Public Hearing: YESO NOQO Department: Planning & Sustainability

SUBJECT:

COMMISSION DISTRICT(S): Commission District 03 Super District 07

Application of Cultivate Community c/o Battle Law, P.C. to rezone property from R-100 (Residential
Medium Lot-100) zoning district to RSM (Small Lot Residential Mix) zoning district to allow for the
construction of up to sixty-four (64) single-family, attached dwellings, at 5370, 5384 and 5378 Flat Shoals
Parkway.

PETITION NO: D2-2024-0633 Z-24-1247008

PROPOSED USE: Up to sixty-four (64) single-family, attached dwellings.
LOCATION: 5370, 5384, and 5378 Flat Shoals Parkway, Decatur, Georgia 30034
PARCEL NO. : 15066 01 062, 15 066 01 012, 15 066 01 011

INFO. CONTACT: Adam Chappell, Sr. Planner

PHONE NUMBER: 404-371-4922

PURPOSE:

Application of Cultivate Community c/o Battle Law, P.C. to rezone property from R-100 (Residential Medium
Lot-100) zoning district to RSM (Small Lot Residential Mix) zoning district to allow for the construction of up
to sixty-four (64) single-family, attached dwellings.

RECOMMENDATION:
COMMUNITY COUNCIL: (Oct. 2024) Denial. (June 2024) Two-cycle deferral.

PLANNING COMMISSION: (Nov. 7, 2024) Pending. (July 11, 2024) Two-cycle deferral.
PLANNING STAFF: Full-Cycle Deferral.

STAFF ANALYSIS: This application was most recently granted a two-cycle deferral by the Board of
Commissioners on July 25, 2024, following a request by the applicant and recommendations from Staff and the
Planning Commission. The applicant, Cultivate Community c/o Battle Law, P.C., is seeking to rezone the subject
properties from the R-100 (Residential Medium Lot-100) Zoning District to the RSM (Small Lot Residential Mix)
Zoning District in order to construct a subdivision consisting of a mixture of single-family detached and attached
dwellings. The property designated as 5384 Flat Shoals Parkway currently appears to be developed with a single-
family detached dwelling and various accessory structures. As a whole, however, the subject properties are largely
undeveloped in comparison to adjacent established subdivisions, the majority of which appear to have been
developed in the early 1970s and are all zoned R-100. The subject properties are located within a Suburban (SUB)
Character Area, which includes the RSM Zoning District as one of the allowable zoning district choices in relation
to the DeKalb County 2050 Unified Plan. The Suburban Character Area intends to “permit small scale infill such
as cottage court development, accessory housing units, small-scale infill and other innovative housing types to
increase housing choice and income diversity without significantly altering established neighborhood
development patterns”. (DeKalb County 2050 Unified Plan, pg. 41) The site plan originally submitted for the July
2024 Zoning cycle proposed a development consisting solely of 64 single-family attached (townhome) dwelling
units at a density of approximately 7.5 units per acre, compared to surrounding detached developments averaging
approximately one-and-a-half (1.5) to two (2) units per acre. The site plan did not appear to comply with several
RSM developmental standards, such as open space, preservation of transitional buffers, and setbacks, and did not
appear to provide adequate means of access and egress for Fire/Rescue and Sanitation vehicles. The most recent



site plan (received by Planning Staff on September 17th) eliminates a number of single-family attached units
adjacent to the development site’s northern property line and replaces them with 13 single-family detached
dwellings. Overall, the revised plan provides for 30 single-family attached (townhome) dwellings and 13 single-
family detached units for a total of 43 units at a density of approximately 5.75 units per acre. This reduction in
density and addition of detached units provides for more housing diversity and creates a more appropriate
transition from lower to higher density as well as building form. At the request of Planning Staff, a roundtable
inter-departmental meeting was held with the applicant on October 23rd to discuss the viability of the revised site
plan. While many issues with the original proposal have been addressed, some potential issues remain: ¢ The
proposed private streets do not meet the minimum turnaround radius for Fire/Rescue and Sanitation vehicles (the
proposed cul-de-sac is not wide enough and the turn radii at the easternmost extent of the one-way street may not
be sufficient). « Discussions with the applicant have indicated that the proposed attached (townhome) units are to
be fee-simple (with front and rear yards), as opposed to condominiums. No lot or unit dimensions are shown,
which could affect compliance with development standards such as setbacks, lot coverage, and open space. ¢ The
subject properties in their existing form appear to be heavily forested, and it is unknown if the proposed
development would be in accordance with the Land Development Code with respect to tree protection. It appears
possible that a significant amount of existing undeveloped greenspace would be eliminated. The Suburban
Character Area, as defined by the DeKalb County 2050 Unified Plan, states that “new development should be
designed to preserve existing undeveloped greenspace.” (DeKalb County 2050 Unified Plan, pg. 41) « Concerns
have been raised by Land Development that the proposed stormwater detention facility (located in the western
portion of the development) may not be sufficient to address stormwater concerns and that additional facilities
may be required elsewhere on the development site. A mixture of attached and detached units within RSM zoning
(along major thoroughfares) are generally allowed as a development choice in appropriate locations in SUB
Character Areas. Additionally, the reduction/diversification of single-family attached and detached units appear
to be more compatible with existing development patterns. However, site plan issues raised by other County
departments may need to be further addressed in order for the proposal to not adversely impact surrounding
developments (see Section 27-7.3.5. (A, B, and D of the Zoning Ordinance). Further site plan changes may be
needed to meet other County Code requirements. Such changes may result in a development with fewer units or
an even more diverse offering of unit types, which could preserve additional greenspace and allow for the creation
of a more efficient and inviting site layout. In coordination with the applicant’s request for a deferral, the Planning
and Sustainability Department recommends a “Full-cycle deferral to the January 2025 zoning agenda” to allow
for additional improvements to the proposal to enhance compatibility with adjacent and nearby single-family
neighborhoods.

PLANNING COMMISSION VOTE: (Nov. 7, 2024) Pending. (July 11, 2024) Two-cycle deferral 6-0-0. Jan
Costello moved, Jana Johnson seconded for a two-cycle deferral to the November 2024 zoning agenda.

COMMUNITY COUNCIL VOTE/RECOMMENDATION: (October 2024) Denial 4-1-2. (June 2024)
Two-cycle deferral (9-2-0) to allow for the following: 1. Applicant shall hold another community meeting to
narrow down the list of concerns and use Google Earth to verify that correct addresses are being notified. 2.
Contact GDOT and DeKalb County Transportation department regarding input on safety issues related to the
proposed road entrance off of Flat Shoals Parkway (DeKalb Co. Transportation Department provides Current
Planning with comments regarding this application). 3. Verify that there are no school capacity issues with the
Board of Education ((DeKalb Co. Schools provides Current Planning with comments regarding this application).
4. Clarify if the proposed units will be rentals or fee-simple ownership.
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DEPARTMENT OF PLANNING & SUSTAINABILITY

Interim Director
Cedric Hudson

Planning Commission Hearing Date: November 7, 2024

Board of Commissioners Hearing Date: November 21, 2024

STAFF ANALYSIS

Case No.: Z-24-1247008 Agenda #: 2024-0633

Address: 5370, 5378, and 5384 Flat Shoals | Commission District: 03 Super District: 07
Parkway, Decatur, GA 30034

Parcel ID(s): 15-066-01-012, 15-066-01-062, 15-066-01-011

Request: Rezone property from the R-100 (Residential Medium Lot-100) Zoning District to the RSM (Small
Lot Residential Mix) Zoning District to allow for the construction of single-family detached and
attached dwellings.

Property Owner(s): Majesty Inc.

Applicant/Agent:

Cultivate Community c/o Battle Law, P.C.

