
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2019-3528 5/7/2019
File Status: Preliminary Item

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

SUBJECT:  Rezone - Duke Land Group, LLC

COMMISSION DISTRICTS: 2 & 6

Application of Duke Land Group, LLC for a modification of zoning conditions in an RSM (Small Lot
Residential Mix) District related to the mix of uses approved pursuant to CZ-02081, at 2200 Flat Shoals
Road.

PETITION NO: N3. CZ-19-1243154

PROPOSED USE: 21 Single-Family Attached Townhomes.

LOCATION: 2200 Flat Shoals Road, Atlanta

PARCEL NO. : 15-141-01-001

INFO.  CONTACT: Marian Eisenberg

PHONE NUMBER: 404-371-4922

PURPOSE:
Application of Duke Land Group, LLC for a modification of zoning conditions in an RSM (Small Lot
Residential Mix) District related to the mix of uses approved pursuant to CZ-02081. The property is located at
the southeast corner of Keystone Drive and Flat Shoals Road at 2200 Flat Shoals Road, Atlanta. The property
has approximately 354 feet of frontage on Flat Shoals Road and 480 feet on Keystone Drive and contains 2.03
acres.

RECOMMENDATIONS:

COMMUNITY COUNCIL: FULL CYCLE DEFERRAL.

PLANNING COMMISSION: PENDING.

PLANNING STAFF: APPROVAL WITH CONDITIONS.

STAFF ANALYSIS: Because the zoning proposal would increase the County’s housing inventory it would be
consistent with Housing Policy 9 of the 2035 Comprehensive Plan to “. . . provide a variety of housing
opportunities and choices to better accommodate the needs of residents.” Replacing the commercial
component of the 2003 development with residences would help avert the potential spread of commercial uses
between the commercial nodes at Flat Shoals and Fayetteville Road and at Flat Shoals and Gresham Road.
Thus, the zoning proposal is consistent with policies that discourage commercial sprawl. As a medium-density
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Thus, the zoning proposal is consistent with policies that discourage commercial sprawl. As a medium-density
residential development on an arterial street, at the southern edge of a single-family residential community, it is
consistent with the intent of the Suburban Character Area to “recognize those areas of the county that have
developed in traditional suburban land use patterns while encouraging new development to have increased
connectivity and accessibility.” (page 77) If screened as recommended by Staff, the proposed development is
not expected to adversely affect the existing use or usability of adjacent or nearby properties. In addition, to
achieve a neighborly appearance that would contribute to a sense of neighborhood security and a perception of
inclusiveness, Staff recommends that each unit have a walkway from a functioning door to the sidewalk that is
proposed along Keystone Drive. There has been no indication that the proposed development would cause
excessive burdens on the public infrastructure. Therefore, the Department of Planning and Sustainability
recommends “Approval”.

PLANNING COMMISSION VOTE: PENDING.

COMMUNITY COUNCIL VOTE/RECOMMENDATION: Full Cycle Deferral, 10-0-2. The Community
Council recommended full cycle deferral to allow time for further discussion of unresolved issues. Residents
of adjoining and nearby neighborhoods stated that they do not want street connectivity between the existing
and the proposed new development; also, they want existing buffers and screening between existing and
proposed development to be preserved and/or constructed and/or expanded. The CC Board raised questions
about the architectural design of the proposed homes, the marketability of the proposed homes, impact of the
new homes on the existing detention pond, visibility of the rear of the proposed homes from Flat Shoals Road
and Keystone Drive.
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Recommended Conditions 

 

 

1. Subject Property shall be developed for a maximum of 21 single-family attached townhomes. 

2. Each of the townhome units in the building located next to Keystone Drive (i.e., each of Units 1-
8 as shown on the site plan prepared by Hayes, James & Associates and dated April 4, 2019) 
shall have a walkway that leads from a functioning door to the sidewalk that is proposed to be 
constructed next to Keystone Drive.  At least 30% of the area of the facade of each unit that 
faces Keystone Drive shall have doors, porches, balconies, or windows. 

3. Underground utilities will be utilized. Any exterior lights will be screened, shielded, and/or 
shaded so as to minimize glare and the casting of light outside the new development. 

4. The minimum size of each dwelling unit will be 1800 square feet per townhouse. 

5. Sidewalks will be installed during the development process on the internal street of the Subject 
Property as well as along the Keystone Drive frontage of the Subject Property.  

