DEPARTMENT OF PLANNING & SUSTAINABILITY

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

Existing Conditional Zoning No.:

Gregory Scott

Applicant Name:

Applicant Email Address: ________
Applicant Mailing Address: NG
Applicant Phone Number: |

Owner’s Name: Gregory Scott

(If more than one owner, attach list of owners.)

Owner’s Email Address: _
Owner’s Mailing Address: T
Owner’s Phone Number: _

Subject Property Address: 6136 Shadow Rock Lane, Lithonia, GA 30058

Parcel ID Number(s): 16 093 03 008

Acreage: 0.23 Commission District(s): 5 Super District: !
Existing Zoning District(s): R-100 Proposed Zoning District(s): RSM
Existing Land Use Designation(s): Proposed Land Use Designation(s):

I hereby authorize the Staff of the Planning and Sustainable Department to inspect the property that is the
subject of this application.

Gregory Scott 12/14/202
Name of Owner Signature of Owner Date
Name of Agent Signature of Agent Date
Gregory Scott 12/14/202

Name of Applicant Signature of Applicant Date



RifRaf Investment LLC

Notice of Rezone Application Community Meeting

Dear Property Owner:

We are planning to apply for a Dekalb County Rezoning Application to rezone 6136
Shadow Rock Lane, Lithonia GA 30058 from R-100 to RSM. This rezone will allow for the
development of a single story multi-family home(triplex), where two units will be used
as a rental to support the permanent residence for an aging relative. Find out more
about the project, ask questions, and voice your opinion at the following community

meeting:
Date: November 19, 2025
Time: 6pm
Location: Zoom (https://zoom.us/join)

Meeting ID: 857 9197 7012

Passcode: 2zCiHk

If you have any questions about the meeting, please call (678) 466-9509 or e-mail
rifrafinvestmentlic+rezone6136@gmail.com. We look forward to seeing you there!

Sincerely,

Greg Scott



Zoom Meeting Attendance






Email Notice Delivery



Date: December 14, 2025

Applicant/Owner: Greg Scott

Property Address: 6136 Shadow Rock Lane, Lithonia, GA 30058
Parcel ID: 16 093 03 008

To the Honorable Members of the Dekalb County Board of Commissioners and Planning
Department,

| respectfully submit this Letter of Intent in support of our application to rezone the property
located at 6136 Shadow Rock Lane (Site Area: 9,291 SF). This proposal, referred to as "Project
Shirley," is a responsible, compassionate, and financially necessary plan to establish
permanent, stable, and subsidized housing for a family relative, Aunt Shirl.

1. The Proposed Zoning Classification
The requested zoning classification is RSM (Residential Small Lot Mix).

e This classification permits the proposed triplex structure and ensures its future as a
stable residential asset.

e The use is consistent with the intent of RSM zoning, which encourages small-scale,
diverse housing options and responsible infill development within Dekalb County.

2. The Reason for the Rezoning Request

e Goal: To provide permanent, stable, and subsidized housing for Aunt Shirl, whose current
income (Social Security) is insufficient to cover the full cost of independent living and
specialized care.

e The Solution (Triplex): Income from the two rental units is required to sustain the
project's costs, pay the mortgage (a personal loan taken by me the owner), and fund her
long-term care.

o Unit 1 (Aunt Shirl’s Permanent Residence): The central, 1-bedroom unit is
dedicated to Aunt Shirl's permanent residence.

o Unit 2 & 3 (Rental Units): The revenue from these two units creates the dedicated
Financial Buffer necessary for professional in-home caregivers, medical co-pays,
property taxes, and future maintenance.

e The RSM zoning is necessary to legally permit the proposed three-unit structure, which is
the only viable path to ensure continuity of care.

3. Existing and Proposed Use of the Property



Feature Existing Use Proposed Use

Zoning R-100 (Single-Family RSM (Residential Small Lot
Residential) Mix)

Structure Vacant/Undeveloped Land Single-Story Triplex

Occupancy None Three (3) residential units

The proposed use is to create a new, quality small multi-family residential asset (a triplex)
in the community, which will continue to operate as a legal rental triplex permanently.

