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Decatur, GA  30030 

(404) 371-2155 / plandev@dekalbcountyga.gov 
 
 
 

   

Case No.:    Z-18-21945 
 

Agenda #:  D. 2 

Location/Address: 211 South Howard Street Commission District:  3  Super District:  6 
 

Parcel ID(s): 15-179-06-062 
 

Request: To rezone property from 75 (Single-Family Residential) to MR-2 (Medium-Density 
Residential-2) to allow construction of six attached townhomes. (Revised from request to 
rezone property to the R-60 (Single-Family Residential) district to allow a lot split and 
construction of a single-family house on the resulting new lot.) 
 

Property Owner(s): Benjamin Leininger 
 

Applicant/Agent: Benjamin Leininger 
 

Acreage: .427 acres 
 

Existing Land Use: A single-family house. 
 

Surrounding Properties: Single-family residential and multifamily residential. 
 

Adjacent Zoning: 
 
 
Comprehensive Plan: 

North:  City of Atlanta  South:  R-75 East:  R-75  West:  R-75  Northeast:  City of Atlanta  
Northwest:  City of Atlanta  Southeast:  R-75  Southwest:  R-75 
   
NC (Neighborhood Commercial) Consistent        Inconsistent 

  

      Proposed Density:   14.05 units/acre Existing Density:  2.5 units/acre 

      Proposed Units:  6 Existing Units:  One  

      Proposed Lot Coverage:  39.74% Existing Lot Coverage:   (estimated) 20% 

 
Zoning History:  Based on DeKalb County records, it appears that the property has been zoned R-75 since adoption of 
the original zoning map.  

X  
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PROJECT ANALYSIS 
 
The subject property is a .4-acre lot located on the southwest corner of Memorial Drive and South Howard Street, 
approximately 1.7 miles west of Candler Road.  It is developed with a  1,178 square foot, one story house.  The 
topography of the lot slopes approximately 3% towards the corner of Memorial Drive and South Howard Street.  There 
is a mature tree in the south side yard, and two mature trees at the back of the house. 
 
The applicant requests the rezoning in order to construct a three-story, six-unit townhome development.  The units 
would face Memorial Drive.  The site plan indicates that each unit is proposed to have a covered front stoop and a 
walkway that would connect with the existing sidewalk on Memorial Drive.  Vehicular access to the units is proposed 
from South Howard Street, via a shared driveway that will lead to a garage at the rear of each unit.  The applicant 
envisions the building to have brick facades and traditionally styled exterior detailing.  In order to achieve a density 
bonus of 3 units per acre, the applicant proposes to install a bench at the MARTA bus stop located on Memorial Drive 
near the west property line of the subject property. 
 
Memorial Drive, a four-lane major thoroughfare, forms the boundary between the City of Atlanta, to the north, and 
DeKalb County.  Nearby DeKalb County properties to the west, southwest, east, and southeast are zoned R-75, MR-2 
(Medium-Density Residential-2), and R-60 (Residential Small Lot – 60).   
 
The property is located in a Neighborhood Commercial character area that is anchored by Parkview Plaza, a shopping 
center that was renovated in 2010 to allow use for a charter school, health clinic, and offices.  Other properties in the 
character area have undergone noticeable redevelopment and renovation.  Adjoining and nearby properties are 
predominantly single-family residential, although townhome developments are proposed or have been constructed 
recently within a 500-foot radius of the subject property.  In 2017, the Board of Commissioners rezoned 1911, 1913, 
1915, and 1921 Memorial Drive, located approximately 350 feet to the west, to MR-2 for construction of 12 
townhomes at a density of 20 units per acre (CZ-17-21293).  In 2015, a subdivision plat was approved for 62 
townhome units (“the Moderns”) at 2029 Memorial Drive, located approximately 500 feet to the east, at a density of 
approximately 15 units per acre.   In addition, a nine-unit townhome development is located directly across Memorial 
Drive, at approximately 20 units per acre. 
 