6. The height of any building on the Subject Property shall be restricted to 3 stories and a 
maximum height of 45 feet. 

7. The residential units shall be constructed with exterior materials as allowed in Section 27-5.7.4 
of the DeKalb County Code, as illustrated by the attached Building Form Examples 1 and 2. 

8. The area designated as “Open Space” on the Site Plan shall be preserved as common green 
space, for use by residents of the proposed development, and shall be enhanced as a 
recreational amenity with a walking trail and at least one dog waste disposal station. This area 
may be improved to the extent necessary to fulfill these conditions of zoning approval, for the 
installation and maintenance of utilities as necessary, and as per the Site Plan. 

9. Applicant shall cause a landscape screen to be installed along the property lines on the north 
sides of the subject property that abut single-family residential properties, for the purpose of 
screening the proposed development from view from adjoining properties. 

10. The development shall have a mandatory homeowners association that shall be responsible for 
maintenance of all exterior, common, landscaped, detention, and entrance areas. 

11. Security/privacy fencing in the form of a solid wooden fence shall be installed along the 
northern property line of the Subject Property which adjoins the accessory commercial area 
property lines on the north sides of the subject property that abut single-family residential 
properties. 

12. Applicant shall comply with the DeKalb County Tree Ordinance. 

13. All existing vegetative buffers/screens located on the adjoining Brighton Homes development 
shall remain in place.   

 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

         Planning Commission Hearing Date:  May 7, 2019, 6:30 P.M. 
             Board of Commissioners Hearing Date:  May 28, 2019, 6:30 P.M. 

 

MAJOR MODIFICATION – CHANGE OF CONDITIONS 
STAFF ANALYSIS  
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330 Ponce De Leon Avenue, Suite 500 
Decatur, GA  30030 

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

 

 

 Michael Thurmond 
Chief Executive Officer  

  

Case No.:  CZ-19-1243154 
 

Agenda #:  N. 3 

Location/Address: 2200 Flat Shoals Road 
 

Commission District:   3    Super District:  6 

Parcel ID: 15-141-01-001 
 

Request: Major Modification of zoning conditions in an RSM (Residential Small Lot Mix) district 
related to the mix of uses approved pursuant to CZ-02081.  The proposal is to 
construct 21 single-family attached townhomes on a 2.03-acre portion of the 
development that was previously approved for 16,000 square feet of accessory 
commercial space and 32 live/work units. 
 

Property Owner: East Atlanta Highway 85, LLC 
 

Applicant/Agent: Duke Land Group, LLC 
 

Acreage: 2.03-acre portion of a 31.5-acre tract 
 

Existing Land Use: Undeveloped, wooded. 
 

Surrounding Properties: To the northwest, north, northeast, and east:  single-family residential.  To the 
southeast and south, commercial.  To the southwest:  The Vineyards of Flat Shoals 
multifamily residential development.  To the west:  an undeveloped, wooded lot. 
  

Adjacent Zoning: 
 

 
Comprehensive Plan: 

North: R-75  South: C-1  East: RSM  West: R-75  Northeast:  R-75  Northwest: R-75  
Southeast: NC   Southwest: MR-2 
   
Suburban                                                                Consistent                  Inconsistent 

 

      Proposed Density: 6.51 units/acre (entire 31.5-acre 
tract) 

Existing Density: (approved pursuant to CZ-0281)  6.51 
units/acre 

      Proposed Units:  21 Existing Units/Square Feet:  (approved pursuant to      
CZ-0281) 32 units/16,000 s.f accessory commercial 

      Proposed Lot Coverage:  60% 
 

Existing Lot Coverage:   N.A. – site is undeveloped 

 

X  
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Zoning History:  In 2002, the Board of Commissioners approved CZ-02081, a request to rezone the 31.5 acre tract 
within which the subject property is located, from R-75 (Residential Medium Lot-75) to TND (Traditional 
Neighborhood Development) with conditions, for 38 single-family detached homes, 146 single-family attached 
townhomes, 32 live/work loft units, and 16,000 square feet of accessory commercial space.  The live-work units and 
commercial space were shown on the conditional site plan at the corner of Flat Shoals Road and Keystone Drive.  To 
date, this portion of the development has not been constructed although the remainder of the development was 
built in 2005. 
 