4. Detailed Characteristics of the Proposed Use

Proposed Structure: A single-story triplex known as the "Alder Triplex 2" .

o Dimensions: 44'-6" x 56'-0".

o Building Height: The maximum building height will be 35 feet, consistent with the
RSM development controls.

Number of Units and Mix: Three (3) total residential units.

o Unit 1 (Middle - Aunt Shirl's Residence): 1 Bedroom, 1 Bathroom (756 SF).

o Unit 2 & 3 (Flank Rentals): Two 2-Bedroom, 2-Bathroom units (868 SF each).

Floor Area Justification: We acknowledge that general DeKalb County ordinances for

two/three-family (TTF) or multi-family (MF) units often cite a minimum unit size of 1,000

square feet. However, the proposed units (756 SF and 868 SF) are designed to be

efficient, compact, and affordable, directly aligning with the RSM district's explicit

purpose of providing small-lot mix housing and utilizing sizes comparable to "cottage

units," which can be approved as low as 350-800 square feet. We request approval for

the specific unit sizes of the "Alder Triplex 2" plan as presented, based on their

consistency with the underlying goals of the RSM classification for small-scale, infill

development.

Manner and Hours of Operation:

o The property will operate as a standard residential rental property (24/7 use).

o No Employees/Commercial Activity: No commercial activity or full-time employees
will be located on the property, outside of the occasional professional in-home
caregiver visits or standard maintenance/management personnel.

| believe that Project Shirley is a responsible and compassionate solution that provides a
critical service for a family member while also contributing positively to Dekalb County’s need
for diverse, small-scale housing options. We respectfully request a positive recommendation




for the rezoning request.
Sincerely,

At

Greg Scott
ggregscott@gmail.com



Standard/Factor (Section 27-7.3.4)

A. Is the zoning proposal in conformity with the policy and
intent of the Comprehensive Plan?

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

C. Does the property to be affected by the zoning proposal
have a reasonable economic use as currently zoned?

D. Will the land use map amendment proposal adversely affect
the existing use of usability of adjacent or nearby properties?

E. Are there 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?

F. Will the zoning proposal adversely affect historic building,
sites, districts, or archaeological resources?

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

Response/Analysis

YES. The proposal conforms to the Comprehensive Plan’s goals for: 1. Housing Diversity: The RSM
(Residential Small Lot Mix) district is specifically intended to promote a wider variety of housing types,
including small multi-family (triplexes) and infill development. 2. Responsible Growth: The project replaces
a vacant lot with a new, quality residential structure, increasing housing stock and property value with
minimal impact on surrounding infrastructure.

YES. The proposed use is suitable. 1. Low Density: The triplex, with 3 units on a 9,291 SF lot, is a small-
scale transition from the surrounding R-100 (Single-Family) zoning. The resulting density is far lower than
typical multi-family development. 2. Residential Character: The Alder Triplex 2 design is a single-story
structure with a residential appearance, ensuring it is visually compatible and suitable for the
neighborhood. The use remains strictly residential.

NO. As currently zoned R-100 (Single-Family), the property does not have a reasonable economic use in
the context of the Applicant’s financial needs. 1. Financial Necessity: Building a standard single-family
home on a personal loan, while simultaneously funding permanent, long-term specialized care for Aunt
Shirl, is not financially feasible without the rental income from the two additional units. 2. Highest and Best
Use: The size and location of the lot make it suitable for a low-density mixed-use classification (RSM),
which maximizes the economic utility of the land while remaining residentially scaled.

NO. The proposal will not adversely affect existing properties. 1. Single-Story Design: The proposed
single-story triplex ensures there is no excessive shadow, view blockage, or adverse height/massing
impact on neighboring single-family homes. 2. Limited Impact: The use is solely residential, generating
traffic and noise consistent with minimal residential density. The existing surrounding R-100 properties will
continue their current use without impairment.

YES. Supporting Ground for Approval: The unique and immediate need to establish a financially self-
sustaining long-term care plan for a family relative (Aunt Shirl) is the primary supporting condition. The
construction of the triplex and the resulting rental income is the direct mechanism required for the
Applicant to carry the financial burden of care. This demonstrates a specific and compassionate public
benefit for this family unit.

