
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2020-0083 5/28/2020
File Status: Preliminary Item

Public Hearing:  YES ☒     NO ☐ Department: Planning & Sustainability

SUBJECT:
COMMISSION DISTRICT(S): 5 & 7
Application of Sudhir Tejpaul to rezone property in the Kensington-Memorial Overlay District from MU
-4 (Mixed Use-4) to HR-1 (High-Density Residential-1) for a multifamily residential building, at 1221 &
4220 S. Indian Creek Place.

PETITION NO: N2. Z-20-1243741  (2020-0083)

PROPOSED USE: A four-story multifamily residential building.

LOCATION: 1221 and 4220 South Indian Creek Place, Stone Mountain, GA

PARCEL NO. : 15-222-13-015 & 15-222-13-019

INFO.  CONTACT: Melora Furman

PHONE NUMBER: 404-371-2155

PURPOSE:
Application of Sudhir Tejpaul to rezone property in the Kensington-Memorial Overlay District from MU-4
(Mixed Use-4) to HR-1 (High-Density Residential-1) for a multifamily residential building. The property is
located on the south side of Redan Road, approximately 286 feet east of South Indian Creek Drive, at 1221 and
4220 Indian Creek Place, Stone Mountain, GA. The property has approximately 35 feet of frontage on Redan
Road, 481 feet on Indian Creek Place/Paulette Way, and 300 feet on Indian Creek Place and contains 2.27 acres.

RECOMMENDATIONS:
COMMUNITY COUNCIL: Deferral.

PLANNING COMMISSION: Deferral Full Cycle.

PLANNING STAFF: Approval with Conditions.

STAFF ANALYSIS: The proposal is consistent with the 2035 Comprehensive Plan’s Town Center policies
that support a high-density mix of retail, office, services and employment centers that serve several
neighborhoods. The zoning proposal will permit a use that is suitable in view of the use and development of
adjacent and nearby properties. The proposed multifamily building is one of the uses that contribute to a mixed
use development that will be built out in phases. The zoning proposal will not adversely affect the existing use
or usability of adjacent or nearby property, which are either retail (the CVS store), part of the originally
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or usability of adjacent or nearby property, which are either retail (the CVS store), part of the originally
approved development concept (townhomes), or located approximately ten feet above the project site (the
Hiawatha subdivision). Therefore, the Department of Planning and Sustainability recommends “Approval with
Conditions”.

PLANNING COMMISSION VOTE: Deferral Full Cycle, 6-2-0. G. McCoy moved and J. West seconded a
motion to defer full cycle to allow time for the applicant to submit a more detailed site plan and elevations and
renderings of the proposed building.

COMMUNITY COUNCIL VOTE/RECOMMENDATION: Deferral 7-0-0. The Community Council
Board recommended full cycle deferral to allow time for the applicant to redefine the site plan to show an
amenity area and detention pond, and to submit architectural plans.
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RECOMMENDED CONDITIONS 

Z-20-1243741 

Rezoning of Property from MU-4 to HR-1 

February 24, 2020 

 

1. The ground sign shall be a monument-style sign with a base and framework made of 

brick or stone, and shall not exceed a height of fifteen feet.  Sign faces shall not exceed 

sixty-four square feet in area. 

2. 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. 

 



 

 

 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:  March 3, 2020, 6:30 P.M. 
Board of Commissioners Hearing Date:  May 28, 2020, 6:30 P.M. 

 

STAFF ANALYSIS  
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Case No.:    Z-20-1243741 Agenda #:  N2  

Location/Address: 1221 and 4220 Indian Creek Place, Stone 
Mountain, GA 

Commission District:  5   Super District:  7 

Parcel ID(s): 15-222-13-015 & 15-222-13-019 

Request: To rezone property in the Kensington-Memorial Overlay District from MU-4  (Mixed-use-
4) to HR-1 (High-Density Residential-1) for a multifamily residential building. 

Property Owner(s):  Sid Tejpaul 

Applicant/Agent:  Sid Tejpaul 

Acreage:  2.27 

Existing Land Use:  Asphalt paving for a parking lot & cleared land. 