In addition to the site plan, CZ-02081 was approved with conditions regarding undergrounding of utilities, lighting, 
unit size, building height, exterior materials, provision of open space, landscaping, establishment of a homeowners’ 
association, fencing, and adherence to the County Tree Ordinance. 
 
PROJECT SITE  
 
The subject property is located in southwest DeKalb County, on the northeast side of Flat Shoals Road, about midway 
between the two points where Flat Shoals Road intersects with Interstate 20.  It has street frontage on Flat Shoals 
Road, a two-way, two-lane minor arterial with a curb under which a storm drain was installed in connection with the 
adjoining residential development, and Keystone Drive, a two-way, two-lane local street with no curb or storm drains.  
The site is undeveloped and wooded.  A sidewalk is located back of curb on the Flat Shoals Road frontage and there is 
no sidewalk along the Keystone Drive frontage.  The topography slopes from the northeast corner of the site to the 
southwest, towards Flat Shoals Road.  DeKalb County maps indicate that a stormwater pipe was installed under Flat 
Shoals Road along the property frontage to pipe stormwater from a detention pond that was constructed between 
2003 and 2005 at the edge of the adjoining Brighton Village development.     
 
PROJECT AREA 
 
A commercial node is located around the intersection of Flat Shoals Road and Fayetteville Road near the 
northwestern intersection of Flat Shoals Road with I-20.   The majority of this node is located in the City of Atlanta; 
the portion located in unincorporated DeKalb County is zoned C-1.  Another commercial node, also zoned C-1, is 
located at the southeastern intersection of Flat Shoals and I-20, where Flat Shoals Road meets Gresham Road.  The 
latter is anchored by a WalMart store.   In between these two nodes, there are two relatively small clusters of 
commercial properties, spread approximately 700-900 feet apart, on the southwest side of Flat Shoals Road, opposite 
the side on which the subject property is located.  These smaller commercial properties, which are developed with a 
place of worship (Faith Deliverance Temple), a vacant self-serve car wash establishment, and a partially-occupied 
multi-tenant commercial shopping center, are zoned C-1 (Local Commercial) and NS (Neighborhood Services).  Based 
on the vacancies and the distances between the commercial properties, the portion of Flat Shoals Road near the 
subject property has not become a viable commercial corridor.      
 
Residential land uses in the vicinity of the subject property consist of single-family residential neighborhoods that 
were platted in the early 1950s to the early 1960s, as well as newer multifamily residential developments.  The single-
family residential neighborhoods to the north and northeast are zoned R-75 (Residential Medium Lot-60).  The 
Vineyards of Flat Shoals multifamily residential development, which is located across Flat Shoals Road opposite the 
subject property, was completed in 1966 using low-income housing tax credits.  It contains 228 apartments, has a 
density of 12 units per acre, and is zoned MR-2 (Medium Density Residential-2). 
 
PROPOSAL   
 
The proposal under consideration is to develop twenty-one townhome units in four buildings.  Vehicular circulation 
would be provided by a private drive from Flat Shoals Road.  A cleared open space with a walking trail and dog waste 
station would be located at the northeast corner of the site.  The front entrances to the homes would face the private 
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drive, from which individual driveways for each unit would lead to ground-floor parking.  The site plan indicates a wall 
along the Flat Shoals Road frontage of the property and street trees planted 50 feet on center between the wall and 
the Flat Shoals Road pavement.  The proposal includes a sidewalk along the Keystone Drive frontage of the property 
and street trees between the sidewalk and the Keystone Drive pavement.   
 
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: 

Because the zoning proposal would increase the County’s housing inventory it would be consistent with Housing 
Policy 9 of the 2035 Comprehensive Plan to “. . . provide a variety of housing opportunities and choices to better 
accommodate the needs of residents.”   Replacing the commercial component of the 2003 development with 
residences would help avert the potential spread of commercial uses between the commercial nodes at Flat 
Shoals and Fayetteville Road and at Flat Shoals and Gresham Road.  Thus, the zoning proposal is consistent with 
policies that discourage commercial sprawl.  As a medium-density residential development on an arterial street, 
at the southern edge of a single-family residential community, it is consistent with the intent of the Suburban 
Character Area to “recognize those areas of the county that have developed in traditional suburban land use 
patterns while encouraging new development to have increased connectivity and accessibility.” (page 77.) 

