutoff Road 
Wilmington, NC 28403 

 Owner(s): Otto Tract 6, LLC 

1261 Hammond Creek Trail 

Watkinsville, GA 30677  

 

P. Crawford Holdings, LLC 
3604 John Carrol Drive 
Decatur, GA 30034 
 

 

Project Name: Springview Apartments   

 

Location: 3055 Clifton Springs Road M Decatur, GA 30034 
3260 Panthersville Road Decatur, GA 30034 

3284 Panthersville Road Decatur, GA 30034 

 

 

Request: Variances from:  
 
1) Section 27-3.33.12. (C) to reduce the required width of fenestration of the front facade of the building at the 
ground level from 75% to 54%; and  
 
2) Section 27-2.24.1. to reduce the minimum floor area of multifamily dwelling units from 1,000 square feet to 750 
square feet.  
 
 

 

Staff Recommendation: 
Approval with condition  
 

Condition: The following information about this variance shall be noted on any site plan prepared for the subject property: case 
number, approval date, type of variance and condition(s) of approval. 



 
STAFF ANALYSIS 
 
1. There is an extraordinary or exceptional physical condition(s) pertaining to the particular piece of property (such as, but not 
limited to, lot size, lot shape, specimen tree(s), steep slope(s), or preservation of historic characteristics of the property), which 
was not created by the current owner, previous owner, or applicant; by reason of a clearly demonstrable condition(s), the strict 
application of the requirements of this chapter would deprive the property owner of rights and privileges enjoyed by other 
property owners in the same zoning district, as distinguished from a special privilege or convenience sought by the property 
owner. 
 
Requests 1 and 2: While the development site would be an irregularly shaped corner lot, said corner lot would be the result of a lot 
 combination of several smaller lots. There do not appear to be any limitations to the site as a result of topography or other 
 existing on-site conditions.  
 
2. The requested variance does not go beyond the minimum necessary to afford relief, and does not constitute a grant of special 
privilege inconsistent with the limitations upon other properties in the zoning district in which the subject property is located: 
 
Request 1: The request likely exceeds the minimum necessary to afford relief, but not significantly so. The development site (subsequent 

to a lot combination) would be considered a corner lot, and other developments on corner lots in the I-20 Overlay District would 
likely be required to meet the minimum 75% fenestration requirement on the ground floor. That being said, providing this amount 
of fenestration on both building facades may be deemed to be excessive per other criteria in this analysis.  

 
Request 2: The request to reduce the minimum floor area from 1,000 square feet to 750 square feet may also be viewed as exceeding 

the minimum necessary to afford relief as it is possible to build larger multifamily units. However, the request appears to be in-
line with the goals of the Dekalb County 2050 Unified Plan to address existing shortages in housing and encourage density in 
the I-20 overlay.  

 
3. The grant of the variance will not be materially detrimental to the public welfare or injurious to the property or improvements 
in the zoning district in which the subject property is located: 
 
 
Request 1: The requested variance would create a development that is more adherent to the intent of the I-20 Overlay requirements 

regarding building use/form compared to the existing conditions. This request is pragmatic in nature, and a reduction in the 
minimum fenestration requirement would not be considered have an adverse effect on the public welfare or be considered 
injurious to adjacent developments.  

 
Request 2:  The proposed request would not significantly create an adverse effect on the public welfare or be considered injurious to 

adjacent developments. The proposal would meet several criteria of Section 27-3.33.3. (Statement of purpose and intent) of the 
I-20 Overlay, including: 
 
J. To support high-density housing in office and mixed-use centers which have the appropriate location, access, and    

 infrastructure to support such development; and, 
 

O. To focus and encourage formation of well designed, pedestrian-friendly activity centers with high-density commercial and 
 residential development that increases vitality and choices in living environments for the citizens of DeKalb County.   

