


Subject: Thank You for Attending - 2111 Poplar Falls
Community Meeting Follow-Up

Dear Neighbors,
Thank you to everyone who attended our October 6 meeting about 2111 Poplar Falls. We appreciate all
who took time from their evening to learn about our proposal.

Meeting Materials:
• Presentation slides (attached)

What We Heard: The primary concern raised was about existing infrastructure — particularly road
conditions on Poplar Falls. We share this concern and will be documenting these issues in our
conversations with DeKalb County. The development of this property (whether as senior living OR as
single-family homes) may help serve as a catalyst for the County to finally address these longstanding
infrastructure needs.

Important Context: This 8.2-acre property will be developed. As owners, we're working to ensure it's
developed thoughtfully. We have two paths:

1. Current Proposal: Senior Living with Special Land Use Permit
• 60–70% less traffic than residential alternative
• Restricted to 3 stories, 60–80 beds
• Preserves natural features with large buffers

2. By-Right Alternative: Sell as-is for R85 Residential Development
• 30–40 single-family homes
• Significantly higher traffic (120+ daily trips vs. 40–50)
• Multiple construction phases over several years
• Additional burden on schools and infrastructure

Next Steps:
• Planning Commission meeting date will be confirmed after we file (December 8, 9, 10, 16, or 17)
• We'll advocate for infrastructure improvements as part of any development discussion
• We remain open to dialogue, morningbreeze17@yahoo.com

We recognize change is difficult, but we're committed to ensuring this inevitable development happens
in the most community-friendly way possible.

Best regards,
Nadia, Rahman, and Nassim Nabavi



Impact Analysis
2111 Poplar Falls Road, Lithonia, GA 30058
Rezoning from R-100 to MR-1 with SLUP for Assisted Living
8.229 acres

As required by Article 7.3.4 of the DeKalb County Zoning Ordinance, this Impact Analysis addresses the
following eight standards and factors regarding the proposed rezoning and use.

1. Suitability of Use
The proposed assisted- and independent-living community is suitable given surrounding residential land uses.
Its scale and design resemble a large home or campus rather than an institutional facility, providing a logical
transition between single-family homes and larger community uses along Covington Highway.

2. Adverse Effects
The project will not adversely affect adjacent properties. The single-story design, preserved stream buffer, and
landscaping will protect privacy and maintain neighborhood character. Noise, lighting, and traffic will remain
below typical residential thresholds.

3. Impact on Streets, Utilities, and Schools
The proposed use generates fewer daily trips than a comparable single-family subdivision and will have
negligible school impact because it houses no school-age residents. Existing water, sewer, and power
infrastructure can serve the site without extension or upgrade.

4. Consistency with the Comprehensive Plan
The request supports DeKalb County’s Comprehensive Plan policies for aging in place, diversified housing, and
community-based healthcare. It advances County objectives for balanced growth within existing service areas.

5. Environmental Impacts
Development will respect the existing pond and 75-foot stream buffer. Approximately half of the parcel will
remain open space. Stormwater facilities will meet County water-quality and detention standards. No wetlands
or critical habitats will be disturbed.

6. Inter-Jurisdictional Impacts
The property lies entirely within DeKalb County and is not near a city or county boundary. No adjoining
governmental jurisdiction will be affected.

7. Existing or Changing Conditions
The surrounding area is transitioning from large-lot residential to moderately denser senior-friendly and
community uses. The project responds to regional demand for senior housing and healthcare access while



preserving the neighborhood’s residential tone.

8. Historic or Archaeological Resources
No historic structures or archaeological resources exist on or adjacent to the property. Construction will comply
with any applicable state or federal preservation requirements if such resources are discovered.