 
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 is suitable in that it is a residential land use that is expected to have similar off-site 
impacts as the adjoining residential land uses.  However, the homes face inward towards the center of the 
development.  They do not present the type of neighborly appearance that would contribute to a sense of 
neighborhood security and a perception of inclusiveness.  Staff recommends that the façade of the building that 
fronts on Keystone Drive incorporate architectural features that symbolize interaction with nearby properties.  
At a minimum, Staff recommends that each unit have a walkway from a functioning door to the sidewalk that is 
proposed along Keystone Drive. 
 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned: 

It does not appear that the property to be affected by the zoning proposal has a reasonable economic use as 
currently zoned.  To date, the property has not been developed as proposed and approved in 2003, when it was 
rezoned with conditions that required it to be developed with accessory commercial in a live/work building. 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 

If screened as recommended by Staff, the proposed townhomes is not expected to adversely affect the existing 
use or usability of adjacent or nearby 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: 

Approval of the zoning proposal is supported by the absence of the development that was proposed in 2003. 
property. 

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 
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There are no historic buildings, sites, districts, or archaeological resources on or near the subject property. 

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: 

The Department of Public Works Traffic Engineering Division has commented that the proposed development 
would not interrupt traffic flow on surrounding streets.  It appears that the proposed development would not 
overburden existing utilities.   

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

There has been no indication that the proposed development would impact the natural environment or 
surrounding natural resources any more than what is typical for residential redevelopment of a wooded site. 

 

RSM STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE  Base:  4; with bonuses:  up to 
8 d.u.s/acre 

6.5 units/acare Approved for entire 
development site pursuant 
to CZ-02-081 

MIN. OPEN SPACE    20% 20% Yes 

MIN. LOT AREA Not applicable to fee-simple 
lots 

N.A. N.A. 

MIN. LOT WIDTH 50 feet 239.26 feet Yes 

MAX. LOT COVERAGE  70% of total parcel acreage 60% Yes 

 FRONT  Keystone Drive: 20 feet 

Flat Shoals Road:  min. 20 ft.; 
max. 30 

 

 

Keystone Drive:  25 ft. 

Flat Shoals Road:  20 ft. 

 

SIDE – FLAT SHOALS 
ROAD  

 min. 20 ft.; max. 30 ft.  20 feet Yes 

SIDE (next to R-75 
districts) 

Superseded by transitional 
buffer 

_____ _____ 

 REAR W/O ALLEY  15 ft. 10 feet  A variance will be necessary 

MINIMUM UNIT SIZE 1,200 square feet 1,800 square feet Yes 

MAX. BLDG. HEIGHT  3 stories or 45 feet 3 stories or 45 feet Yes 

PARKING Min. 1.5 spaces per d.u. & 
.25/d.u. vistor parking = 
36.75 

Max 3/d.u. & .25 spaces/d.u. 
visitor parking = 68.25 

45 spaces Yes 
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STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS. 

 
Because the zoning proposal would increase the County’s housing inventory it would be consistent with Housing 
Policy 9 of the 2035 Comprehensive Plan to “. . . provide a variety of housing opportunities and choices to better 
accommodate the needs of residents.”   Replacing the commercial component of the 2003 development with 
residences would help avert the potential spread of commercial uses between the commercial nodes at Flat Shoals 
and Fayetteville Road and at Flat Shoals and Gresham Road.  Thus, the zoning proposal is consistent with policies 
that discourage commercial sprawl.  As a medium-density residential development on an arterial street, at the 
southern edge of a single-family residential community, it is consistent with the intent of the Suburban Character 
Area to “recognize those areas of the county that have developed in traditional suburban land use patterns while 
encouraging new development to have increased connectivity and accessibility.” (page 77) If screened as 
recommended by Staff, the proposed development is not expected to adversely affect the existing use or usability of 
adjacent or nearby properties.  In addition, to achieve a neighborly appearance that would contribute to a sense of 
neighborhood security and a perception of inclusiveness, Staff recommends that each unit have a walkway from a 
functioning door to the sidewalk that is proposed along Keystone Drive.   There has been no indication that the 
proposed development would cause excessive burdens on the public infrastructure.  Therefore, the Department of 
Planning and Sustainability recommends “Approval” with the following conditions: 
 
(Note:  A version of the recommended conditions without mark-ups is attached to this document.) 