Acreage:

8.56 acres

Existing Land Use:

Single-family dwelling, vacant

Surrounding
Properties:

North: R-100 East: R-100 South: R-100 (across Flat Shoals Parkway) West: R-100

Comprehensive Plan:

Suburban (SUB) Consistent Inconsistent
X

Staff Recommendation:

FULL-CYCLE DEFERRAL

This application was most recently granted a Two-Cycle Deferral by the Board of Commissioners on July 25, 2024,
following a request by the applicant and recommendations from Staff and the Planning Commission.

The applicant, Cultivate Community c/o Battle Law, P.C., is seeking to rezone the subject properties from the R-100
(Residential Medium Lot-100) Zoning District to the RSM (Small Lot Residential Mix) Zoning District in order to construct
a subdivision consisting of a mixture of single-family detached and attached dwellings.

The property designated as 5384 Flat Shoals Parkway currently appears to be developed with a single-family detached
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dwelling and various accessory structures. As a whole, however, the subject properties are largely undeveloped in
comparison to adjacent established subdivisions, the majority of which appear to have been developed in the early 1970s
and are all zoned R-100. The subject properties are located within a Suburban (SUB) Character Area, which includes the
RSM Zoning District as one of the allowable zoning district choices in relation to the DeKalb County 2050 Unified Plan.
The Suburban Character Area intends to “permit small scale infill such as cottage court development, accessory housing
units, small-scale infill and other innovative housing types to increase housing choice and income diversity without
significantly altering established neighborhood development patterns”. (DeKalb County 2050 Unified Plan, pg. 41)

The site plan originally submitted for the July 2024 Zoning cycle proposed a development consisting solely of 64 single-
family attached (townhome) dwelling units at a density of approximately 7.5 units per acre, compared to surrounding
detached developments averaging approximately one-and-a-half (1.5) to two (2) units per acre. The site plan did not appear
to comply with several RSM developmental standards, such as open space, preservation of transitional buffers, and setbacks,
and did not appear to provide adequate means of access and egress for Fire/Rescue and Sanitation vehicles.

The most recent site plan (received by Planning Staff on September 17") eliminates a number of single-family attached
units adjacent to the development site’s northern property line and replaces them with 13 single-family detached dwellings.
Overall, the revised plan provides for 30 single-family attached (townhome) dwellings and 13 single-family detached units
for a total of 43 units at a density of approximately 5.75 units per acre. This reduction in density and addition of detached
units provides for more housing diversity and creates a more appropriate transition from lower to higher density as well as
building form.

At the request of Planning Staff, a roundtable inter-departmental meeting was held with the applicant on October 23 to
discuss the viability of the revised site plan. While many issues with the original proposal have been addressed, some
potential issues remain:

e The proposed private streets do not meet the minimum turnaround radius for Fire/Rescue and Sanitation vehicles
(the proposed cul-de-sac is not wide enough and the turn radii at the easternmost extent of the one-way street may
not be sufficient).

o Discussions with the applicant have indicated that the proposed attached (townhome) units are to be fee-simple
(with front and rear yards), as opposed to condominiums. No lot or unit dimensions are shown, which could affect
compliance with development standards such as setbacks, lot coverage, and open space.

e The subject properties in their existing form appear to be heavily forested, and it is unknown if the proposed
development would be in accordance with the Land Development Code with respect to tree protection. It appears
possible that a significant amount of existing undeveloped greenspace would be eliminated. The Suburban Character
Area, as defined by the DeKalb County 2050 Unified Plan, states that “new development should be designed to
preserve existing undeveloped greenspace.” (DeKalb County 2050 Unified Plan, pg. 41)

e Concerns have been raised by Land Development that the proposed stormwater detention facility (located in the
western portion of the development) may not be sufficient to address stormwater concerns and that additional
facilities may be required elsewhere on the development site.

A mixture of attached and detached units within RSM zoning (along major thoroughfares) are generally allowed as a
development choice in appropriate locations in SUB Character Areas. Additionally, the reduction/diversification of single-
family attached and detached units appear to be more compatible with existing development patterns. However, site plan
issues raised by other County departments may need to be further addressed in order for the proposal to not adversely impact
surrounding developments (see Section 27-7.3.5. (A, B, and D of the Zoning Ordinance). Further site plan changes may be
needed to meet other County Code requirements. Such changes may result in a development with fewer units or an even
more diverse offering of unit types, which could preserve additional greenspace and allow for the creation of a more efficient
and inviting site layout. In coordination with the applicant’s request for a deferral, the Planning and Sustainability
Department recommends a Full-Cycle Deferral of this application to allow for additional improvements to the proposal to
enhance compatibility with adjacent and nearby single-family neighborhoods.

Prepared: 10/24/2024 By: AWC Page 2
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ZONING COMMENTS - JUNE 2024

N1. 911 Mountain View Drive. Mountain View Drive is classified as a collector road. If a land development permit
is required- Please refer to the requirements in Zoning Code 5.4.3 and Land Development Code 14-190. Requires a
right of way dedication of 35 feet from centerline OR such that all public infrastructure is within right of way, whichever
greater. Requires a 10-foot landscape strip with a 6-foot sidewalk and 4-foot bike lane OR (PREFERRED) a 10-foot
multiuse path. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). Mountain View Circle and
Mountain Springs Way are classified as local roads. Please refer to the requirements in Zoning Code 5.4.3 and Land
Development Code 14-190. Requires a right of way dedication of 27.5 feet from centerline OR such that all public
infrastructure is within right of way, whichever greater. Requires a 5-foot landscape strip with a 5-foot sidewalk.
Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). No poles may remain within the limits of the
path/sidewalk on any street. Only one access point allowed on Mountain View Drive. Refer to Code Section 14-200
(6) for driveway spacing. Consider the circulation loop having access off Mountain View Circle. No parking allowed
on the right of way. Verify that all access points have intersection and stopping sight distance as described by AASHTO.

N2. 498 Crestwood Ct: No comment.

N3. 6061 Redan Road. Redan Road is classified as a minor arterial. If a land development permit is required- Please
refer to the requirements in Zoning Code 5.4.3 and Land Development Code 14-190. Requires a right of way dedication
of 40 feet from centerline OR such that all public infrastructure is within right of way, whichever greater. Requires a
10-foot landscape strip with a 6-foot sidewalk and 4-foot bike lane OR (PREFERRED) a 10-foot multiuse path.
Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). Young Road is classified as a collector road.
If a land development permit is required- Please refer to the requirements in Zoning Code 5.4.3 and Land Development
Code 14-190. Requires a right of way dedication of 35 feet from centerline OR such that all public infrastructure is
within right of way, whichever greater. Requires a 10-foot landscape strip with a 6-foot sidewalk and 4-foot bike lane
OR (PREFERRED) a 10-foot multiuse path. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov).
Verify that all access points have intersection and stopping sight distance as described by AASHTO. Provide a direct
pedestrian connection between the public infrastructure/right of way to the building. One right in/left in/right out access
point on Redan Road. Install physical barrier to prevent left turns and include a no left turn signage. Only one access
point allowed on Young Road- away from the signalized intersection as possible. Update pedestrian striping and ADA
ramps at traffic signal. Bring curb and gutter up to current standards along property frontage. No poles may remain
within the limits of the path/sidewalk on any street.

N4. 1422 Rock Chapel Road. Rock Chapel Road is state route 124. GDOT review and approval is required prior to
permitting. (JLivingston@dot.ga.gov) Rock Chapel Road is classified as a major arterial. If a land development permit
is required- Please refer to the requirements in Zoning Code 5.4.3 and Land Development Code 14-190. Requires a
right of way dedication of 50 feet from centerline OR such that all public infrastructure is within right of way, whichever
greater. Requires a 10-foot landscape strip with a 6-foot sidewalk and 4-foot bike lane OR (PREFERRED) a 10-foot
multiuse path. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). If applicant is seeking a
variance from the above infrastructure requirements, it is suggested to seek during the zoning process. Verify that all
access points have intersection and stopping sight distance as described by AASHTO. No poles may remain within the
limits of the path/sidewalk on any street.