LAND USE AND ZONING ANALYSIS 
Section 27-832 of the Zoning Ordinance, “Standards and factors governing review of proposed amendments to 
the official zoning map” states that the following standards and factors shall govern the review of all proposed 
amendments to the zoning maps. 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 
 

The proposal is consistent with the intent of the Neighborhood Center character area which envisions housing of 
up to 24 units per acre.  The street-facing orientation of the proposed townhomes is consistent with the 
following policy of the 2035 Comprehensive Plan:  “Create pedestrian communities that focus on the 
relationship between the street, buildings, streetscaping, and people.” (NC Policy No. 4)  

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

and nearby properties: 
 
The proposed development would be located on a major thoroughfare, which is a suitable location for 
residential development of the proposed density and height.   The proposal is similar to other existing and 
proposed townhome developments located within 500 feet of the subject property. 
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C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned: 
 
The location of the property on a busy throughfare, from which there can be no driveway access, limits its 
economic use under the current R-75 zoning classification.  
 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 
 
Staff recommends a landscape screen to help mitigate potential negative impacts on the adjoining single-family 
properties to the south and west.   
 
There is no indication that storm water runoff would be problematic, because the proposed development would 
need to be built to the County standard that post-development runoff is no greater than pre-development 
conditions. 
 

E. 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 zoning proposal is supported by recent County approval of similar proposed  townhome developments 
located on Memorial Drive within 500 feet of the subject property, including 1911-1921 Memorial Drive, with a 
density of 20 units per acre, and the Moderns, with a density of approximately 15 units per acres. 
 

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 
 
No historic buildings, sites, districts, or archaeological resources are located on the property or in the 
surrounding area. 
 

G. Whether the zoning proposal will result in a use which will or could cause an excessive or burdensome use of 
existing streets, transportation facilities, utilities, or schools: 
 
There has been no indication that the zoning proposal would cause excessive demand on public infrastructure. 

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

property is located in an urbanized area, where environmental impact would be negligible. 
 

Compliance with District Standards: 
 
 

MR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE (BASE, 
W/BONUSES) 

Base:  12 d.u.s/acre            
W/Bonuses:  24 d.u.s/ac. 

14.05 units/acre 

Bonus density  of 20% from 
proximity to Parkview Plaza 
shopping center(12 + 
2.4=14.4) 

 

Yes 
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MR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MIN. OPEN SPACE 15% 60.26%  

MIN. TRANSITIONAL  
BUFFER 

50 feet on west and south 
sides 

West side:  14 ft. 

South side:  25 ft. 

The site plan must be 
reconfigured or the 
applicant must obtain 
variances. 

MIN. LOT AREA 1,000 square feet 2,500 s.f. – 4,500 s.f  Yes 

MIN. LOT WIDTH 20 ft. 25 ft. – 45 ft.  

MAX. LOT COVERAGE  85% 39.74% Yes 

MIN. LOT WIDTH – NEW 
CORNER LOT 

35 ft. 45 ft. Yes 

 FRONT   Arterials:  min. 10 ft.; max. 20 
ft. 

 25 ft. Yes 

INTERIOR SIDE 
(west side)  

Superseded by required 
transitional  buffer 

   ------  ----- 

SIDE ON STREET 
(CORNER LOT) 

Same as front:  min. 10 ft.; 
max. 20 ft. 

 20 ft. Yes 

 REAR W/O ALLEY  Superseded by required 
transitional  buffer 

   ____  ____ 

MINIMUM UNIT SIZE 1,000 sq. ft. 2,000 sq. ft. Yes 

MAX. BLDG. HEIGHT  3 stories or 45 ft., whichever 
is less 

3 stories To be determined during 
building permitting phase 

PARKING Min. 1.75/unit; Max. 
3.25/unit 

Two/unit Yes 

SIDEWALKS AND 
STREETSCAPING 

South Howard Street:  5- ft 
sidewalk, 6-ft landscape strip 
between curb and sidewalk, 
street trees every 30 feet on 
center, pedestrian crossing 
strip across the driveway. 

Memorial Drive:  5-ft 
sidewalk, 10-ft landscape 
strip between curb and 
sidewalk, street trees every 
30 feet on center. 

Not shown on site plan. Applicant is aware of 
requirements and will 
revise site plan to show 
streetscaping on S. 
Howard.   
 

The site plan must be 
reconfigured or the 
applicant must obtain 
variances. 