1. Subject Property will be rezoned TND (conditional) and will contain no more than 38 single family detached 
homes, 146 single family townhouses, 32 live/work/loft units and 16,000 square feet of accessory commercial 
space developed substantially in accordance with the Site Plan dated December 2, 2002, prepared by Clark 
Design Group, P.C., and filed with the Planning Department on December 3, 2002.shall be developed for a 
maximum of 21 single-family attached townhomes. 

1.2. Each of the townhome units in the building located next to Keystone Drive (i.e., each of Units 1-8 as shown on 
the site plan prepared by Hayes, James & Associates and dated April 4, 2019) shall have a walkway that leads 
from a functioning door to the sidewalk that is proposed to be constructed next to Keystone Drive.  At least 30% 
of the area of the facade of each unit that faces Keystone Drive shall have doors, porches, balconies, or 
windows. 

2.3. Underground utilities will be utilized. Any exterior lights will be screened, shielded, and/or shaded so as to 
minimize glare and the casting of light outside the new development.  Security lighting shall be installed in the 
accessory commercial portion of the development. 

3.4. The minimum size of each dwelling unit will be 1500 1800 square feet per townhouse, and 1900 square feet per 
single family detached dwelling. 

4.5. Sidewalks will be installed during the development process on the internal street of the Subject Property as well 
as along the Flat Shoals Road and Keystone Drive frontages of the Subject Property.  

5.6. The height of any building on the Subject Property shall be restricted to 4 [four]  3 stories and a maximum height 
of 45 feet. 

6.7. The residential units shall consist of brick, hardcoat stucco, stacked stone, hardiplank siding or cedar shake 
(excluding architectural treatment of features such as gables, dormers, bay windows, fireplace chases and/or 
any other cantilevered areas) be constructed with exterior materials as allowed in Section 27-5.7.4 of the DeKalb 
County Code, as illustrated by the attached Building Form Examples 1 and 2 . 

7.8. The area designated as “Open Space” on the Site Plan shall be preserved as common green space, for the  
benefit of use by future residents of this the proposed development, and shall be enhanced as a recreational 
amenity with a walking trail and at least one dog waste disposal station. This area may be improved to create a 
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passive recreational amenity. Otherwise, it shall not be disturbed except to the extent necessary to fulfill these 
conditions of zoning approval, for the installation and maintenance of utilities as necessary, and as per the Site 
Plan. 

8.9. Applicant shall file a landscape plan for the accessory commercial entrance to the Subject Property and for the 
Keystone Drive/Flat Shoals Road intersection at the time of filing for development permits cause a landscape 
screen to be installed along the property lines on the north sides of the subject property that abut single-family 
residential properties, for the purpose of screening the proposed development from view from adjoining 
properties. 

9.10. The development shall have a mandatory homeowners association that shall be responsible for 
maintenance of all exterior, common, landscaped, detention, and entrance areas. 

10.11. Security/privacy fencing in the form of a black, vinyl-dipped chain link solid wooden fence shall be 
installed along the northern property line of the Subject Property which adjoins the accessory commercial area 
property lines on the north sides of the subject property that abut single-family residential properties. 

11.12. Applicant shall comply with the DeKalb County Tree Ordinance. 

12. Applicant shall plant a screening buffer consisting of Leland Cypress trees at least 6 feet in height at a distance of 
10 feet on center to provide a visual screen between the Travis property and the live/work units/accessory 
commercial space.  All existing vegetative buffers/screens located on the adjoining Brighton Homes 
development shall remain in place.    

 

 

 
 
 
Attachments: 
1. Final Version of Staff-recommended Conditions 
2. Department and Division Comments 
3. Board of Health Comments 
4. Board of Education Comments  
5. Application 
6. Site Plan 
7. Zoning Map 
8. Land Use Plan Map 
9. Aerial Photograph 
10. 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. 
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Subject Property
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(left)  Intersection of Flat Shoals Road and 
Keystone Drive.

(left) Flat Shoals Road, looking southeast.
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Flat Shoals Road, looking northeast.

Vacant Car Wash

Subject Property

Northwest edge of single-family 
residential section of Brighton 

Village.
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(left) Flat Shoals Road, looking southeast.
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(left) Flat Shoals Road, looking southeast.

Entrance to Brighton Village existing townhomes at Leicester Way.
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