N5. No comment
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N6. 2933 N Druid Hills Rd. Additional coordination is required with the PW- Transportation Division on related to
the North Druid Hills Study Section 1B. The Transportation Division has applied for federal funds to design and
construct this project. Dedicate necessary right of way for the project. Recommend variance for all other infrastructure
improvements until the project is delivered during zoning process. Please note the final position of access points. Verify
that all access points have intersection and stopping sight distance as described by AASHTO.

[O: North Druid Hills Corridor Study FlNlI\-La)%%r;oept
DeKalb County Segment 1 - North Druid Hills Rd T

Sheet 03

N7.5370, 5384, 5378 Flat Shoals Parkway. Flat Shoals Parkway is SR 155. GDOT review and permits required prior
to permitting. (JLivingston@dot.ga.gov) Flat Shoals Parkway is classified as a major arterial. If a land development
permit is required- Please refer to the requirements in Zoning Code 5.4.3 and Land Development Code 14-190. Requires
a right of way dedication of 50 feet from centerline OR such that all public infrastructure is within right of way,
whichever greater. Requires a 10-foot landscape strip with a 6-foot sidewalk and 4-foot bike lane OR (PREFERRED)
a 10-foot multiuse path. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). Verify that all access
points have intersection and stopping sight distance as described by AASHTO. No poles may remain within the limits
of the path/sidewalk on any street. Private roads must be built to public road standards. All interior roads are to be
private and maintained by a Homeowner’s Association. Verify the distance between the garage door and sidewalk is
long enough to accommodate a vehicle without blocking the sidewalk. Make sure that sidewalk/pedestrian paths meet
ADA requirements at driveways. If street is less than 24 feet wide, no on street parking allowed. Add no parking signs
and include parking restrictions in neighborhood covenants.

N8. 1850 Lawrenceville Hwy. Lawrenceville Hwy is SR 8. GDOT review and permits required prior to permitting.
(JLivingston@dot.ga.gov) Lawrenceville Hwy is classified as a major arterial. If a land development permit is required-
Please refer to the requirements in Zoning Code 5.4.3 and Land Development Code 14-190. Requires a right of way
dedication of 50 feet from centerline OR such that all public infrastructure is within right of way, whichever greater.
Requires a 10-foot landscape strip with a 6-foot sidewalk and 4-foot bike lane OR (PREFERRED) a 10-foot multiuse
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path. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). Verify that all access points have
intersection and stopping sight distance as described by AASHTO. No poles may remain within the limits of the
path/sidewalk on any street. If seeking a variance from infrastructure improvements: At a minimum, add an 8-foot
sidewalk for connection to South Fork Peachtree Creek Multiuse Trail along frontage and dedicate right of way needed.
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PUBLIC HEALTH

6/14/2024

To: LaSondra H. Hill

From: Ryan Cira, Environmental Health Director
Cc:  Alan Gaines, 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 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.

DeKalb Public Health
445 Winn Way — Box 987
Decatur, GA 30031
404.508.7900 ® www.dekalbhealth.net
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PUBLIC HEALTH

N.5 -2024-0631 SLUP-24-1247001 18 069 02 028

5439 Memorial Drive, Stone Mountain, GA 30083

Amendment

- Please review general comments.

N.6 -2024-0632 SLUP-24-1247003 18 111 03 018

2933 North Druid Hills Road, Atlanta, GA 30329

Amendment

- Please review general comments.

N.7 - 2024-0633 Z-24-1247008 15 066 01 06, 15 066 0 012, 15 066 01 011

5370, 5384, and 5378 Flat Shoals Parkway, Decatur, GA 30034

Amendment

- Please review general comments.

N.8 - 2024-0634 SLUP-24-1247009 18 062 08 075

1850 Lawrenceville Highway, Decatur, GA 30033

Amendment

- Please review general comments.

DeKalb Public Health
445 Winn Way — Box 987
Decatur, GA 30031
404.508.7900 ® www.dekalbhealth.net



Submitted to:

Name of Development:
Location:

Description:

Impact of Development:

DeKalb County School District Analysis Date: 1/31/2024
Development Review Comments

DeKalb County Case #: Z-24-1247008
Parcel #: 15-066-01-012

5370, 5384, and 5378 FLAT SHOALS PARKWAY, DECATUR, GA 30034
North side of Flat Shoals Pkwy, west of Kelley Chapel Rd

Application to construct up to 64 single-family attached townhomes.

When fully constructed, this development would be expected to generate 25 students: 5 at Browns
Mill Elementary School, 5 at Chapel Hill Middle School, 7 at Southwest DeKalb High School, 8 at
other DCSD schools, and 0 at private school. All three neighborhood schools have capacity for
additional students.

Browns Mill Chapel Hill Southwest
Elementary Middle DeKalb High Other DCSD Private

Current Condition of Schools School School School Schools Schools Total
Capacity 648 1,140 1,922

Portables 0 0 0

Enrollment (Oct. 2023) 411 620 1,213

Seats Available 237 520 709

Utilization (%) 63.4% 54.4% 63.1%

New students from development 5 5 7 8 0 25
New Enrollment 416 625 1,220

New Seats Available 232 515 702

New Utilization 64.2% 54.8% 63.5%

Attend Attend other
Home DCSD Private
Yield Rates School School School Total
Elementary 0.0803 0.0698 0.0039 0.1540
Middle 0.0698 0.0192 0.0013 0.0903
High 0.1152 0.0274 0.0054 0.1480
Total 0.2653 0.1164 0.0106 0.3923
Student Calculations
Proposed Units 64
Unit Type TH
Cluster Southwest DeKalb High School
Attend Attend other
Home DCSD Private
Units x Yield School School School Total
Elementary 5.14 4.47 0.25 9.86
Middle 4.47 1.23 0.08 5.78
High 7.37 1.75 0.35 9.47
Total 16.98 7.45 0.68 25.11
Attend Attend other
Home DCSD Private
Anticipated Students School School School Total
Browns Mill Elementary School 5 5 0 10
Chapel Hill Middle School 5 1 0 6
Southwest DeKalb High School 7 2 0 9
Total 17 8 0 25
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e N DEKALB COUNTY GOVERNMENT
PLANNING DEPARTMENT
W DISTRIBUTION FORM

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.

1247008 Review disposition comment: Failed. Revise the drawing to resolve stormwater and tributary buffer comments.

AYS

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 any land development application review approval. Safe vehicular circulation is

required. Paved off-street parking is required.

e  Storm Water Management

Compliance with the DeKalb County Code of Ordinances 14-40 for Stormwater management

and water quality control and Georgia Stormwater Management Manual is required as a

condition of land development permit approval. There appears to be a ridge line through the

proposed development. Show and state that the stormwater design for land development

approval will require maintaining drainage patterns by stormwater routing to both basins.

Stormwater discharge must comply with 14-40.(e)(6). Drainage easements appear necessary.

(] Flood Hazard Area/Wetlands

The presence of FEMA Special Flood Hazard Areas, local floodplain, or local flood prone areas

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.




Landscaping/Tree Preservation

Landscaping and tree preservation plans for any building, or parking lot must comply with

DeKalb County Code of Ordinances 14-39 and are subject to approval from the County Arborist.

Tributary Buffer

State water possibly with buffer was reflected in the DeKalb County 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. Assess the feature and update the drawings accordingly.

Fire Safety

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

protection and prevention.

@ DeKalb County Parcel Viewer
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O

R DEKALB COUNTY
GOVERNMENT PLANNING
v DEPARTMENT DISTRIBUTION
FORM

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

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

COMMENTS FORM:
PUBLIC WORKS TRAFFIC ENGINEERING
15-0¢L-01-011,

CaseNo.: Z-34-124700 & Parcel LD, #5:15-()&6'0!'043, /5-0440 I-(}laI

Address: 5370 53¢ F 5

Adjacent Roadwey (s):

(classification) (classification)

Capacity (TPD) Capacity (TPD)

Latest Count (TPD) Latest Count (TPD)

Hourly Capacity (VPH) Hourly Capacity (VPH)

Peak Hour. Volume (VPH) Peak Hour. Volume (VPH)
Existing number of traffic lanes Existing number of traffic lanes
Existing right of way width Existing right of way width
Proposed number of traffic lanes Proposed number of traffic lanes
Proposed right of way width Proposed right of way width

Please provide additional information relating to the following statement.