 
4. The literal interpretation and strict application of the applicable provisions or requirements of this chapter would cause 
undue and unnecessary hardship: 
 
Request 1: As per the proposed site plan, the proposed mixed-use building would be oriented along the Clifton Springs Road and 

Panthersville Road frontages with zero (0)-foot minimum front yard setbacks. This more adequately meets the intent of the I-20 
Overlay District with respect to building design/form. Being a corner lot, however, the proposed building would be required to 
have essentially two (2) front facades each providing the minimum fenestration requirement, which could be significantly more 
fenestration that would be expected from a similarly sized development on an interior lot with only one street frontage. While 
these fenestration requirements typically help facilitate a more pedestrian-oriented streetscape and provide entrances to ground-
level nonresidential uses, existing conditions and development patterns in this portion of the I-20 Overlay District may not support 
a significant amount of nonresidential uses as part of this mixed-use development. Required fenestration of the facades is not 



necessarily compatible with ground floor residential units, and providing the required fenestration along both frontages may be 
considered excessive. The proposed percentage of fenestration at the ground floor level does not significantly deviate from the 
intent of the I-20 Overlay District per Section 27-3.33.3. 

 
Request 2: While the Overlay District establishes a maximum density for the proposed development site, the minimum square footage 

requirement for a multifamily unit is a consequence of the underlying M (Light Industrial) Zoning. A number of surrounding 
municipalities (both cities and counties) have adopted development standards that abolish minimum square footages for 
dwelling units in favor of establishing a maximum floor area ratio (FAR), which the I-20 Overlay District has per Section 27-
3.33.9. (C) and (D). The County recently passed a text amendment in 2023 (TA-23-1246147), reducing the minimum square 
footage requirement for multifamily units in the O-I (Office-Institutional) Zoning District under applicable conditions of the 
development site. These represent decisions to reduce minimum unit sizes to encourage the development of additional (and 
more affordable) housing stock. Although multifamily uses may still be feasible on the subject property without this variance, 
strict adherence to Section 27-2.24.1. may be considered excessive. 

 
5. The requested variance would be consistent with the spirit and purpose of this Chapter and the DeKalb County 

Comprehensive Plan Text 

 

Requests 1 and 2: The requested variances align with the spirit and purpose outlined in the DeKalb County Zoning Ordinance and the 

DeKalb County Unified Plan Text. Specifically, the proposed variances support the goals set forth in the I-20 Overlay as per Section 27-

3.33.3., emphasizing the development of high-density housing and mixed-use spaces. The project is consistent with the objectives of 

the Neighborhood Center (NC) Character Area, which aims to concentrate residential and commercial activities to serve local 

neighborhoods while promoting walkability, transit usage, and reduced automobile dependency. The requested variances do not 

significantly deviate from the design and development standards of the I-20 Overlay district; strict adherence to these sections would 

possibly result in a development that would not meet Overlay goals: 

1) Increased fenestration would not necessarily be compatible with residential units which are proposed for the first floor of this 

development.  

 

2) Adherence to the minimum unit square footage requirements would result in fewer units, decreasing the availability of housing 

stock and potentially deviating from several purpose statements of the I-20 Overlay District, which support increased density, 

and the DeKalb County 2050 Unified Plan, which supports the creation of additional (and affordable) housing. 

 

FINAL ANALYSIS: 

Although the proposed variance requests may not fulfill all of the criteria listed above, Staff concludes that the variance proposals do 

not significantly deviate from the intent of I-20 Overlay District. The Overlay covers a longer linear distance than most other Overlay 

districts, as it is primarily aligned along the length of an Interstate Highway as opposed to being centered around a particular 

neighborhood. Therefore, the Overlay contains areas of higher density that may support stricter adherence to Overlay area 

requirements, and others (such as the area in the vicinity of the intersection of Panthersville and Clifton Springs Road) that have shown 

less development since the establishment of the overlay– and which strict adherence to the overlay requirements may hinder future 

development. Certain requirements for this particular development site may either be 1) overly restrictive based on the specific 

development proposal or 2) outdated – which could support the establishment of new Tiers or updated development standards as part 

of a future Text Amendment. The proposed development would establish a new precedent in density and building use/form for this 

portion of the Overlay and is supported by the DeKalb County 2050 Unified Plan goals and priorities,  in light of this, Staff recommends 

Approval of both variance requests. 

STAFF DETERMINATION: Approval with condition.  