Surrounding Properties: To the north (zoned MU-4/Kensington Memorial Overlay District Tier 2):  vacant land 
which was cleared for a commercial building; to the east (zoned MU-4/Kensington 
Memorial Overlay District Tier 2): townhomes; to the southeast, south, and southwest 
(zoned R-75):  single-family residential; to the west and northwest (zoned C-
1/Kensington Memorial Overlay District Tier 2):  a CVS store. 

Comprehensive Plan:  TC (Town Center)                                                   Consistent                      Inconsistent 

  

     Proposed Units:  52 Existing Units:  N.A. (Undeveloped) 

      Proposed Density:   22.9 units/acre Existing Density:  N.A. (Undeveloped) 

      Proposed Lot Coverage:  80% 
 

Existing Lot Coverage:  approximately 50% 

 
Zoning History:   The subject property is part of a larger parcel on which a mixed-use development has been 
developed in phases.  The concept for the mixed-use development included townhomes, retail, and multifamily 
residential with ground floor retail.  Part of the parcel was rezoned in 2003 pursuant to CZ-02-065 from R-75 (Single-
Family Residential) to C-1 (Local Commercial) for the retail portion of the mixed-use development.  In 2014, the 
Board of Commissioners rezoned the C-1 portion of the mixed-use development to OCR (Office-Commercial-
Residential) to allow inclusion of a three-story mixed-use building with 26 residential units and ground floor retail.  A 
concurrent application , SLUP-14-18989, was approved to allow the height of the mixed-use building to be three 
stories.  The additional story was intended to allow for an increase in the number of residential units.  Another 
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concurrent application, CZ-14-18962, modified the site plan of the overall mixed-use development to allow an 
increase in the number of townhome units.  The C-1 and OCR classifications of the property were converted to MU-4 
when the updated zoning ordinance was approved in 2015.    
 
The Board of Commissioners deferred this case from the March zoning cycle to allow the applicant to develop and 
submit architectural renderings of the proposed multifamily building.  The applicant has submitted the renderings 
that are included in the graphic attachments to this report. 
 
SITE AND PROJECT ANALYSIS 
 
The subject property is located on Redan Road, a minor arterial, and South Indian Creek Place, a local street, 
approximately 400 feet west of the intersection of Redan Road and South Indian Creek Drive.  It is currently vacant 
except for some cleared portions that have been cleared for construction of surface parking lots that are intended to 
serve the retail and multifamily residential components of the proposed mixed-use development.  The topography is 
level.  The site is located approximately fourteen feet below the adjoining property to the south, which is developed 
with the Hiawatha single-family residential subdivision.  A fourteen-foot retaining wall has been constructed along 
the south property line. 
 
The townhome portion of the originally proposed mixed-use development has been constructed, and has been 
subdivided into condominiums.  The portion of the mixed-used development at the front of the site, which was 
intended to be used for a retail building, has been split from the larger parcel.   
 
The property is located in a Town Center activity center that is centered at the intersection of Redan Road and South 
Indian Creek Drive.  A CVS store is located at the southwest corner of this intersection, on a property that adjoins the 
western property line of the mixed-use development site.  The Indian Creek Crossing shopping center, which 
includes a grocery store, is located directly across Redan Road from the subject property.  Other commercial land 
uses are located on all four corners of the Redan Road-South Indian Creek Drive intersection.   
 
The applicant requests that the property be rezoned to allow the proposed mixed-use building to be increased from 
three stories to four stories and to be converted from residential with ground floor retail to all residential.  The 
requested HR-1 zoning classification would allow the proposed multifamily residential density.  The footprint of the 
previously approved three-story building, shown on the site plan next to the south property line, would not change.  
 
 
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 2035 Comprehensive Plan’s Town Center policies that support a high-density mix 
of retail, office, services and employment centers that serve several neighborhoods. 

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

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned:  The application states that the current real estate market favors conversion of the mixed-use building to 
an all-residential building.  
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D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property:  
The zoning proposal will not adversely affect the existing use or usability of adjacent or nearby property, which 
are either retail (the CVS store), part of the originally-approved development concept (townhomes), or located 
approximately fourteen feet above the project site (the Hiawatha subdivision). 
 