According to studies conducted by the Institute of Traffic Engineers (ITE) 6/7 Edition (whichever is applicable), churches generate an

average of fifieen (15} vehicle trip end (VTE) per 1, 000 square feet of floor area, with an eight (8%) percent peak hour factor. Based on the

above formula, the square foot place of worship building would genemte vehicle trip ends, with approximately
peak hour vehicle trip ends.

Single Family residence, on the other hand, would generate ten (10) VTE’s per day per dwelling unit, with a ten (10%}) percent peak hour
factor. Based on the above referenced formula, the (Single Family Residential) District designation which allows a maximum of

units per acres, and the given fact that the project site is approximately acres in Jand area, daily vehicle trip end, and
peak hour vehicle trip end would be generated with residential development of the parcel.

COMMENTS: p.‘cf 2ot see any t¢aF Fre, CngineeRing  comcenns
at +hic dime,

srznature:é@%&@



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.qgov

REZONE
COMMENTS FORM:

PUBLIC WORKS ROAD AND DRAINAGE

-L4- 1 1012, 1 1062, 1 1011
Case No: £-24-1247008 parcel 1.0, 4: 15 066 01012, 15066 01 062, 15 066 01 0

Address: 2370, 5384, and 5378 Flat Shoals Pkwy, Decatur, GA 30034

Snapfinger Creek
N/A

Drainage Basin:

Upstream Drainage Area:

0%

Percent of Property in 100-Year Floodplain:

Impact on property (flood, erosion, sedimentation) under existing zoning: There is no report of ﬂOOd’
erosion and sedimentation activity for these parcels under existing zoning.

Required detention facility(s): Y €S (P€r Sec. 14-40 of the land development codes)

COMMENTS:
Based on the application, there would be need to construct additional roads and

drainage infrastructure that would serve the proposed subdivision, and mitigate

post-construction stormwater runoff. Compliance with extant design standards and
applicable regulations would be required.

Ak A. Qfcnasla

Signature:



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

DEPARTMENT OF PLANNING & SUSTAINABILITY

Rezoning Application to Amend the Official Zoning Map of DeKalb
County, Georgia

Date Received: Application No:

Applicant Name: Cultivate Community c/o Battle Law P.C.

Applicant E-Mail Address: jsm @ battlelawpc.com

Applicant Mailing Address: 3562 Habersham @ Northlake Bldg J, Suite 100

Tucker, Georgia 30084

404.601.7616

Applicant Daytime Phone: Fax:

Owner Name: MajeSty Inc.

If more than one owner, attach list of owners.

11108 225 ST SW QUEENS VILLAGE NY 11429

Owner Mailing Address:

Owner Daytime Phone:

Address of Subject Property: 2970, 9384, and 5378 Flat Shoals Parkway

Decatur, GA 30034

oarcel g 15 066 01 012, 15 066 01 062, 15 066 01 011

Acreage: 8.84 Commission District: 3&7
Present Zoning District(s): R-100
Proposed Zoning District: RSM

Suburban

Present Land Use Designation:

Proposed Land Use Designation (if applicable):
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DeKalb County

CGEORGIA

DEPARTMENT OF PLANNING & SUSTAINABILITY

AUTHORIZATION

The property owner should complete this form or a similar signed and notarized form if the individual
who will file the application with the County is not the property owner.

Date:

TO WHOM IT MAY CONCERN:
o we Majesty, Inc.

Name of owner(s)

being (owner) (owners) of the subject property described below or attached hereby delegate
authority to

Cultivate Communities & Battle Law P.C.

Name of Agent or Representative

to file an application on (my) (our) behalf.

Printed Name: R Q\(\ (SN N M C\ { F; ’O

< . (@ ~
Lo Nl Y\ e
Notary Public b Owner: Majesty Inc.

MARIA MARGARITA JARAMA
Notary Public - State of*New York
NO. 01JA6246401
Qualified in Westchester County

Sion

Owner

Notary Public Owner

Notary Public Owner
I T T ———— TR T G Y T T T T T T TN T T T Y TN SURSER Oread Res o SRIrN
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DeKalb County

DEPARTMENT OF PLANNING & SUSTAINABILITY

DISCLOSURE OF CAMPAIGN CONTRIBUTION

In accordance with the Conflict of Interest in Zoning Act, OCGA Chapter 36-67A, the following questions must
be answered.

Have you, the applicant, made $250.00 or more in campaign contribution to a local government official within
two years immediately preceding the filling of this application?

Yes No v x

If the answer is yes, you must file a disclosure report with the governing authority of DeKalb County showing:

1. The name and official position of the local government official to whom the campaign contribution was
made.

2. The dollar amount and description of each campaign contribution made during the two years immediately
preceding the filing of this application and the date of each such contribution.

The disclosure must be filed within 10 days after the application is first filed and must be submitted
to the C.E.O. and to the Board of Commissioners of DeKalb County, 1300 Commerce Drive, Decatur,
GA 30030.

Fronk Bailey IIT > 04-24-2024
736281b

Notary Signature of Applicant /Date

v

Check one: Owner Agent

Expiration Date/ Seal

*Notary seal not needed if answer is “no”.
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DeKalb County

DEPARTMENT OF PLANNING & SUSTAINABILITY

DISCLOSURE OF CAMPAIGN CONTRIBUTION

Ih accordance with the Conflict of Interest in Zoning Act, OCGA Chapter 36-67A, the following questions must
be answered.

Have you, the applicant, made $250.00 or more in campaign contribution to a local government official within
two vears immediatelv preceding_the filling of this application?

*

Yes/ No

If the answer is yes, you must file a disclosure report with the governing authority of DeKalb County showing:

1. The name and official posjtion of the Jocal government official to whom the campaign contribution was
made.

2 The dollar amount and description of each campaign contribution made during the two years immediately
preceding the filing of this application and the date of each such contribution.

The disclosure must be filed within 10 days after the application is first filed and must be submitted

1Q tbR. C.LO.. w.d tQ, ttiR.131;w;d c | uimmi.s r;s cl m 13.Qll CK<e Qr; soattdX
GA 30030.

AL S

Np/tary M}ture of Applicant /Date

Check one: Owner___ Agent.

\

MARK SCHWABACHER
NOTARY PUBLIC
Fulton County
State of Georgia
My Comm. Expires July 13, 2027

Expiration Date/ Seal

*Notary seal not needed if answer is "no".




Campaign Contribution Disclosure Statement
Last Updated 11/9/2023

CAMPAIGN CONTRIBUTIONS DISCLOSURE STATEMENT

Pursuant to the provisions of 36 0.C.G.A. 67(A), please find below a list of those contributions made by
Michele Battle, of Battle law, PC. in the past two years, aggregating $250.00 or more, to local
gt,vel 1111el ( crffltrals- Wiro wnY CGUIISiciel- o'ns appi\'tomm.

Name Position Amount Date
Lorraine Cochran-Johnson Commissioner $750.00 6/17/22
Mereda Davis Johnson Commissioner $1,000.00 11/1/23

By:
Printed Name:_ AV le Battle
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Battle Law

3562 Habersham at Northlake, Bldg. J, Ste 100
Tucker, Georgia 30084

Zoom Instructions:

Go to https://battlelawpc.zoom.us/join and
Enter the Meeting ID that you have been pro-
vided with in the appropriate field and click
“Join” . To join by phone, please dial (646) 558-
8656. If you are unable to attend or would like
to learn more about the proposed project, please
call our office at the number below.

We encourage you to come out and participate!