NO. The property is currently vacant/undeveloped land. The construction of the proposed building does
not affect any known historic buildings, sites, districts, or archaeological resources.

NO. The proposed three-unit triplex will have a minimal and non-burdensome impact. 1. Traffic: The
addition of only two additional households (3 total) to the site will result in a negligible increase in traffic on
Shadow Rock Lane. 2. Utilities: The proposed use will utilize existing public water and sewer
infrastructure, as is standard for residential construction. 3. Schools: With a unit mix of one 1-bedroom
and two 2-bedroom units, the potential impact on public schools is expected to be very low, likely lower
than a conventional single-family home on the same R-100 lot.















(404) 371-2155 (o) Government Services Center
178 Sams Street

Decatur, GA 30030
www.dekalbcountyga.gov/planning

www.dekalbcountyga.gov

DEPARTMENT OF PLANNING & SUSTAINABILITY

Chief of Executive Officer

Director

Lorraine Cochran-Johnson Juliana A. Njoku

PRE-APPLICATION FORM

REZONE, SPECIAL LAND USE PERMIT, MODIFICATION, AND LAND USE
(Required prior tofiling application: signed copy of thisform must be submitted at filing.)

Applicant(s) Name: Gregory Scott

Phone: NN Emeil: G

Property Address: |

Tax Parcel |D:; 16 093 03 008 Comm. District(s): 5&7 Acreage: 23
Existing Use: Proposed Use: Single-story triplex.
Supplemental Regs; NO Overlay District: \©
Rezoning: Yes[o] No[ ] Existing Zoning: R-100 Proposed Zoning: RSM
DRI: No Square Footage/Number of Units: 3

Rezoning Request: Rezone to add a single-story, triplex multi-family unit. Two units will be for rental and

one unit as a permanent residence for an aging relative.

Land Use Plan Amendment: Yes[ ] No[] Existing Land Use: SYB

Proposed Land Use: N/A Consistent X Inconsistent

Special Land Use Permit: YesT_] No[Z] Article Number(s) 27- VA

Specia Land Use Request(s): N/A

Major Modification: YesT ] No[Z] Existing Zoning Conditions, N°Nn€

Major Modification Request: VA

Condition(s) to be modified: N/A




DEPARTMENT OF PLANNING & SUSTAINABILITY

WHAT TO KNOW BEFORE YOU FILE YOUR APPLICATION

Pre-submittal Community Meeting: X Calendar Dates: CC: X

PC: X BOC: X
Letter of Intent: X Impact Analysiss X Owner Authorization(s): X Campaign Disclosure: X
Public Notice, Signs: X Tree Survey, Conservation (if applicable): N/A

Submittal Format:
ONE (1) COMBINED, PDF DOCUMENT UPLOAD via OUR ONLINE PORTAL.

Site Plan Checkligt, if applicable:

* Density * Frontage * Sidewalks

* Density Bonuses * Street Width * Fencing/Walls

* Mix of Uses * |andscape Strips * Building Height

* Open Space * Parking - Auto * Building Separation
* Enhanced Open Space * Parking — Bicycle * Building Orientation
* Pedestrian Plan * Screening * Streetscapes

* Lot Size * Perimeter Landscapes * Garages

* Setbacks: front, sides, side corner, rear * Bldg Materias. Roof, Fenestration, Fagcade Design

Possible VVariances: Variances from setbacks and/or transitional buffer(s) between

R-100 and RSM will likely be sought. Additionally, possibly minimum unit size.

Comments: Applicant is seeking to develop a triplex and therefore must rezone to RSM in a suburban land use.

The subject site may have development restraints - surrounded by R-100

with no RSM directly adjacent, transitional buffers (Section 5.4.5) require a 20- foot buffer

between R-100 and RSM, and parking (Section 6.1.3) requires one parking space per unit minimum.

Additionally, other site requirements for RSM can be found within Section 2.11.1.

for medium- high density residential developments.

2026 calendar dates are up for adoption at the Nov. 20, 2025 BOC zoning meeting.

Planner: Andrea Folgherait, Sr. Planner Date: October 16, 2025






