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330 Ponce De Leon Avenue, Suite 300 
Decatur, GA  30030 

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

 

 

 

Case No.: 2018-1857/ Z-18-22130 
 

Agenda #:  N.9 
 

Location/Address: The south side of Pleasant Hill Trail 
and the north side of Pleasant Hill 
Road at 1716 Pleasant Hill Trail and 
7956. 7890, 8024, 7788, 7900 & 
7860 Pleasant Hill Road, Lithonia, 
Georgia.  
 

Commission District: 5   Super District:  7 

Parcel ID: 16-197-03-006, 16-197-03-012, 16-219-01-005, 16-219-01-006, 16-220-01-004 
16-220-01-007 & 16-220-01-009  
 

Request: To rezone property from M (Light Industrial) District, R-100 & R-85 (Residential 
Medium Lot) Districts to RNC (Neighborhood Conservation) District to develop 
214 detached single-family residences.   
 

Property Owners: Hybrass Properties, LLC 
 

Applicant/Agent: Hybrass Properties, LLC/ Battle Law P.C. 
 

Acreage: 95.52 Acres 
 

Existing Land Use: Undeveloped  
 

Surrounding Properties: Single-Family detached residences 
 

Adjacent & Surrounding 
Zoning: 

North: MU-1 (Mixed Use Low Density) District  
North: R-100  (Residential Medium Lot) District 
East, West & South: R-85 (Residential Medium Lot) District 
 

Comprehensive Plan: Suburban                   Consistent X                  
 

Proposed Units: 214  
 

Existing :  N/A   

Proposed Lot Coverage: < 35% Per Lot Existing Lot Coverage:  N/A 
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SUBJECT PROPERTY:   
The subject property consists of 7 contiguous parcels for a total of 95.52 acres in unincorporated DeKalb County.  
The site is located on the north side of Pleasant Hill Road (minor arterial) and the south side of Pleasant Hill Trail (a 
local unimproved street).  Pleasant Hill Road runs west to Rock Chapel Road (a major arterial). The large tract of land 
is undeveloped. It is roughly graded with no infrastructure.  The site consists of dirt, gravel, rocks with shrubbery and 
mature hardwood trees located throughout. A creek runs east to west through the middle of the site.  
 
CHARACTER OF SURROUNDING AREA: 
The surrounding area is developed with scattered detached single-family residences on large lots adjacent to the site 
along the east and north side of Pleasant Hill Trail and the along the north side of Pleasant Hill Road.  West of the 
site is Piedmont Trace Subdivision, a single-family detached residential community with frontage on Pleasant Hill 
Trail and Pleasant Hill Road.  Across from the subject site along the south side of Pleasant Hill Road is Providence 
Point Subdivision.  Southeast is Gospel Assembly church.    
 
ZONING HISTORY: 
On November 24, 1992, a portion of the site at 7890 and 7956 Pleasant Hill Road was rezoned to R-100 Residential 
Medium Lot) District pursuant to Z-92069 with conditions for single-family homes to developed on lots not less than 
25,000 square feet with a minimum heated floor area of 1,800 square feet. The tract located at 1716 Pleasant Hill 
Road is zoned M (Light Industrial) and the remaining four (4) tracts are zoned R-85 (Residential Medium Lot) District.   
 
PROJECT ANALYSIS:  
The request is to rezone the subject site from R-100 & R-85 (Residential Medium Lot) Districts and M (Light 
Industrial) District to RNC (Neighborhood Conservation District) to develop a 214-lot single-family residential 
subdivision at a net density of 2.6 units per acre.  Per the submitted Letter-of-Intent, 30% of the site excluding rock, 
wetlands, floodplain and required stream buffers will be used as allotted greenspace per the requirements of the 
RNC.  The development has an amenity area with swimming pool.  The site plan depicts five detention ponds along 
the periphery of the site.  Access to the proposed subdivision is depicted via two curb cuts on Pleasant Hill Road.  No 
access is proposed from Pleasant Hill Trail. Per the submitted site plan, the proposed subdivision complies with 
development standards for the RNC zoning district as indicated in the chart below.  The applicant is required to 
submit for Sketch Plat to get approval on site layout and compliance to subdivision regulations. 
 

