
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2020-0084 5/28/2020
File Status: Preliminary Item

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

SUBJECT:
COMMISSION DISTRICT(S): 5 & 7
Application of Senior Design Group LLC c/o Battle Law PC to rezone property from R-100 (Residential
Medium Lot) District to RSM (Small Lot Residential Mix) District to develop a mixed residential
community consisting of both single-family detached and attached units, at 1705 Panola Road.

PETITION NO: N3. Z-20-1243750  (2020-0084)

PROPOSED USE: Single-Family Detached and Attached Subdivision

LOCATION: 1705 Panola Road

PARCEL NO. : 16-037-01-002

INFO.  CONTACT: Karen Hill

PHONE NUMBER: 404-371-2155

PURPOSE:
Application of Senior Design Group LLC c/o Battle Law PC to rezone property from R-100 (Residential
Medium Lot) District to RSM (Small Lot Residential Mix) District to develop a mixed residential community
consisting of both single-family detached and attached units with a maximum of 131 units at a density of 5.72
units per acre within the Greater Hidden Hills Overlay District. The property is located on the west side of
Panola Road, approximately 430 feet north of the intersection of Panola Road and Young Road, at 1705 Panola
Road, Stone Mountain, GA. The property has approximately 1,016 feet of frontage along the west side of
Panola Road and contains 22.99 acres.

RECOMMENDATION:
COMMUNITY COUNCIL: Approval.

PLANNING COMMISSION: No recommendation.

PLANNING STAFF: Approval with conditions.

STAFF ANALYSIS: The proposed request to rezone property from R-100 (Residential Medium Lot-100)
District to RSM (Small Lot Residential Mix) District to construct 131 units consisting of single-family
detached and attached housing units at a proposed density of 5.39 units per acre is compatible with the
surrounding and adjacent properties and complies with the RSM district standards. The request is compatible
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File Status: Preliminary Item

surrounding and adjacent properties and complies with the RSM district standards. The request is compatible
with the Suburban (SUB) Character Area in the 2035 Comprehensive Land Use Plan and the following policies:
density increases, infill development and residential protection. Therefore, it is the recommendation of
Planning and Sustainability Department that the rezoning from R-100 (Residential Medium Lot-100) District to
RSM (Small Lot Residential Mix) District be “Approved, with staff’s recommendation conditions”.

PLANNING COMMISSION VOTE: No vote. Three motions failed and, therefore, this item moves
forward to the BOC with no recommendation from the Planning Commission. Motion details: 1st Motion:
G. McCoy moved. J. West seconded for a Full Cycle Deferral to allow the applicant to submit a new site plan.
The motion failed 3-5-0. 2nd Motion: E. Patton moved, P. Womack, Jr. seconded for Approval with Staff's
modified conditions as follows: Condition #7 - Rental cap shall be 35%; and, condition #10 - replace stucco
with hardi-plank. The motion failed 2-6-0. 3rd Motion: J. Johnson moved, P. Womack, Jr. seconded for
Approval with Staff's modified condition as follows: - Condition #7 - Rental cap shall be 25%. The motion
failed 4-4-0.

COMMUNITY COUNCIL VOTE/RECOMMENDATION:  Approval 7-0-0.
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BOC Recommended Conditions 

 Z-20-1243750 

 

1. The development shall have a maximum of 131 units consisting of single-family 

detached and attached  residential units. Conceptual layout of site plan and building 

design shall be subject to approval of the Director of Planning & Sustainability 

Department.  

2. Provide two (2) points of access on Panola Road. Vehicular ingress and egress shall be 

subject to approval by the DeKalb County Department of Public Works, 

Transportation Division.  

3. Dedicate a minimum 50 feet of right of way from centerline of Panola Road (or all 

public infrastructure on right of way – including street lights, whichever greater). 

4. Separation of access points required is at least 245 feet. Professional engineer must 

provide signed and sealed sight distance calculations for the two access points on 

Panola Road based on  AASHTO sight distance guidelines prior to permitting.  

5. Street lights required with payment to Georgia Power and signed petition required 

prior to final plat approval. 

6. Six-foot sidewalks required along Panola Road frontage. 

7. A mandatory homeowners’ association shall be created and shall be governed by a 

declaration of covenants, conditions, and restrictions. The homeowner association 

shall be responsible for the maintenance of required transitional buffer, open space 

within the property, street lighting, amenity areas and pedestrian paths.  