Rezoning Site Plan Package – 2111 Poplar Falls Road
Site Plan Narrative
Property: 2111 Poplar Falls Road, DeKalb County, GA 30058
Parcel ID: 16 187 07 008
Acreage: 8.229 acres
District/Land Lots: Land Lots 186 & 187, 16th District
Current Zoning: R-85 (Residential Medium Lot-85)
Proposed Zoning: MR-1 (Medium Density Residential) with Special Land Use Permit for Assisted Living
Facility
Applicant: Sepedeh Nabavi
Owner of Record: Aishah Bajunaid (DB 30743, PG 84)
Surveyor: Ryan F. Snyder, RLS #3582 — Red Clay Land Surveying
Date of Field Survey: May 29, 2025

Overview: The proposed development converts an existing 8.229-acre undeveloped parcel along
Poplar Falls Road into a senior living campus featuring an assisted-living facility with supporting
amenities and preserved natural areas. The project aligns with MR-1 standards and Article 7.3
compatibility criteria.

Existing Conditions: The site fronts Poplar Falls Road and is currently vacant with a natural pond and
creek. It lies outside of the 100-year floodplain (FIRM Panel 13089C0177K). Adjacent uses are
residential to the north, east, and west.

Proposed Development: One two-story assisted living facility (~60,000 sq ft), roundabout drop-off,
50-space parking lot, preserved pond with 75-ft buffer, walking paths, and landscaped green zones.

Environmental and Compatibility Notes: Minimal grading, stormwater retention via natural pond,
75-ft stream buffer, 25-ft impervious setback. Compatible with nearby residential density and
architectural character.

Requested Action: Rezone from R-85 to MR-1 with a Special Land Use Permit for an Assisted Living
Facility (80 beds).



Concept Site Plan Rendering

Figure 1. Concept Site Plan – Assisted Living Rezoning Plan, 2111 Poplar Falls Road, DeKalb County,
GA.



Section H – Legal Description 2111 Poplar Falls
Road, Lithonia, GA

Property Address: 2111 Poplar Falls Road, Lithonia, GA 30058
Parcel Identification Number: 16 187 07 008
Land Lot: 186 & 187, 16th District, DeKalb County, Georgia
Acreage: 8.229 acres
Surveyor: Ryan F. Snyder, GA RLS No. 3582
Survey Date: May 30, 2025
Survey Company: Red Clay Land Surveying, LLC

Legal Description:
All that tract or parcel of land lying and being in Land Lots 186 and 187 of the 16th District of DeKalb
County, Georgia, being more particularly described as follows:

Beginning at a ½-inch rebar set marking the northwestern corner of the property, located at the
intersection of the southern right-of-way of Poplar Falls Road (60' public R/W) and the dividing line
between Land Lots 186 and 187; thence N 00° 50ʹ 39ʺ E a distance of 169.76 feet; thence N 00° 12ʹ
08ʺ W 67.89 feet; thence N 01° 26ʹ 17ʺ W 62.63 feet; thence N 31° 55ʹ 36ʺ E 287.60 feet; thence N 03°
17ʹ 36ʺ E 207.10 feet; thence N 76° 43ʹ 08ʺ E 380.01 feet; thence S 17° 49ʹ 46ʺ W 252.47 feet; thence
S 57° 05ʹ 43ʺ E 116.12 feet; thence S 26° 41ʹ 41ʺ W 220.62 feet; thence S 39° 07ʹ 13ʺ W 99.38 feet;
thence S 76° 54ʹ 26ʺ W 588.10 feet to the Point of Beginning, containing 8.229 acres, more or less.

This property is shown as “Boundary Survey of 2111 Poplar Falls Road, Lithonia, GA,” prepared by
Red Clay Land Surveying, LLC, dated May 30, 2025. Said property is currently zoned R-85
(Residential Medium Lot-85) and is proposed for rezoning to MR-1 (Medium Density Residential)
with a Special Land Use Permit for Senior Living Community.

Reference: Deed Book 30743, Page 84, DeKalb County Records.