  
RNC STANDARD REQUIREMENT PROPOSED COMPLIANCE 

Sec. 27-2.10.6.A 
Minimum Acres 

7 acres +/- 95.52 acres Yes 

Sec. 27-2.10.7.A.1 
Density 

Maximum 8 units per 
acre 

2.6 units per acre Yes 

Sec. 27-2.10.7.A.2 
Lot Width 

 Min. 60 ft.  60 ft. Yes 

Sec. 27-2.10.7.A.3 
Lot Area – Interior Lots 
 
Lot-Area – Lots abutting 
adjacent R-85 district 

 Min. 6,000 Square Feet 
 
 
80% of 12,000 Square 
Feet = 9,600 Square Feet 

6,000 Square Feet 
 
 
9,600 Square Feet 

Yes 
 
 
Yes 

 
 
Per Sec 2.10.5.I, a conservation subdivision located in an RNC (Residential Neighborhood Conservation) District that 
contains more than 200 units, shall include a minimum of either a single active recreation area of at least two 2 
acres in size or two (2) active recreation areas that are each at least one (1) acre in size.  The DeKalb County Code 
defines active recreation areas to include but not limited to swimming, tennis, and other court games, baseball and 
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other field sports, golf and playground activities.  Planning Staff notes that the submitted site plan depicts 2 acres 
dedicated to active recreation along the northern portion of the site, but it includes only playground equipment 
within a play area and a gazebo. The active recreation area must be redesigned to meet the requirements for the 
RNC subdivision.  
 
The large 95.52 acre site has natural and physical features that qualify this site for RNC Development. The site has 
dirt, gravel, rocks with shrubbery and mature hardwood trees located throughout with a creek that runs east to 
west in the middle of the site.   The RNC District has strict greenspace standards for development.  Per the 
submitted site plan, the site has 12.76 acres of unusable area that consists of rock outcroppings, streams, buffers, 
wetlands, floodplains and slopes greater than 50% which are excluded from allotted greenspace.  Therefore the 
remaining 82.76 acres are required to adhere to greenspace standards. 
 

RNC GREENSPACES 
STANDARDS 

REQUIREMENT PROPOSED COMPLIANCE 

Sec. 27-2.10.5.A 
30% allotted greenspace 
excluding undevelopable 
areas 

30% of 82.76 acres = 25.42 
acres 
 
 

25.42 acres Yes 

Sec.27-2.10.5.C 
50% allotted greenspace 
must be contiguous 

50% of 25.42 acres = 12.71 
acres 

The northwestern portion 
of the site area complies 
with this standard.    
 
 

Yes 

Sec.27-2.10.5.G 
Pedestrian circulation 
system  

Pedestrian path(s) and/or 
sidewalks 

Depicted on site plan 
within open space area. 

Yes 

Sec. 27-2.10.5.  
Active recreation area 

>200 units must have a 
minimum of 2 acres  

2 acres of active recreation 
area dedicated within 
open space. 

Yes. However site must 
include active recreation 
activities as defined by the 
DeKalb County Code. 

 
The submitted site plan depicts a pocket park (open space) interior to the development near Pleasant Hill Road.  
Sec.5.5.3.C states that no lot shall be more than a quarter mile distance from a designated open space area. Staff 
notes that the site plan does not meet this criteria.    
 
ZONING ANALYSIS 
 
The applicant is requesting to rezone the subject site from R-100 & R-85 (Residential Medium Lot) Districts and M 
(Light Industrial) District to RNC (Neighborhood Conservation) District. The purpose and intent of the R-85 (Single-
family Residential) District is to provide for the protection of neighborhoods within the county where lots have a 
minimum area of twelve thousand (12,000) square feet. The M district provides location for industrial associated 
uses. 
 
Per Sec.2.10.2, the RNC (Neighborhood Conservation) District was created to encourage residential development 
within the county that preserves unique environmental features and be consistent with the comprehensive land use 
plan.  The RNC encompasses elements of the Green DeKalb Initiative by providing greenspace areas and preserving 
existing natural trees and vegetation. The goals of the RNC District regulations are: To conserve significant areas of 
useable greenspace within single-family neighborhoods in the rural and suburban character areas of the 
comprehensive plan; To provide a residential development that permits flexibility of design in order to promote 
environmentally sensitive and efficient use of land in compliance with the Code; To promote construction of 
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accessible landscaped walking trails and bike paths both within subdivisions and where possible connected to 
neighboring communities, business, and facilities to reduce reliance on automobiles; To preserve natural features, 
specimen trees, historic buildings, archaeological sites and establish a sense of community; To improve water quality 
and reduce runoff and soil erosion by reducing the total amount of clearing, grading, and paving, within the total 
area of a development; and To encourage efficient community design that reduces infrastructure maintenance and 
public service costs borne by the county. 
 