8. Provide open space in compliance to Chapter 27-Article 5 of the DeKalb Code of 

Ordinances per conceptual site plan. 

9. Building facades shall be constructed with at least three sides brick, stacked stone, or 

masonry stucco excluding architectural decorative features.  

10. No residential units shall directly face Panola Road. 

11. All exterior lighting shall be screened from adjacent properties or shielded to minimize 

glare and keep light inside the development. 

12. Provide a minimum six-foot high fence along the interior property lines external to the 

buffer. The buffer must meet requirements of Section 27-5.4.5(C)(1)-(C)(3) of this 

code regarding planting height, planting type, and planting functions.   

13.  A six-foot high fence and minimum 15-foot wide buffer on the public street adjacent 

frontage, or a 30 feet wide planted buffer with a four- foot high berm on the public 

street adjacent frontage shall be provided along Panola Road. The buffer must meet 

requirements of Section 27-5.4.5(C)(1)-(C)(3) of this code regarding planting height, 

planting type, and planting functions.  Street -facing fences shall have masonry (brick, 

stone, or hard coat stucco finish) piers separating fence sections with maximum 

lengths of 24 feet.  A pier shall be required at any point where the fence changes 

direction.  Piers must be at least 12 inches wide. 



14. 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. 

 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

         Planning Commission Hearing Date:  March 03, 2020, 6:30 P.M 
             Board of Commissioners Hearing Date:  May 28, 2020, 5:30 P.M. 

 

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

(404) 371-2155 / www.dekalbcountyga.gov/planning 

 

 

 Michael Thurmond 
Chief Executive Officer  

  

Case No.: Z-20-1243750 
 

Agenda #:  N.3 

Location/Address: The property is located along the 
west side of Panola Road, 
approximately 430 feet north of the 
intersection of Panola Road and 
Young Road at 1705 Panola Road, 
Stone Mountain, GA.  
 
 

Commission District: 5   Super District:  7 

Parcel ID: 16-037-01-002 
  

Request: To rezone property from R-100 (Residential Medium Lot) District to RSM (Small Lot 
Residential Mix) District to develop a mixed residential community consisting of both 
single-family detached and attached units with a maximum of 131 units at a density 
of 5.72 units per acre within the Greater Hidden Hills Overlay District.  
 

Property Owner: Mary Jennifer Zeagler Cowan  
 

Applicant/Agent: Senior Design Group, LLC / co Battle Law, P.C. 
 

Acreage: 22.99 Acres 
 

Existing Land Use: Single Family Residence & Accessory Structures 
 

Surrounding Properties 
Adjacent Zoning: 

East and north are single-family detached residences zoned RSM.  West is zoned R-
100 and is developed with single-family detached residences. South is zoned OI 
(Office-Institutional) District and C-1 (Local Commercial) District and is developed 
with Berean Christian Academy.    

 
Comprehensive Plan: 
 

 
Suburban (SUB)   

                                                                             Consistent                  Inconsistent 
  

 

Proposed Additional Square Ft.: N/A Existing Residential Sq. Footage: 
Approximately 2,304 Square Feet 

      Proposed Additional Lot Coverage:  N/A 
      

Existing Lot Coverage:   <35% 

 

X  
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SUBJECT PROPERTY 
 
The subject 22.99 -acre site consists of one single-family residence with accessory structures and heavily wooded mature 
trees.  The site has approximately 1,000 feet of frontage on Panola Road (a four-lane major arterial with a median).  The 
site is located northwest of Young Road and south of Circlestone Drive within the Residential Tier of the Greater Hidden 
Hills Overlay District and surrounded by a mixture of residential developments and institutional uses. Adjacent to the 
site along the north property line is Biffle Downs subdivision.  West and adjacent to the site is Hidden Hills subdivision.  
Along the east side of Panola Road is Winmire Lane subdivision.  South and adjacent to the site is Berean Christian 
Church child care facility, recreational center and worship center.  
    
ZONING HISTORY 
 
The site is currently zoned R-100 (Residential Medium Lot) District.  
 
ZONING ANALYSIS 
 
The subject application requests an amendment to the Official Zoning Map pursuant to Chapter 27, Article 7.3 of the 
DeKalb Code of Ordinances to rezone the entire 22.99-acre site to the RSM (Small Lot Residential Mix) District to allow 
for the development of a mixed residential community consisting of both detached and attached single-family 
residences with a maximum 131 units (75 detached units and 56 attached units) at a density of 5.72 units per acre.  The 
proposed RSM zoning district is consistent and compatible with RSM zoned properties adjacent north of the site and 
RSM zoned properties east of Panola Road. The proposed mixed residential development is consistent with the 
residential tier of the Greater Hidden Hills Overlay District.  
 