 
STAFF RECOMMENDATION:   

The proposal is consistent with the intent of the Neighborhood Center character area which envisions housing of up to 
24 units per acre.  The street-facing orientation of the proposed townhomes is consistent with the following policy of 
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the 2035 Comprehensive Plan:  “Create pedestrian communities that focus on the relationship between the street, 
buildings, streetscaping, and people.”  (NC Policy No. 4)  The proposed development would be located on a major 
thoroughfare, which is a suitable location for residential development of the proposed density and height.  Moreover, 
it is supported by recent County approval of similar proposed  townhome developments located on Memorial Drive 
within 500 feet of the subject property, including 1911-1921 Memorial Drive (CZ-17-21293), with a density of 20 units 
per acre, and the Moderns, with a density of approximately 15 units per acres.  Because the full transitional buffer is 
not provided next to the west side and the rear property lines, staff recommends a landscape screen to buffer 
adjoining single-family residential properties.  If conditioned as recommended by staff, the proposed development is 
expected to be suitable.  Therefore, the Department of Planning and Sustainability recommends “Approval” with the 
following conditions:   
 

1. The subject property shall be developed for no more than six fee simple townhomes, in substantial compliance 
with the layout shown on the site plan titled “Subdivision Plat for Ben Leininger”, prepared by Adam and Lee 
Plating, stamped as received by the Department of Planning and Sustainability on January 4, 2018, subject to 
subdivision sketch plat review.  

 
2. An evergreen landscape screen shall be planted along the west and south property lines, subject to approval by 

the County Arborist, to screen the proposed development from view by residents of adjoining properties.  The 
required transitional buffer fence shall be installed with the fence’s finished side facing outward.  

 
3. Landscaping along the Memorial Drive frontage shall not prevent pedestrian access from the sidewalk into front 

doors of the individual units. 
 

4. No second-story decks or balconies shall be allowed on the south sides of the units. 
 

5. All exterior lighting shall be screened or shielded to minimize light spillage outside the development. 
 

6. The approval of this rezoning application by the Board of Commissioners has no bearing on other approvals by 
the Zoning Board of Appeals or other authority, whose decision should be based on the merits of the application 
before said authority. 

 
 
Attachments: 
1. Department and Division Comments 
2. Board of Health Comments  
3. Application 
4. Site Plan 
5. Zoning Map 
6. Land Use Plan Map 
7. Aerial Photograph 
8. Site Photographs 
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NEXT STEPS 
 
 Following an approval of this zoning action, one or several of the following may be required:                    
 

 
• Land Disturbance Permit    (Required for of new building construction on non-residential properties, or land 

disturbance/improvement such as storm water detention, paving, digging, or landscaping.)   
 

 
• Building Permit   (New construction or renovation of a building (interior or exterior) may require full plan 

submittal or other documentation.  Zoning, site development, watershed and health department standards will 
be checked for compliance.)  

 

 
• Certificate of Occupancy (Required prior to occupation of a commercial or residential space and for use of 

property for a business.  Floor plans may be required for certain types of occupants.) 
 

 
• Plat Approval  (Required if any parcel is being subdivided, re-parceled, or combined. Issued 

“administratively”; no public hearing required.) 
 

 
• Sketch Plat Approval  (Required for the subdivision of property into three lots or more.  Requires a public 

hearing by the Planning Commission.) 
 

 • Overlay Review  (Required review of development and building plans for all new construction or exterior 
modification of building(s) located within a designated overlay district.) 

 
 • Historic Preservation  (A Certificate of Appropriateness is required for any proposed changes to building 

exteriors or improvements to land when located within the Druid Hills or the Soapstone Geological Historic 
Districts.  Historic Preservation Committee public hearing may be required.) 

 

 
• Variance (Required to seek relief from any development standards of the Zoning Ordinance.  A public hearing 

and action by the Board of Appeals are required for most variances.) 
 

 • Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 
approved by the Board of Commissioners.  The review is administrative if the changes are determined to be 
minor as described by Zoning Code.) 

 
 • Major Modification (Required submittal of a complete zoning application for a public hearing if there are any 

proposed major changes to zoning conditions that were approved by the Board of Commissioner for a prior 
rezoning.)  

 
 • Business License (Required for any business or non-residential enterprise operating in Unincorporated 

DeKalb County, including in-home occupations). 
 

 • Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site 
consumption.  Signed and sealed distance survey is required. Background checks will be performed.) 

 
  

 
Each of the approvals and permits listed above requires submittal of application and supporting documents, and 

payment of fees.  Please consult with the appropriate department/division. 
 

































D. 2     Z-18-21945                      Site Plan

   



D. 2     Z-18-21945                     Zoning Map 

  

Subject 
Property 



D. 2     Z-18-21945                     Land Use Map

   



D. 2     Z-18-21945                     Aerial Photo 

  



D. 2     Z-18-21945                     Site Photos 

  

Rear yard of subject property. 

Front of subject property on South Howard 
Street. 