Condition: The following information about this variance shall be noted on any site plan prepared for the subject property: case 
number, approval date, type of variance and condition(s) of approval. 
 









:. | ::., ;1 .;-1 , ,'1 t ,-a , . ,'r,': . :

Chief Executive Officer

Development Services Center
178 Sams Street
Decatur, GA 30030
www.dekalb countyga.gov/olannine
404-371-2755 (o); a0a-37La556 {t)

PLANNING & SUSTAINAg{X"XT1' rnterim Director
Michael thurmond Cedric Hudson

ZONING BOARD OF APPEALS APPLICATION FOR PUBLIC HEARING (VARIANCES, SPECIAL
EXCEPTIONS, APPEATS OF ADMINISTRATIVE DECISIONS)

i:iJffi#HHrresentative: Blue Ridge Atlantic Development, LLQ

Mairins Address: 1 630 Military Cutoff Road

City/State/Zip Code: Wilmington, NC 28403

Emair: 
j maddox @ blueridgeatlantic.com

Telephone Home: N/A Business: 444-451 -1 673

OWNEH OF RECORD OF SUBJECT PROPERTY

Holdings, LLC iowner: P. Crawford

Address (Mailins): 3694 John Carrol Drive, Decatur, GA 30034

tmarl: !'-
a Na.t lr
i6rl5rlEn" Home: iil ({- 2l {-'f ),u Business:

ADDRESS/LOCATION OF SUBJECT PROPERTY

3055 Clifton Springs Road DecaturAddress: City: State:

District(s): Land Lot(s): 089 etoct, 04 Parcel:

Zoning Classif ication:
M (l-20 Overlay Tier 2)

Commission District & Super District: 3&6
CHECKTYPE OF HEARING REQUESTED:

X VARIANCE (From Development Standards causing undue hardship upon owners of property.)

SPECIAL EXCEPTIONS (To reduce or waive off-street parking or loading space requirements.)

OFFICIAL APPEAL OF ADMINISTRATIVE DECISIONS. :1

-PLEASE REVIEW THE FILING GUIDELINES ON PAGE 4. FAILURE TO FOLLOW
GUIDELINES MAL RESULT IN SCHEDULING DELAYg-

15
94 r,0,

001

Email r:iansuslain@dekaibcountyqa.qov with any questions.



DeKalb County
tt/ttQ,;1i

--*-.-.-p.gP.a&3rygsr.-8r.p-L-4-l$-NLs.S,&$-!l$3S-I-NAB.'t3Xy*-- "--

ZONING BOARD OF APPEALS APPLICATION

AUTHORIZATION OF THE PROPERTY OWNER

I hereby authorize the staff and members of the Zoning Board of Appeals to inspect the premises of the

Subject Property. _ 
,

I hereby certify that the information provided in the application is true and correct'

I hereby certify that I am the owner of the property subject to the application.

/oor=, cJ'p/:.'r' ^ '/ Appli

' sisnature €/r/*"r/*/frtu/rl-;/ , l/ C

/uL
DATE:

Signature:











 
 

 
Atlanta ▪ Bellevue ▪ Dallas ▪ Wilmington 

DeKalb County Department of Planning & Sustainability 
178 Sams Street 
Decatur, GA 30030 
Attn: Rachel Bragg, Lucas Carter 
  
RE: Springview Apartments (Parcel ID Numbers: 15-089-04-001, 15-089-04-003, 15-089-04-006) 

Zoning Board of Appeals Application for Public Hearing – Letter of Intent 
  

1. Sec. 27-3.33.12–A: A variance to add cement wood and fiber cement siding as an allowable 
exterior building material on building facades visible from public streets in lieu of stucco. 

a. Springview Apartments will be an L-shaped with frontage on both Panthersville Road and Clifton 
Springs Road. An elevation is included with this application that shows a mix of brick and fiber 
cement siding on the exterior building facades. This is consistent with other developments within 
Tier 2 of the I-20 Overlay District including Abbington Perimeter (3250/3252 Panthersville 
Road), Abbington Reserve (3051 Lumby Drive), and the Aurora (4029/4035 Flat Shoals Pkwy) 
 
We are requesting to use fiber cement in lieu of stucco as an allowable building material. In our 
experience, fiber cement is more durable, less susceptible to water and fire damage and is 
more easily repaired if damaged, cracked or otherwise marred. Fiber cement can be replaced or 
repainted if there is any damage, but when stucco needs to be repaired it can be difficult to 
match the design and texture of the original material. Fiber cement also provides a wider variety 
of design options to vary textures and materials of the façade. 
 