For More Information Contact
Jordan Battle at:
Phone: 404-601-7616 ext. 8
Fax: 404-745-0045
Email: jeb@battlelawpc.com

COMMUNITY MEETING TO
DISCUSS A REZONING
APPLICATION FROM R-100 TO
RSM TO ALLOW FOR A
TOWNHOME COMMUNITY

Project Title: Cultivate Communities-
5370 Flat Shoals Parkway

When: April 17, 2024
Time: 6:30PM Eastern (US and Canada)

Register in advance for this meeting:
https:/ /battlelawpc.zoom.us/join

Meeting ID: 890 7646 9122
Password: 182304

PROPOSED LOCATION(S):

Parcel Number - 15 066 01 012


https://otago.zoom.us/join
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Meeting ID

89076469122 Cultivate Communities - 5370 Flat Shoals Parkway: Community Meeting

Name (Original Name)
jsm@battlelawpc.com (Josh Mahoney)
Charlie Hulett

Floyd Gresham

Al Chatman

Floyd Gresham

Frank Bailey

Linda Chatman

Vickie Jones

Deborah Wilkerson
Mildred Lewis

Marcia Jones

karen cabell

Topic

User Email
jsm@battlelawpc.com
cbh@battlelawpc.com
fgresham67@gmail.com
alchatman@comcast.net
fgresham67@gmail.com
frank@cultivatecommunities.com
chatman2929@msn.com
vcmanl07@gmail.com
dbrhwilkerson@aol.com
rgt2gyqdst@privaterelay.appleid.com
mblurplej@aol.com
ikcab@msn.com
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Battle Law

STATEMENT OF INTENT

and

Other Material Required by
DeKalb County Zoning Ordinance
For
A Rezoning to Small Lot Residential Mix (RSM)

of

Cultivate Communities Real Estate, LLLC
c/o Battle Law, P.C.

for

+/- 8.84 Acres of Land
Being 5370, 5384, and 5378 Flat Shoals Parkway
Decatur, Georgia and
Parcel Nos. 15 066 01 062,
15066 01 012, and 15 066 01 011

Submitted for Applicant by:

Michele L. Battle, Esq.
Battle Law, P.C.
Habersham at Northlake, Building J, Suite 100
Tucker, Georgia 300384
(404) 601-7616 Phone
(404) 745-0045 Facsimile
mlb@battlelawpc.com

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

battlelawpc.com


mailto:mlb@battlelawpc.com
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Battle Law

I. LETTER OF INTENT

Cultivate Communities Real Estate, LLC (the “Applicant”) is seeking to develop on +/- 8.84 acres
of land being Tax Parcel Nos. 15 066 01 062, 15 066 01 012, & 15066 01 011 having frontage on
5370, 5384, and 5378 Flat Shoals Parkway (the “Subject Property”) with sixty-four (64)
townhomes. The Applicant is seeking a rezoning of the Subject Property to Small Lot Residential
Mix (RSM).

This document serves as a statement of intent, analysis of the criteria under the DeKalb County
Zoning Ordinance and contains notice of constitutional allegations as a reservation of the

Applicant’s rights.

II. IMPACT ANALYSIS

A. Whether the zoning proposal is in conformity with the policy and intent of the
Comprehensive Plan.

The Applicant’s Proposal for Rezoning conforms with the text and ideals of DeKalb
County’s 2050 Comprehensive Plan. The Plan calls for urban infill development of housing
in a variety of offerings to increase the overall housing supply. The proposed development
includes townhomes, an economic and efficient type of housing that satisfies the issues
Dekalb’s Comprehensive plan seeks to remedy. Furthermore, the Comprehensive Plan
states that the RSM zoning district is appropriate in the Suburban land use category. The
Subject Property has a Suburban land use designation. Therefore, the rezoning to RSM
complies with the Comprehensive Plan.

B. Whether the zoning proposal will permit a use that is suitable in view of the use and
development of adjacent and nearby properties.

All adjacent properties are residential. The proposed development is also solely residential.
The Applicant intends on developing the property to be entirely cohesive in the use of the
surrounding neighborhood. Therefore, the zoning proposal will permit a suitable use in
view of the surrounding uses.

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

Because the assemblage of properties is an odd flag-shape, it disallows the type of home
the properties are currently entitled to build. It would be an expensive process to modify
the site so that it would be economically feasible to build a single-family home, either a
developer or private individual. Furthermore, one of the large parcels is entirely landlocked
without street access. Not only does it make it economically unfeasible, but it also makes
it impossible without the assembling of the adjacent property with road access.
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Whether the zoning proposal will adversely affect the existing use or usability of
adjacent or nearby properties.

The proposed development will not adversely affect the existing use of adjacent properties.
The largest impacts of a multi-unit development are traffic, encroachment into neighboring
properties, and effects to the natural environment. The development will increase trips, but
the property fronts on Flat Shoals which a Major Arterial Road, capable of handling the
excess trips of the planned units. Additionally, the centralized development of the property
must go through the permitting process, in addition to complying with all buffer and related
requirements of the RSM zoning. Both mitigate external repercussions that will adversely
affect its neighbors.

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

The Subject Property is under contract to be purchased as an assemblage. The assemblage
now allows for a centralized, planned development that can better plan for the topography
and other features while maximizing the economic viability of the overall project. The
zoning proposal should be approved because it allows both the goals of the development
and the greater goals outlined DeKalb’s Comprehensive Plan.

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 archaeological
resources on the Subject Property.

Whether the zoning proposal will result in a use which will or could cause excessive
or burdensome use of existing streets, transportation facilities, utilities, or schools.

The proposed development includes 64 units of townhome. It will increase the use of all
public services; however it will not cause an excessive burden. The Subject Property’s only
access point is along Flat Shoals Parkway, a major arterial road which is designated to
handle the increased load. Additionally, the Applicant intends on developing internal
infrastructure that taps into readily available utilities. The addition of 64 units is not an
enormous increase in the overall number of homes in the area.

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

The Subject Property is a small assemblage of parcels. The 8.84 acres are currently
surrounded by development. Any impacts to the environment or natural resources have

already been created. While the proposed development requires land disturbance, once
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built, the new units only marginally increase the overall impacts to the environment.
Additionally, the development’s centralized operation allows the Applicant to carefully
plan for environmental mitigation unlike the isolated process of building single-family
homes.

ITII. CONCLUSION

For the foregoing reasons, the Applicant hereby requests that the application for a rezoning from
R-100 to RSM be approved. The Applicant welcomes any questions and feedback from the
planning staff.

IV. NOTICE OF CONSTITUTIONAL ALLEGATIONS AND PRESERVATION
OF CONSTITUTIONAL RIGHTS

The portions of the DeKalb County Zoning Ordinance, facially and as applied to the Subject
Property, which restrict or classify or may restrict or classify the Subject Property so as to prohibit
its development as proposed by the Applicant are or would be unconstitutional in that they would
destroy the Applicant’s property rights without first paying fair, adequate and just compensation
for such rights, in violation of the Fifth Amendment and Fourteenth Amendment of the
Constitution of the United States and Article I, Section I, Paragraph I of the Constitution of the
State of Georgia of 1983, Article I, Section III, Paragraph I of the Constitution of the State of
Georgia of 1983, and would be in violation of the Commerce Clause, Article I, Section 8, Clause
3 of the Constitution of the United States.

The application of the DeKalb County Zoning Ordinance to the Subject Property which restricts
its use to any classification other than that proposed by the Applicant is unconstitutional, illegal,
null and void, constituting a taking of Applicant’s Property in violation of the Just Compensation
Clause of the Fifth Amendment to the Constitution of the United States, Article I, Section I,
Paragraph I, and Article I, Section III, Paragraph I of the Constitution of the State of Georgia of
1983, and the Equal Protection and Due Process Clauses of the Fourteenth Amendment to the
Constitution of the United States denying the Applicant an economically viable use of its land
while not substantially advancing legitimate state interests.