The R-85 and R-100 zoning district have different minimum residential development standards than the RNC zoning 
district as depicted in the chart below. The most significant difference between the zoning districts is the minimum 
lot size. The R-85 zoning district has a minimum lot size of 12,000 square feet and the R-100 zoning district has 
minimum lot size of 15,000 square feet. The RNC zoning district has a minimum lot size of 6,000 square feet. 
However, the RNC zoning district requires a larger lot size and side yard setback on periphery lots abutting 
residential zoned property.  This allows large sites with unique and natural characteristics to be compatible with 
existing adjacent residential properties. 
 

Development 
Standards 

R-85 R-100 RNC Per Article 2.10.7 

Lot Area 12,000 Square Feet 15,000 Square Feet 6,000 Square Feet  
 
9,600 Square Feet for periphery lots 
abutting R-85 zoned lots  

Side Yard Setback 8.5 Feet 10 Feet 7.5 Feet 
 

Lot Width 85 Feet  100 Feet 60 Feet 
 

Front Yard Setback 
From Street 

35 Feet 35 Feet 20 Feet  
 
Proposed 30 Feet adjacent to R-85 
along perimeter lots 
 

Side yard along street 
side on corner lot 

35 Feet 35 Feet 20 Feet 

Rear Yard 40 Feet 40 Feet 20 Feet 

 
The proposed request for an RNC district is consistent with previous Board action in the area.  Pursuant to Z-14-
18943, the Board of Commissioners approved a 211 lot RNC subdivision on Union Grove Road further south of the 
subject site.  The proposed RNC zoning district allows greater flexibility for development by incorporating use of 
greenspace and allowing compatible lot sizes on the periphery of the site.  To ensure compliance to greenspace 
requirements, applicants for development within an RNC districts are required to provide a legal mechanism for 
unified control of the entire parcel to be developed and a legal mechanism for the maintenance and protection of 
land held in common prior to the issuance of any land disturbance permit. Given that the proposed RNC zoning 
district provides for the protection of land in harmony with adjacent residential properties, Planning Staff concludes 
that the proposed RNC zoning district is appropriate for the site.      
 
LAND USE PLAN ANALYSIS: 
 
The subject site is located within the Suburban Character area designated by the DeKalb County 2035 
Comprehensive Plan.  The Suburban character area allows a maximum density of 8 units per acre which is consistent 
with the applicant’s request of 2.6 units per acre.  Given that the requested RNC zoning district would require 
development standards compatible with adjacent zoned districts, the rezoning request would be consistent with the 
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following plan policies: Protect stable neighborhoods from incompatible development that could alter established 
residential development patterns and density; and Ensure that new development and redevelopment is compatible 
with existing residential areas.   
 
Section 27-7.3.5 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 Official Zoning Map. 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan.  The 

rezoning proposal to the RNC (Neighborhood Conservation) District is consistent with plan policy to “Ensure that 
new development and redevelopment is compatible with existing residential areas”.  

 
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 zoning proposal to the RNC zoning district would require single-family residences 
with compatible lot sizes on peripheral lots abutting other residential zoned properties.  This standard permits a 
use that is suitable in view of adjacent and nearby residential development.   
 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned.   The site has a reasonable economic use as currently zoned R-85 and R-100 (Residential Medium Lot) 
District albeit constrained by environmental features.  However, the existing M (Light Industrial) District is 
surrounded by residential zoned and developed properties, and therefore may not have a reasonable economic 
use as currently zoned.  The proposed RNC zoning district with its combined greenspace and natural features 
may provide more opportunity for economic development.   
 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property:  
The rezoning proposal to the RCD zoning district may not adversely affect the use or usability of adjacent or 
nearby residential properties.  
 

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 intent of the RNC 
zoning district is to provide a residential development that permits flexibility of design in order to promote 
environmentally sensitive and efficient use of land in compliance with the Zoning Code. The site has natural and 
physical features that qualify this site for RNC Development. The site has dirt, gravel, rocks with shrubbery and 
mature hardwood trees located throughout with a creek that runs through the middle of the site.       
  