Section I – Building Form Information 2111 Poplar
Falls Road, Lithonia, GA

Applicant: Aishah Bajunaid & Nadia Nabavi
Address: 2111 Poplar Falls Road, Lithonia, GA 30058
Zoning Request: From R-85 to MR-1 with Special Land Use Permit (SLUP) for Senior Living
Community

1. Proposed Building Type and Use
• Use: Assisted Living and/or Memory Care Facility
• Total Beds: 60–80 licensed beds
• Stories / Height: 3 stories (≈ 38–40 feet maximum)
• Building Footprint: ≈ 32,000–35,000 SF main structure (≈ 65,000–70,000 SF total)
• Building Form: Single primary residential-style structure with central common area and two resident
wings
• Character: Residential architecture with pitched roof, porch/gable accents, and earth-tone materials

2. Exterior Materials and Finishes
• Primary Walls: Brick veneer and fiber-cement siding (tan and light stone tones)
• Roof: Architectural asphalt shingle (gabled roof, 30°–35° pitch)
• Accents: Stone water table and decorative columns at entry porch
• Windows/Doors: Energy-efficient double-hung with divided-light grids
• Lighting: Dark-sky compliant, residential-scale fixtures

3. Building Placement & Site Relationship
• Sited outside 75-ft state waters buffer and tree-save zones
• Structure set back ≥100 ft from residential property lines
• Primary entrance via Poplar Falls Rd with drop-off roundabout
• Surface parking lot (~55 spaces) screened with evergreen landscaping
• Pedestrian path to pond overlook and preserved greenspace

4. Environmental and Design Compliance
• FEMA Flood Panel: 13089C0177K – Outside 100-year floodplain
• Green Space: ≥75% of site preserved as natural area
• Stormwater: On-site retention and treatment via bio-swales
• Tree Preservation Plan to accompany engineering submission

5. Illustrative Elevation Summary
• Front Elevation: Two wing facades with central entrance porch and pitched roofline
• Side Elevation: Step-down roof profile to blend with grade
• Rear Elevation: Large window groupings for common dining/activity areas

Prepared for: DeKalb County Department of Planning & Sustainability
Prepared by: Nadia Nabavi, MD – Property Co-Owner
Date: October 2025



DeKalb County Planning & Sustainability Department
Pre-Application Packet for Rezoning & SLUP Request

Applicant Information

Owners/Applicants:

- Aishah Bajunaid

- Nadia Nabavi

Property Address:

2111 Poplar Falls Road, Lithonia, GA 30058

Parcel ID:

16 187 07 008

Acreage:

~8.229 acres (per boundary survey, May 2025)

Current and Proposed Zoning

Current Zoning: R-85 (Residential Medium Lot)

Proposed Zoning: MR-1 (Medium Density Residential)

Special Land Use Permit: For development of a luxury senior living community (assisted living / memory

care)

Project Summary

The applicant seeks to rezone the subject parcel from R-85 to MR-1, and obtain a Special Land Use Permit

(SLUP) to allow the development of a senior living community. The project includes:

- A 60-80 bed assisted living and/or memory care facility

- 3-story U- or L-shaped building outside of all buffer zones

- Surface parking, drop-off loop, emergency vehicle access

- Walking paths and landscaped open space

- Preservation of natural pond and state waters buffer



Environmental and Land Development Compliance

The site contains state waters (creek) and is subject to:

- 75-foot state and county stream buffer (no disturbance zone)

- Land Development Code Chapter 14 buffer and stormwater requirements

The pond and natural areas will be preserved as part of the open space plan.

The project will comply with:

- GEMA guidelines

- FEMA standards (no FEMA 100-year floodplain present per May 2025 boundary survey)

Included Materials

1. Boundary Survey (May 2025) - uploaded as part of this submission

2. Conceptual Site Plan - latest draft included

3. Rezoning and SLUP Justification Letter - included

Requested Staff Input

- Confirmation of required buffer setbacks and any additional natural resource protection measures

- Guidance on public hearing schedule, SLUP documentation, and traffic study requirements

- Feedback on site plan compliance with Chapter 14

- Recommendation for community meeting structure

Next Steps

- Schedule pre-application meeting

- Receive feedback from Planning and Land Development staff

- Refine site plan and formal application materials for November agenda submission





Rezoning and SLUP Justification Letter

Property: 2111 Poplar Falls Road, Lithonia, GA 30058

Parcel ID: 16 187 07 008 (~8.229 acres per survey)

Current Zoning: R-85

Proposed Zoning: MR-1 (Medium Density Residential) or O-I (Office-Institutional) with Special Land

Use Permit (SLUP) for senior housing

Owner/Applicant: Aishah Bajunaid & Nadia Nabavi

Request Summary:

This application seeks to rezone approximately 8.229 acres at 2111 Poplar Falls Road from R-85 to

either MR-1 or O-I, to permit the development of a luxury senior living community. The project

envisions a high-quality assisted living and/or memory care facility designed to blend with the natural

surroundings, support the housing needs of DeKalb's aging population, and contribute positively to

the community.