A denial of this Application would constitute an arbitrary irrational abuse of discretion and
unreasonable use of the zoning power because they bear no substantial relationship to the public
health, safety, morality or general welfare of the public and substantially harm the Applicant in
violation of the due process and equal protection rights guaranteed by the Fifth Amendment and
Fourteenth Amendment of the Constitution of the United States, and Article I, Section I, Paragraph
I and Article I, Section III, Paragraph 1 of the Constitution of the State of Georgia.

A refusal by the DeKalb County Board of Commissioners to amend the land use and/or rezone the
Subject Property to the classification as requested by the Applicant would be unconstitutional and
discriminate in an arbitrary, capricious and unreasonable manner between the Applicant and
owners of similarly situated property in violation of Article I, Section I, Paragraph II of the
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Constitution of the State of Georgia of 1983 and the Equal Protection Clause of the Fourteenth
Amendment to the Constitution of the United States. Any Rezoning of the Property subject to
conditions which are different from the conditions requested by the Applicant, to the extent such
different conditions would have the effect of further restricting Applicant’s utilization of the
property, would also constitute an arbitrary, capricious and discriminatory act in zoning the Subject
Property to an unconstitutional classification and would likewise violate each of the provisions of
the State and Federal Constitutions set forth hereinabove.

A refusal to allow the Rezoning in questions would be unjustified from a fact-based standpoint
and instead would result only from constituent opposition, which would be an unlawful delegation
of authority in violation of Article IX, Section II, Paragraph IV of the Georgia Constitution.

A refusal to allow the Rezoning in question would be invalid inasmuch as it would be denied
pursuant to an ordinance which is not in compliance with the Zoning Procedures Law, O.C.G.A
Section 36-66/1 et seq., due to the manner in which the Ordinance as a whole and its map(s) have
been adopted.

The existing zoning classification on the Subject Property is unconstitutional as it applies to the
Subject Property. This notice is being given to comply with the provisions of O.C.G.A. Section
36-11-1 to afford the County an opportunity to revise the Property to a constitutional classification.
If action is not taken by the County to rectify this unconstitutional zoning classification within a
reasonable time, the Applicant is hereby placing the County on notice that it may elect to file a
claim in the Superior Court of DeKalb County demanding just and adequate compensation under
Georgia law for the taking of the Subject Property, diminution of value of the Subject Property,
attorney’s fees and other damages arising out of the unlawful deprivation of the Applicant’s
property rights.

Michele L. Battle, Esq.
Attorney for the Applicant
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/ NOTES

1. THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD SURVEY
INFORMATION AND EXISTING DRAWINGS. THIS SURVEYOR MAKES NO GUARANTEE THAT
THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE AREA,
EITHER IN SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES NOT WARRANT
THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION INDICATED
ALTHOUGH HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY AS
POSSIBLE FROM INFORMATION SUPPLIED AND TO THE SURVEYOR'S BEST KNOWLEDGE
ARE APPROXIMATELY AS SHOWN. THE SURVEYOR HAS NOT PHYSICALLY LOCATED
THE UNDERGROUND UTILITIES. ALL UTILITIES SERVING THE PROPERTY ENTER THROUGH
ADJOINING PUBLIC STREETS AND/OR EASEMENTS OF RECORD.

2. | HAVE EXAMINED THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD
INSURANCE RATE MAP FOR DEKALB COUNTY, GEORGIA AND INCORPORATED AREAS,
COMMUNITY PANEL NUMBER 13089C0162J, PANEL 162 OF 201, EFFECTIVE DATE MAY
16, 2013 AND FOUND NO PORTION OF THE PROPERTY SHOWN HEREON TO FALL
WITHIN A DESIGNATED FLOOD ZONE "A” (AREAS OF 100 YEAR FLOOD). THE
PROPERTY SHOWN HEREON TO FALL WITHIN A DESIGNATED FLOOD ZONE “X” (AREAS
DETERMINED TO BE OUTSIDE THE 0.2%2 ANNUAL CHANCE FLOOD.

3. THIS SITE IS TIED TO GRID NORTH BASED ON GPS OBSERVATIONS ADJUSTED BY
PLANNERS AND ENGINEERS COLLABORATIVE IN APRIL 2024. NORTH AMERICAN
DATUM OF 1983 (NAD83), NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVDSS8),
GEORGIA WEST ZONE STATE PLANE COORDINATES.

4. THE TERM "CERTIFICATION” RELATING TO PROFESSIONAL ENGINEERING AND LAND
SURVEYING SERVICES SHALL MEAN A SIGNED STATEMENT BASED UPON FACTS AND
KNOWLEDGE KNOWN TO THE REGISTRANT AND IS NOT A GUARANTEE OR WARRANTY,
EITHER EXPRESSED OR IMPLIED.

5. THIS SURVEY HAS BEEN PREPARED WITHOUT THE BENEFIT OF A CURRENT TITLE
INSPECTION REPORT. EASEMENTS OR OTHER ENCUMBRANCES MAY EXIST ON PUBLIC
RECORD BUT NOT BE SHOWN HEREON.

6. NO ZONING INFORMATION PROVIDED FOR BUILDING SETBACKS.

7. THIS SURVEY WAS MADE IN ACCORDANCE WITH LAWS AND/OR MINIMUM
STANDARDS OF THE STATE OF GEORGIA.

8. THE PROPERTY HAS DIRECT ACCESS TO FLAT SHOALS PARKWAY, A DEDICATED
PUBLIC STREET OR HIGHWAY.

9. THERE IS NO OBSERVED EVIDENCE OF USE OF THE PROPERTY AS A SOLID WASTE
DUMP, SUMP OR SANITARY LANDFILL.
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THE FIELD DATA UPON WHICH THIS PLAT IS BASED WAS COLLECTED USING A TOPCON TOTAL STATION "ES103", "ES105", GEOMAX ZOOM90 ROBOTIC STATATION, A GEOMAX ZENIUS800 SERIES DATA COLLECTOR, eGPS 20TL GNSS RECEIVER WITH A SITE-LOCALIZED RTK NETWORK, AND HAS A RELATIVE POSITIONAL ACCURACY OF 0.1 FEET. THIS PLAT HAS BEEN CALCULATED FOR CLOSURE AND WAS FOUND TO BE ACCURATE WITHIN ONE FOOT IN xxxxx FEET.
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: ¥I i FRONT SETBACK fggﬁfl(ﬁsdbsB-) [\/IZII(\)I:FZEOEEI_EET/ MAX: 30 FEET,;

x REQUIRED TRANSITIONAL BUFFERS 20 FEET
1 W DEVELOPMENT STANDARDS
\ 1 & —IJr 26" / |sFAMIN LOT AREA 1,000 SF
8 SFA MIN LOT WIDTH 25 FEET
- = SFA MAX LOT COVERAGE 70% (700 SF)
<Z( 8 MIN UNIT SIZE (HEATED SF) 1,200 SF
—1 O+~ _ | = SFA MAX BUILDING HEIGHT 3 STORIES OR 45 FEET
\ \ I _— \ = \|\ © \ / SFD MIN LOT AREA 5,000 FT
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- MIN OPEN SPACE REQUIRED 20% (1.738 ACRES)
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FRONT SETBACK W/ ALLEY ACCESS
SIDE SETBACK

SIDE CORNER SETBACK

REAR SETBACK

10 FEET

SFD: 3 FT W/ 10 MIN SEPARATION SFA: N/A
SAME AS FRONT

15 FEET (ALLEY: 10 FEET)

MIN ENHANCED OPEN SPACE REQ
PROPOSED ENHANCED OPEN SPACE
TOTAL PROPOSED OPEN SPACE

50% OF TOTAL OPEN SPACE (0.869 ACRES)
21% (1.83 ACRES)
31.4% (2.73 ACRES)

PARKING REQUIREMENTS

TOTAL PARKING REQUIRED
PROPOSED RESIDENT PARKING
PROPOSED GUEST PARKING

TOTAL PARKING PROVIDED

1.5 SPU & 0.25 GUEST SPACES PER UNIT

2 SPACES / DRIVEWAY & 2 SPACES / GARAGE
17 SPACES (0.26 SPACES / UNIT)

273 SPACES

PRELIMINARY

NOT TO BE RELEASED FOR CONSTRUCTION
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CONCEPTUAL
MASTER PLAN

TOTAL DENSITY BONUSES TO BE APPLIED = 2 ADDITIONAL UPA 0 20 40 80 120

~  —————" |DENSITY BONUSES:
GENERAL NOTES:

1.  TOWNHOME UNITS WILL BE FEE SIMPLE.

20" WIDE ROADWAY WILL BE ONE WAY ONLY AND THIS WILL BE INDICATED THROUGH
PAVEMENT MARKINGS AND SIGNS.