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources. It appears there are no historic buildings, sites, districts, or archaeological resources 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.  Given that Pleasant Hill Road is a minor arterial, it 
should be able to absorb additional traffic resulting from the proposed subdivision.  Traffic impact may be also 
lessened by installation of traffic improvements such as a deceleration lane at the subdivision entrance. Given 
existing residential properties in the area, the request should not cause an excessive burden on utilities.  There 
may be an increase in school enrollment due to the proposed rezoning request. A traffic study prepared by 
David Pickworth, PE and dated February 2018 was submitted with the application.  In summary it states that the 
future build scenario for all lots by 2025 indicates that traffic generated by the proposed development will 
increase in both the AM and PM peak hours.  This is due to increased through traffic on Pleasant Hill Road due 
to new development trips.  
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H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources. The 
proposed rezoning to the RNC (Neighborhood Conservation) District has a positive impact on the environment 
and surrounding natural resources by incorporating the natural resources (rock, streams, wetlands) in the 
overall design of the proposed subdivision.  
 

STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS.  The rezoning request from the R-85 (Residential 
Medium Lot and M (Light Industrial) Districts to the RNC (Neighborhood Conservation District) allows greater 
flexibility for development by incorporating use of greenspace with natural features of the environment and 
allowing development standards compatible with adjacent residential properties. The proposed single-family 
development is consistent with the following DeKalb County 2035 Comprehensive Plan policies: Protect stable 
neighborhoods from incompatible development that could alter established residential development patterns and 
density; and Ensure that new development and redevelopment is compatible with existing residential areas.  The 
proposed RNC zoning district with its combined greenspace and natural features provides more opportunity for 
development on the subject site.  Given that Pleasant Hill Road is a minor thoroughfare, it should be able to absorb 
additional traffic resulting from the proposed subdivision. To ensure compliance to greenspace requirements, 
applicants for development within an RNC are required to provide a legal mechanism for unified control of the 
entire parcel to be developed and a legal mechanism for the maintenance and protection of land held in common 
prior to the issuance of any land disturbance permit. Given that the proposed RNC zoning district provides for the 
protection of land in harmony with adjacent residential properties, Planning Staff concludes that the proposed RNC 
zoning district is appropriate for the site.   Staff recommends conditions consistent with the conditions approved on 
Union Grove Road for RNC development pursuant to Z-14-18943. Therefore, the Department of Planning and 
Sustainability recommends APPROVAL of the request to rezone the subject site to the RNC zoning district per the 
attached recommended conditions: 
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Z-18-22130 Proposed RNC (Neighborhood Conservation District) Zoned Conditions 
 
 
1. Limit the use to a 214-unit single-family detached subdivision with recreational and greenspace area as 

conceptually shown on the revised site plan entitled CONCEPTUAL PLAN for Hybass Properties, LLC located in 
Land Lots 197, 219 & 220, 16th District, DeKalb County, Georgia and submitted to the Planning and Sustainability 
Department on February 28, 2018. 

 
2. Provide a minimum of 30% greenspace (25.42 acres) excluding rock and required buffers. 

 
3. Provide a minimum of 50% (12.11 acres) contiguous greenspace. 

 
4. Provide three (3) points of access on Pleasant Hill Road subject to approval by the Transportation Division within 

the Department of Public Works. 
 

5. Dedicate at no cost to DeKalb County 40 feet from centerline of right-of-way on Pleasant Hill Road. 
 

6. Provide a deceleration lane on Pleasant Hill Road and onsite road improvements as required by the 
Transportation Division within the Department of Public Works. 
 

7. Demonstrate compliance to intersection and stopping sight distance per American Association of State Highway 
and Transportation Officials (AASHTO) prior to receiving an approved Land Disturbance Permit (LDP). 
 

8. Provide bike lanes or multiuse path, 6-foot wide sidewalks on Pleasant Hill Road and street lights or as may be 
required by the Transportation Division within the Department of Public Works. 
 

9. The heated floor area shall be no less than 2,100 square feet. 
 

10. Each home shall have a minimum two-car garage (side entry garages where lot area allows). 
 

11. The front façade building materials shall include a minimum of 40% brick masonry. Stone masonry, cedar 
shingles, and/or hard coat stucco. Vinyl siding is prohibited along the front façade. 
 