Justification for Rezoning & SLUP:

Alignment with DeKalb's Comprehensive Plan:

- The site is located in a transitioning area suitable for higher density residential or institutional uses.

- The proposed senior living community supports DeKalb's goals of expanding housing options for

seniors and promoting age-friendly development.

Compatibility with Surroundings:

- The project will provide an attractive, low-impact development that complements nearby residential

uses.

- Institutional senior housing generates minimal traffic compared to standard residential subdivisions

and has no impact on school enrollment.

Natural Feature Preservation:

- The design fully respects the 75-foot state waters buffer along the stream.

- The existing pond and green space will be preserved and integrated into the site's wellness



programming and aesthetic.

- No portion of the development is within the FEMA 100-year floodplain (per certified boundary

survey, May 2025).

Traffic and Circulation:

- The site plan incorporates a dedicated drop-off loop, internal parking, and emergency vehicle

access designed to meet code requirements.

- Poplar Falls Road provides sufficient access for the low daily trip generation expected from senior

housing.

Economic and Community Benefits:

- The proposed use will generate long-term tax revenue, provide stable local employment

opportunities, and deliver needed housing for a growing senior population.

Conclusion:

We respectfully request consideration for rezoning this property to MR-1 or O-I, with a SLUP to

enable development of a luxury senior living community. Our team is committed to working closely

with Planning staff, the community, and the Board of Commissioners to ensure this project aligns

with DeKalb's vision for smart, compassionate growth.



































Government Services Center 
178 Sams Street 
Decatur, GA 30030 
www.dekalbcountyga.gov/planning 
404-371-2155 (o); 404-371-4556 (f) 

DEPARTMENT OF PLANNING & SUSTAINABILITY 

Chief Executive Officer Interim Director 

Lorraine Cochran-Johnson Cedric G. Hudson, MCRP 

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.) 

Applicant Name:   Phone: Email: 

Property Address: 

Tax Parcel ID:  Comm. District(s):  Acreage: 

Existing Use:   Proposed Use: 

Supplemental Regs:  Overlay District:  DRI: 

Rezoning: Yes   No  

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

Rezoning Request: _________________________________________________________________________________ 

________________________________________________________________________________________________ 

________________________________________________________________________________________________ 

Land Use Plan Amendment: Yes   No _____ 

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: 

Existing Case Number(s): 

Condition(s) to be modified:  __________________________________________________________________________ 

Nadia Nabavi

2111 Poplar Falls Road, Lithonia 30058

16 187 02 008 5 & 7   7.75 acres

Vacant Senior housing

 No

 X

 R-85

Rezone to MR-1 for senior housing.

SUB TN????

Companion SLUP in the MR-1 zoning district to allow 

senior housing.

  None

N/A



 

 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: _______  
 

Community Council Meeting: _______________  Public Notice, Signs: _________  Tree Survey, Conservation: _____ 
 

Submittal Format:  ONE (1) COMBINED, PDF DOCUMENT UPLOAD PLEASE 
 

Review of Site Plan 

 

Density: ___________  Density Bonuses: ___________  Mix of Uses: ___________  Open Space: ___________ 
 

Enhanced Open Space: ________  Setbacks: front ________  sides _______  side corner _______  rear ________ 
 

Lot Size: ____________ 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: _____________________  Roof: ____________________  Fenestration: __________________ 
 

Façade Design: ________  Garages: ________ Pedestrian Plan: ________ Perimeter Landscape Strip: ________ 

 

Possible Variances: ___________________________________________________________________________ 

 

___________________________________________________________________________________________ 

 

 

Comments: _________________________________________________________________________________ 

 

___________________________________________________________________________________________ 

 

___________________________________________________________________________________________ 

 

___________________________________________________________________________________________ 

 

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 

 

11/6/25 11/20/25

10/13/25

John Reid, Sr. Planner June 26, 2025