DECELERATION LANE SHALL BE DESIGNED PER GDOT REGULATIONS AND STANDARDS.

ENHANCED OPEN SPACE - 50% OF BASE DENSITY (2 UPA)

BASE DENSITY = 4.0 UPA

\
N

MAXIMUM DENSITY WITH BONUSES APPLIED = 6 UPA

SCALE: 1" =40
DATE: 08/20/2024
ENHANCED OPEN SPACE CALCULATIONS: | PROJECT: 24001.01 |

TOTAL AREA REQUIRED FOR ENHANCED OPEN SPACE = 1.74 ACRES (75,794 SF) 4 GRIDNORTH N

TOTAL PROPOSED DENSITY WITH BONUSES = 5.75 UPA

PROPOSED ENHANCED OPEN SPACE BREAKDOWN:

24 HOUR CONTACT:
FRANK BAILEY

COMMUNITY GREEN (LANDSCAPE TREES, BENCHES, TRASH RECEPTACLES, PAVED

www.Georgiag11.com WALKWAYS, ETC.) = 26,812 SF

Know what's below. - LANDSCAPED STORMWATER MANAGEMENT POND (DESIGNED AS AN AMENITY) = 28,408 SF - -

Call before you dig. - POCKET PARK (PICNIC AREA) = 9,462 SF

- POCKET PARK (COMMUNITY PAVILION AND URBAN GARDEN) = 11,311 SF

POCKET PARK (SEATING AREA) = 3,634

TOTAL AREA PROVIDED FOR ENHANCED OPEN SPACE = 79,627 SF

GEORGIA WEST ZONE /
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TOTAL PROPOSED OPEN SPACE 31.4% (2.73 ACRES)

//\ —_ — | PROPOSED ENHANCED OPEN SPACE 19.6% (1.70 ACRES) AND DATED WITH AN ORIGINAL SIGNATURE.

PARKING REQUIREMENTS

K J /\ /{8%‘ TOTAL PARKING REQUIRED 1.5 SPU & 0.25 GUEST SPACES PER UNIT PRELIMIN ARY

_ PROPOSED RESIDENT PARKING 2 SPACES / DRIVEWAY & 2 SPACES / GARAGE
v _— — PROPOSED GUEST PARKING 17 SPACES (0.26 SPACES / UNIT) NOT TO BE RELEASED FOR CONSTRUCTION
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SITE DATA:
L 2Ibnth REAL ESTATE
1 SITE AREA +8.69 ACRES
L \—
LL ZONING -
-2 EXISTING ZONING R-100 (RESIDENTIAL MEDIUM LOT-100
m ( ) MUNICIPALITY PROJECT #
- PROPOSED ZONING RSM (SMALL LOT RESIDENTIAL MIX) 9
<ZE EXISTING LAND USE SUBURBAN s
o) ZONING JURISDICTION DEKALB COUNTY REVISIONS
- USE CALCULATIONS
(T) NO. DATE BY DESCRIPTION
> MAXIMUM ALLOWABLE DENSITY 4 UPA (MAX 8 UPA WITH BONUSES)
< > PROPOSED 22'x50' FRONT ENTRY TOWNHOME 64 UNITS
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= o SETBACK REQUIREMENTS
S 3 E
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ﬁ % % MIN LOT WIDTH 25 FEET
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= <
<Zt % OPEN SPACE CALCULATIONS
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3. PUBLIC IMPROVEMENT - 20% OF BASE DENSITY (0.8 UPA) - PUBLIC ART PIECE
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J
\

\\ R /’,7 TOTAL DENSITY BONUSES TO BE APPLIED = 3.6 ADDITIONAL UPA I |
\ 2z <\~ RIGHT-IN / - — MAXIMUM DENSITY WITH BONUSES APPLIED = 7.6 UPA 0 20 40 80 120

% -~ i — / TOTAL PROPOSED DENSITY WITH BONUSES = 7.3 UPA . _ '

RIGHT-OUT SCALE: 1" =40

\ " ) ACCESS / DATE: 04/23/2024
d - < / ENHANCED OPEN SPACE CALCULATIONS: | PROJECT: 24001.01 |

TOTAL AREA REQUIRED FOR ENHANCED OPEN SPACE = 1.74 ACRES (75,794 SF) CRID NORTH N

PROPOSED ENHANCED OPEN SPACE BREAKDOWN:

RN 4 HOUR CONTACT:

> —T YT - COMMUNITY GREEN (LANDSCAPE TREES, BENCHES, TRASH RECEPTACLES, PAVED
/ - FRANK BAILEY www.eorgiac’7.com WALKWAYS, ETC.) = 31,548 SF
_— Know what's below - LANDSCAPED STORMWATER MANAGEMENT POND (DESIGNED AS AN AMENITY) = 23,700 SF : .
- Call before you dig - POCKET PARK (PICNIC AREA) = 9,489 SF
_ j : - POCKET PARK (COMMUNITY PAVILION AND URBAN GARDEN) = 11,168 SF
——
\ : // T \ TOTAL AREA PROVIDED FOR ENHANCED OPEN SPACE = 75,905 SF
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FRANK BAILEY www.Georgia811.com

Know what's below.
Call before you dig.
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LEGAL DESCRIPTION

ALL THAT TRACT OR PARCEL OF LAND lying and being in Land Lot 66, of the 15th District, Dekalb County,
Georgia and being more particularly described as follows:

BEGIN at a found right of way monument, said monument having coordinates of North: 1,340,503.0 and East:

2,283,210.3, coordinates based on NAD83 State Plane Coordinate system, Georgia West zone, said monument
located on the northerly right of way line of Flat Shoals Parkway (variable public right of way), said pipe being

the TRUE POINT OF BEGINNING;

THENCE leaving said northerly right of way of Flat Shoals Parkway and proceed North 00 degrees 52 minutes
21 seconds East a distance of 247.43 feet to a found 3/8 inch rebar; thence South 84 degrees 21 minutes 05
seconds West a distance of 201.18 feet to a found 3/8 inch rebar; thence North 00 degrees 15 minutes 59
seconds East a distance of 198.56 feet to a found 3/8 inch rebar; thence North 02 degrees 11 minutes 02
seconds East a distance of 246.00 feet to a point; thence North 86 degrees 12 minutes 40 seconds East a
distance of 528.43 feet to a point; thence North 85 degrees 50 minutes 42 seconds East a distance of 262.66
feet to a point; thence South 07 degrees 12 minutes 58 seconds East a distance of 351.55 feet to a found 3/8
inch rebar; thence South 80 degrees 45 minutes 21 seconds West a distance of 29.03 feet to a found 1/2 inch
open top pipe; thence South 80 degrees 12 minutes 56 seconds West a distance of 100.71 feet to a found 1/2
inch open top pipe disturbed; thence South 80 degrees 52 minutes 30 seconds West a distance of 199.30 feet
to a found 3/8 inch rebar; thence South 71 degrees 17 minutes 02 seconds West a distance of 126.72 feet to a
point; thence South 00 degrees 11 minutes 28 seconds West a distance of 236.22 feet to a point located on
said northerly right of way of Flat Shoals Parkway; thence along said northerly right of way the following
courses and distances: South 78 degrees 28 minutes 38 seconds West a distance of 94.98 feet to a point;
South 75 degrees 35 minutes 40 seconds West a distance of 112.25 feet to a point, said pipe being the TRUE
POINT OF BEGINNING.