12. Provide underground utilities. 
 

13. Front and sides shall be sodded prior to the issuance of a Certificate of Occupancy. 
 

14. No more than one (1) brick base monument sign shall be erected at each subdivision entrance. Sign area shall 
not exceed 32 square feet, excluding base and shall not exceed eight (8) feet in height.   
 

15. The entrances to the subdivision shall be landscaped subject to the approval of the DeKalb County Arborist. 
 

16. A mandatory homeowners association with bylaws and covenants shall be established and maintained for the 
subdivision.  The bylaws and covenants will explain the maintenance responsibility for common space, and 
landscaping. 
 

17. Any applicant for development within this approved RNC shall be required to provide a legal mechanism for 
unified control of the entire parcel to be developed for review and approval by the county attorney prior to the 
issuance of any land disturbance or building permit.   
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Attachments: 

1.  Department Comments 

2. Application 

3. Site Survey & Site Plan 

4. Zoning Map 

5. Land Use Plan Map 

6. Site Photographs 

7. Site Pictometry 

 
 



  

NEXT STEPS 

 

 Following an approval of this modification 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 space and for use of property 

for any business type.  The issuance follows the review of submitted plans if required based on the type 

occupancy.) 

 

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

“administratively”; no public hearing required.) 

 

 
 Sketch Plat & Final 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. 

 
 



  
 

 

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. 
 
 
DEVELOPMENT ANALYSIS: 
 
 Transportation/Access/Row  

Consult 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 land 

development application review approval. Safe vehicular circulation is required. Paved off-street 

parking is required.  

 
 
 Storm Water Management  

 
Compliance with the Georgia Stormwater Management Manual, DeKalb County Code of 

Ordinances 14-40 for Stormwater Management and 14-42 for Storm Water Quality Control, to 

include Runoff Reduction Volume where applicable is required as a condition of land 

development permit approval. Use Volume Three of the G.S.M.M. for best maintenance 

practices. Use the NOAA Atlas 14 Point Precipitation Data set specific to the site.    

 

 
 Flood Hazard Area/Wetlands  

 
The presence of FEMA Flood Hazard Area was 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.  

 

 

DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

           DISTRIBUTION FORM 



 

 

 Landscaping/Tree Preservation    

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

DeKalb County Code of Ordinances 14-39, as well as the development standards in the zoning 

ordinance and are subject to approval from the County Arborist. 

 

 Tributary Buffer  

State water buffer was reflected in the 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.  

 

 Fire Safety   

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

protection and prevention.  

 

 



 

 

Transportation Comments 

 

N1.  Midway Road is classified as a collector road (requires 35 feet from centerline, bike lanes or 

multiuse path, 6 foot sidewalk and street lights).  Beech Drive is classified as a local road (requires 27.5 

feet right of way dedication from centerline, 5 foot sidewalk, and street lights).  Verify that street offsets 

meet Section 14-200 (6) of the Land Development Code.  Verify that intersection and stopping sight 

distance (per AASHTO) are met.   

N2.  Moreland Ave is a state route.  GDOT review and permits are required.  Moreland Ave is classified 

as a major arterial (requires 50 foot right of way dedication from centerline, bike lanes or multiuse path, 

6 foot sidewalk and street lights).  Bailey St is a minor arterial (requires 40 foot right of way dedication 

from centerline, bike lanes or multiuse path, 6 foot sidewalk, and street lights).  Restrict parking along 

frontage of Bailey Street.  Relocate existing access point farther from the intersection of Moreland Ave.  

Only one access point allowed on Bailey Street.   

N3. Midway Road is classified as a collector road (requires 35 feet from centerline, bike lanes or 

multiuse path, 6 foot sidewalk and street lights).  Tocoma Way is classified as a local road (requires 27.5 

feet of right of way dedication from centerline, 5 foot sidewalks and street lights).  Locate driveway on 

lot 5 away from sharp curve.  Extend sidewalks to the intersection of Tocoma Way and Midway Road on 

Tocoma Way for Midway Elem School access.  

N4.  ROW is within the City of Atlanta.  COA review and permits required.  No additional comments.   