2. Sec. 27-3.33.12–C: A variance to reduce the required fenestration on the ground floor of the 
front façade of the building from 75% to 60% and only make the requirement applicable to non-
residential spaces (including ground-floor amenity spaces) 

a. Springview Apartments will be a mixed-use development in the I-20 Overlay District, which will 
feature both residential apartments and commercial office space. The I-20 Overlay District allow 
for a variety of commercials. Residential is only allowed in combination with another use such 
as retail and office uses.  
 
The fenestration requirement is applied non-discriminately to every development in the I-20 
Overlay District, however, including fenestration covering 75% of the width of the front façade of 
the building at the ground level would be problematic due to the private residential nature of the 
multifamily section of the development. Both Clifton Springs Road and Panthersville Road are 
heavily trafficked streets and including 75% fenestration for residents living on the ground floor 
would impact their privacy 
 
Included in this application is a colored elevation showing the proposed fenestration covering 
60% of the width of the building for the commercial and amenity spaces in the building. We all 
located all amenity spaces on Clifton Springs Road, to further the amount of non-residential 
space that would be covered by more fenestration.  
 
 
 



 
 

 
Atlanta ▪ Bellevue ▪ Dallas ▪ Wilmington 

3. Sec. 27-2.24.1: A variance to reduce the minimum floor area of attached dwelling unit of multi-
family as required by DeKalb County Code Section 2.24.1 for M (Light Industrial) District from 
1,000 sq. ft. to 750 sq. ft.  

a. Presently, multi-family dwelling units are permissible in M (Light Industrial) through a Special 
Land Use Permit approved by the Board of Commissioners. Each dwelling within an apartment 
building must be at least 1,000 square feet (heated living area) in size. The I-20 Overlay District 
allows multifamily dwellings as part of mixed-use developments, however, there is no guidance 
on the required minimum square footage for a multifamily unit. Since the Overlay is silent on this 
matter, the restrictions of the underlying zoning—M (Light Industrial)—are applicable. It is 
currently cost prohibitive and not financially feasible to build one-bedroom apartments  
 
The DeKalb County 2050 Unified Plan has noted that the DeKalb County needs more housing 
supply and diversity to combat national housing affordability crisis. Additionally, our market 
study for this project identified significant demand for one-, two- and three-bedroom apartments 
in the designated market area for Springview Apartments. The 29 one-bedroom units created as 
a part of this development only capture ≈1.0% of the anticipated demand for this area.  
 
While exclusively building two- and three-bedroom apartments is an option for this development, 
it is our preference to build one-, two- and three-bedroom apartments to provide a broader 
range of housing diversity within this community. 
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SITE DATA
ZONING: I20 OVERLAY
TOTAL SITE AREA: 3.32 AC

AFTER R/W DEDICATION: 3.30 AC
TOTAL BUILDING AREA: 27,000 SF
TOTAL UNITS: 70 UNITS
TOTAL REQUIRED PARKING: 91 SPACES

RESIDENTIAL 1.25 SP PER UNIT: 88 SPACES
OFFICE 3 SP PER 1,000 SF: 3 SPACES

TOTAL PROVIDED PARKING: 98 SPACES
HANDICAP SPACES: 4 SPACES
REGULAR SPACES: 94 SPACES

TOTAL BIKE PARKING:
REQUIRED: 5 SPACES
PROVIDED: 8 SPACES

SETBACKS:
FRONT : 0'
SIDE & REAR: 10'

LANDSCAPE STRIPS:
FRONT : 10'
SIDE & REAR: 5'

TOTAL OPEN SPACE REQUIRED: 20% (28,731 SF)
TOTAL OPEN SPACES PROVIDED: 26% (38,335 SF)
   * OPEN SPACE IS HIGHLIGHTED IN GREEN.
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