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:  It appears that the 
current real estate market is driving the conversion of the mixed-use building to an all-residential building. 
 

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:  Comments from reviewing agencies and 
departments indicate that the proposal will not result in a use which will or could cause an excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools.  Although the School Board 
commented that the nearest elementary school is at capacity, the comments also stated:  “However, the impact 
of this development is expected to minor.” 

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

the site is already cleared of trees and is not located near any environmentally-sensitive natural resources, it is 
not expected to adversely affect the environment. 
 

Compliance with District Standards: 
 

HR-1 STANDARD FOR 
MULTIFAMILY 

REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

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

Base:  24 units/acre            
w/Bonuses:  40 units/ac. 

22.9 units/acre Yes 

MIN. OPEN SPACE 15% 15% Yes 

MIN. TRANSITIONAL  
BUFFER 

50 feet on south side. 50 feet Yes 

MIN. LOT AREA Not applicable Not applicable Not applicable 

MIN. LOT WIDTH 100 ft. 35 ft. on Redan Road 
(original 2003 proposal had 
approximately 645 ft. on 
Redan Rd.) 

Yes 

MAX. LOT COVERAGE  

 

 

85% 85% Yes 

MINIMUM UNIT SIZE 650 square feet 2 bdrm. --1,082 s.f. 

1 bdrm. -- 750 s.f. 

 

Yes 
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HR-1 STANDARD FOR 
MULTIFAMILY 

REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

 FRONT  (For entire 
bldg. site) 

Min. 10 ft., Max. 20 ft. Approximately 100 feet  A variance from the 
maximum setback will be 
necessary. 

INTERIOR SIDE  Not applicable Not applicable Not applicable 

REAR W/O ALLEY  Superseded by transitional 
buffer 

Superseded by transitional 
buffer 

Superseded by 
transitional buffer 

REAR W/ALLEY Not applicable Not applicable Not applicable 

MAX. BLDG. HEIGHT  4 stories and 60 feet Maximum 60 feet  Yes 

TRANS’L  HEIGHT PLANE Applicable on south side. Bldg. encroaches into height 
plane. 

A variance will be 
necessary. 

PARKING Min. – 1.5 spaces/unit = 78 
spaces 

Max. – 3 spaces/unit = 156 
spaces 

78 spaces  Yes 

 
STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS  

The proposal is consistent with the 2035 Comprehensive Plan’s Town Center policies that support a high-density mix 
of retail, office, services and employment centers that serve several neighborhoods.  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 
will not adversely affect the existing use or usability of adjacent or nearby property, which are either retail (the CVS 
store), part of the originally approved development concept (townhomes), or located approximately ten feet above 
the project site (the Hiawatha subdivision).  Therefore, the Department of Planning and Sustainability recommends 
“Approval With Conditions”.   

 
1. The ground sign shall be a monument-style sign with a base and framework made of brick or stone, and shall not 

exceed a height of fifteen feet.  Sign faces shall not exceed sixty-four square feet in area. 
 
2. At least two overstory “canopy” trees shall be planted in front of the proposed multifamily residential building. 
 
3. The surface parking lot in front of the proposed multifamily residential building shall comply with the parking lot 

landscaping requirements set out in Article 5 of the zoning ordinance. 
 
4. 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          8.  Aerial Photograph 
2. Board of Health Comments                           9.  Site Photographs 
3. Board of Education Comments  
4. Application 
5. Site Plan & Renderings 
6. Zoning Map 
7. Land Use Plan Map 
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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. 
 

 



























































Z-20-1243741    2014 Site Plan W/ Subdivided Parcels

Subject Property



Z-20-1243741    Architectural Rendering



Z-20-1243741 Originally-Proposed Development



Z-20-1243741 Zoning Map



Z-20-1243741 Land Use Map



Z-20-1243741 Aerial View



Z-20-1243741 Site Photos

Project Site

Front of the subject property, looking 
towards the CVS on adjoining property 
to the west.  

Redan Road

View of the rear of the subject property, showing the 
project site for the proposed multifamily residential 
building.

Townhomes