N5.  Mountain Drive is a state route.  GDOT review and approval is required.  Verify sight distance (per 

AASHTO standards) for vehicles exiting the site.  Mountain Drive is classified as a collector (requires 35 

feet from centerline, bike lanes or multiuse path, 6 foot sidewalk and street lights).  Verify that site 

driveway meets offset requirements in code section 14-200 (6).  Verify length of queuing area for turn 

lanes in adequate at the intersection of access point and Mountain Dr.  Code section 14-200 (5) requires 

3 access points for 271 units.  Extend sidewalks to existing sidewalks to the south near the intersection 

of Mountain Drive at Memorial Drive.  

N6. Valley Brook Road is classified as a minor arterial (requires 40 feet from centerline, bike lanes or 

multiuse path, 6 foot sidewalk and street lights).  Verify sight distance (stopping and intersection) for 

road near Judylyn Drive.  If sight distance is not met, turn lanes or other improvements are required.  

Private alley may end in a turn around.  If the interior streets are planned to be public, public alleys must 

connect to public streets and local roads require a 55 foot right of way, 6 foot sidewalk and streetlights. 

It appears that part of the proposed development is located on the existing Ford Place right of way.  This 

will need to be corrected or the right of way abandoned.   

N7. No comments. 

 

  



 

 

N8. Parcel 15—62-02-005 is located within the Hidden Hills overlay district.  The overlay requirements 

trump the zoning and land development codes. In areas where the overlay is silent, the zoning then the 

land development code is applied.  Panola Road is a major arterial (requires 50 feet from centerline, bike 

lanes or multiuse path, 6 foot sidewalk and street lights).  Limit access point to right in/right out on 

Panola Road due to vehicle paths crossing multiple lanes, including 2 left turn lanes for the intersection 

of Panola Road at Redan Road.  Redan Road is classified as a minor arterial (requires 40 feet from 

centerline, bike lanes or multiuse path, 6 foot sidewalk and street lights). 

N9.  Pleasant Hill Road is classified as a minor arterial requires 40 feet from centerline, bike lanes or 

multiuse path, 6 foot sidewalk and street lights).  Per code section 14- 200 (5) 214 units requires 3 

access points. Verify that intersection and stopping sight distance (per AASHTO) are met prior to 

submitting for a land development permit.     

 

 

 







DeKalb County School District Analysis Date: 4/12/2018
Zoning Review Comments

Submitted to: Dekalb County Case #: Z-18-22130

Parcel #: 16-197-03-006/12

Name of Development: Hybrass Pleasant Hill Road Development 16-219-01-005/6

Location: Pleasant Hill Road East of Pleasant Hill Trail 16-220-01-004/7/9

Description: Planning 214 single-family units on undeveloped property.

Impact of Development:

Current Condition of Schools
Rock Chapel 

ES Lithonia MS Lithonia HS

Other 
DCSD 

Schools
Private 

Schools Total
Capacity 713 1,188 1,416
Portables 0 0 0
Enrollment (Fcst. Oct. 2018) 502 1,138 1,409
Seats Available 211 50 7
Utilization (%) 70.4% 95.8% 99.5%

New students from development 31 15 22 36 4 108

New Enrollment 533 1,153 1,431
New Seats Available 180 35 -15
New Utilization 74.8% 97.1% 101.1%

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

0.146216 0.080849 0.007372 0.234436
0.071560 0.036583 0.002826 0.110968
0.102752 0.050688 0.003932 0.157372

Total 0.3205 0.1681 0.0141 0.5028

Student Calculations

Proposed Units 214
Unit Type SF

Cluster Lithonia

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

31.29 17.30 1.58 50.17
15.31 7.83 0.60 23.74
21.99 10.85 0.84 33.68

Total 68.59 35.98 3.02 107.59

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

31 17 2 50
15 8 1 24
22 11 1 34

Total 68 36 4 108

When fully constructed, this development would be expected to house 108 students: 31 at Rock 
Chapel ES, 15 at Lithonia MS, 22 at Lithonia HS, 36 at other DCSD schools and 4 in private 
schools. The elementary and middle schools have capacity for additional students. The high 
school may become over-crowded with this development, but likely will not because the 
enrollment forecast is lower for Lithonia HS after next year.

Yield Rates
Elementary

Middle

Lithonia HS

Anticipated Students

Units x Yield

High

Elementary
Middle
High

Rock Chapel ES
Lithonia MS
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N. 9 Z-18-22130                                Site Location Map



N. 9 Z-18-22130                Conceptual Site Plan



N. 9 Z-18-22130                Colored Conceptual Site Plan
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