Tract or parcel contains 378,695 square feet or 8,694 acres.
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= Government Services Center
L 178 Sams Street
2 Decatur, GA 30030
www.dekalbcountyga.gov/planning

DeKalb Cou‘nty 404-371-2155 (0); 404-371-4556 (f)

Chief Executive Officer DEPARTMENT OF PLANNING & SUSTAINABILITY Interim Director

Michael Thurmond Cedric Hudson

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)

Cultivate Community c/o Battle Law P.C. o 404-745-0045 _ cbh@battlelawpc.com

Applicant Name: Phon Email
Property Address: 030 Flat Shoals Pkwy, Decatur 30034
Tax Parcel ID: 15 066 01 012 Comm. District(s): 3&7 Acreage: 8.84
Existing Use: Proposed Use: REZONE for townhomes
Supplemental Regs: Overlay District: 1NO DRI:
Rezoning: Yes X No
R-100 RSM 64 Townhomes

Existing Zoning: Proposed Zoning: Square Footage/Number of Units:

Seeking to rezone to a classification that will allow townhomes

Rezoning Request:

to be built on an 8 acre assemblage of property. Including 5384, 5378, and 5370 Flat shoals Parkway.

Land Use Plan Amendment: Yes No X

SUB

Existing Land Use: Proposed Land Use: Consistent Inconsistent

Special Land Use Permit: Yes No Article Number(s) 27-

Special Land Use Request(s):

Major Modification:

N/A

Existing Case Number(s):

Condition(s) to be modified:



http://www.dekalbcountyga.gov/planning
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DeKalb County
DEPARTMENT OF PLANNING & SUSTAINABILITY

WHAT TO KNOW BEFORE YOU FILE YOUR APPLICATION

Pre-submittal Community Meeting: Review Calendar Dates: PC: BOC:

Letter of Intent: ~ Impact Analysis: ~ Owner Authorization(s):  Campaign Disclosure:
Zoning Conditions: Community Council Meeting: Public Notice, Signs:

Tree Survey, Conservation: Land Disturbance Permit (LDP): Sketch Plat:

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

Lighting Plan: ~ TentPermit:  Submittal Format: NO STAPLES, NO BINDERS PLEASE

Review of Site Plan

Density: Density Bonuses: Mix of Uses: Open Space:
Enhanced Open Space: Setbacks: front sides side corner rear

LotSize: ~ Frontage: Street Widths: Landscape Strips:

Buffers: Parking Lot Landscaping: Parking - Auto: Parking - Bicycle:
Screening: Streetscapes: Sidewalks: ~ Fencing/Walls:

Bldg. Height: ~~ Bldg. Orientation: ~ Bldg. Separation:  Bldg. Materials:

Roofs: ~ Fenestration: Facade Design:  Garages:  Pedestrian Plan:

Perimeter Landscape Strip:

Possible Variances:

Comments: Bassed on pre-liminary site plan, applicant shall review the following Sections: 5.5.3 Standards and Designs, Table 5.5

(Enhanced Open Space Types), 5.7.6 Single Family Attached Buildings (C.3) and (C.10) Street types, and (3) Pedestrian Circulation Plan.

Additionally, applicant may seek re-design as it pertains to the detention pond and refuse and recycle.

Andrea Folgherait, Sr. Planner

Planner: Date:
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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DeKalb County GIS Disclaimer

The maps and data, contained on De Kalb County’s Geographic Inform ation S ystem ( GIS) are subject to c onstant change. Whie De K alb County s triv es t provide acc urate andyp-to-
date inform ation, the inform ation is provided “asis " without warranty, representation or guarantee of any kind as to the content, sequenc g acc ur acy, timelines s or completenes s d
any of the database inform ation provided herein. DeKab County explicitly disclams all representations and warranties, inc luding, without limitation, the implied warranties of

merc hantability an d fi tness for a particular purpos e. Inno ev ent shall De Kalb County be liab le for any s pecial, indirect, or consequentialdam ages whats oev er r esul ting fr om Iasofis
e, data, or profits, whether in an ac tion of contract, negligence, or other actions, arising out of orin ¢ onnec tion with the use of the maps and/ or data her ein prov ided. The maps ad
data ar e for illus tration pur poses only and s hould not be relied upon for any reason. The m aps and data are not suitable for site- spec ifi c decision-m ak ing nor s hould it kecorst
ued or used as alegal descr iption. The areas depicted by maps and data are approximate, and are not necessarily accurate to surv eying or engineering standards.
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(2024-0633) 7-24-1247008

5384 & 5378 FLAT SHOALS

(Case Number:

Site Location: 5370,
PARKWAY

i
- A Purposes To rezone propert)
_-::s-i'z'-;;ﬂi.'i;'l (Re.sidentiﬂl Medium [ ot-100) 7oniNng district to
| RSM (Small Lot Residential Mix) zoning d1strici

o sixty-four (64) single-family. attached

from [ - | U

up t

dwellings.
l
sard of Commissioners ||
Movember 21, 2024 |
4:00 PM I|I
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PARKWAY

.- S — =T : . ;
\Purpose: Rezone property _1mm R-100 (Residential ||' ﬁ‘;‘
. |||IIT_\.-"E[.:L11-1L1‘|"I.1. Lot-100) ...-*'.{’IIHI.‘!;'-_'.il!hll'_it_‘l: .I_.:_z RSM (Small bt
'||I‘L ot Residential Mix) zoning [.llHli'l.L‘l up to :-,-i_:.;[}..--“H_”-l“;i;
\(64) single-family, attached dwellings.

Community Council Meeling — District 3 Meeting Agendas & information

October 9, 2024
6:00 PM |
Held virtually via Zoom ____ﬂi T .miLJ --
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	Case No: Z-24-1247008
	Address: 5370, 5384, and 5378 Flat Shoals Pkwy, Decatur, GA 30034
	Drainage Basin: Snapfinger Creek
	Upstream Drainage Area: N/A
	Percent of Property in 100Year Floodplain: 0%
	Impact on property flood erosion sedimentation under existing zoning 1: There is no report of flood,
	Impact on property flood erosion sedimentation under existing zoning 2: erosion and sedimentation activity for these parcels under existing zoning.
	Required detention facilitys: Yes (per Sec. 14-40 of the land development codes)
	COMMENTS 1: Based on the application, there would be need to construct additional roads and 
	COMMENTS 2: drainage infrastructure that would serve the proposed subdivision, and mitigate 
	COMMENTS 3: post-construction stormwater runoff. Compliance with extant design standards and 
	COMMENTS 4: applicable regulations would be required.
	COMMENTS 5: 
	COMMENTS 6: 
	COMMENTS 7: 
	COMMENTS 8: 
	Signature2_es_:signer:signature: 
	Date Received 1: 
	Date Received 2: 
	Application No: 
	Applicant EMail Address: jsm@battlelawpc.com
	Applicant Mailing Address 1: 3562 Habersham @ Northlake Bldg J, Suite 100
	Applicant Mailing Address 2: Tucker, Georgia 30084
	Applicant Daytime Phone 1: 404.601.7616
	Applicant Daytime Phone 2: 
	Fax: 
	Owner Name: Majesty Inc.
	Owner Mailing Address: 11108 225 ST SW QUEENS VILLAGE NY 11429
	Owner Daytime Phone 1: 
	Owner Daytime Phone 2: 
	Address of Subject Property 1: 5370, 5384, and 5378 Flat Shoals Parkway
	Address of Subject Property 2: Decatur, GA 30034
	Parcel ID: 15 066 01 012, 15 066 01 062, 15 066 01 011
	Commission District: 3 & 7
	Present Zoning Districts: R-100
	Proposed Zoning District: RSM
	Present Land Use Designation: Suburban
	Proposed Land Use Designation if applicable: 
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