The proposed rezoning to RSM (Small Lot Residential Mix) District is appropriate for this site given its consistency with 
the 2035 Comprehensive Land Use Plan which designates this within the Suburban (SUB) Character Area. The intent of 
the Suburban (SUB) Character Area is 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. The future land 
use for the surrounding properties to the west, north and east are all designated Suburban (SUB) Character Area. The 
future land use for the property south of the subject site is the Neighborhood Center (NC) Character Area. The proposed 
rezoning to RSM (Small Lot Residential Mix) District would be compatible with the future land use for both Suburban 
(SUB) and Neighborhood Center (NC) Character Area.        
 
PROJECT ANALYSIS 
 
The applicant requests to rezone the property from R-100 (Residential Medium Lot 100) District to RSM (Small Lot 
Residential Mix) District to allow the development of 131 residential units at a density of 5.72 units per acre. Located 
within a Suburban character area, the RSM district  has a base max density of 4 units per acre. Per Chapter 27-Article 
2.12.5 – 2.6 allows for density increases based on public improvements, transit proximity and amenity proximity. Per the 
submitted Letter-of-Intent, a 20% density bonus is being achieved based on proximity to the recreational facility at the 
Berean Christian Church at 2201 Young Road .24 miles south the site; the installation of a bus shelter at the MARTA bus 
stop in front of 1763 Panola Road adjacent to the site along the south property line; and the extension of sidewalks 
beyond the subject property to connect with existing sidewalk in front of 1763 Panola Road.  
 
The submitted site plan depicts 56 attached townhomes and 75 single-family detached residences. The site plan shows 
four pockets of open space and a detention pond on the site.  The proposed minimum lot area is 5,000 square feet for 
single-family detached residences and 1,000 square feet for attached residences. The proposed townhomes are internal 
to the site.   Single-family detached residences will abut other single-family detached residences within the Biffle Downs 
and Hidden Hills subdivisions.  Access is proposed via two curb cuts on Panola Road.            
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Impact Analysis 
 
Section 27-7.3.4 of the DeKalb County Code 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 2035 Comprehensive Plan designates the subject site within the Suburban (SUB) Character Area. The intent 
of the Suburban (SUB) Character Area is 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. The proposed rezoning and development are compatible with the policy and intent of the 2035 
Comprehensive Plan. 

 
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 rezoning to the RSM (Small Lot Residential Mix) District complies with Chapter 27- Article 5.2.3 
Compatibility of new and existing subdivisions by providing a 20-foot wide transitional buffer along the 
perimeter property lines adjacent to single-family detached residences on minimum lot sizes of 5,000 square 
feet (.11 acres).   
   

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

 
The site as currently zoned R-100 would not provide the greatest economic use for the site.  Larger homes on 
larger lots would produce fewer residences resulting in increased costs for construction and purchase.  
 

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

The rezoning request to the RSM (Small Lot Residential Mix) District should not adversely affect the use or 
usability of adjacent and/or nearby residential properties in the area along Panola Road. 

 
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 proposed mixed development offers two types of residential (single-family detached residences and 
attached single-family residences) within the subject site. Home ownership and compliance to development 
standards provide supporting grounds for approval of the zoning request.     
  

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 

 
The proposed rezoning will not adversely affect historic buildings, sites, districts or archaeological resources.  

 
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 zoning proposal to the RSM District to develop 131 residential units  would increase traffic along Panola 
Road. However, given that Panola Road is a four-lane major arterial with a median, the increase in traffic should 
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be mitigated by road improvements along the property frontage.  The Department of Public Works Traffic 
Engineering did not find any traffic  concerns that would disrupt traffic flow. The DeKalb County School District 
stated that this development would add 56 students to the following schools: 11 at Redan Elementary School, 5 
at Redan Middle School, 7 at Redan High School and 29 at other DeKalb County School District schools and 4 at 
private schools. All three neighborhood schools have capacity for additional students. 
 

H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources. 
 
The rezoning proposal to the RSM district will not adversely impact the environment or surrounding natural 
resources. 

 

COMPLIANCE WITH DISTRICT STANDARDS  

Per the chart below, the proposed RSM (Residential Small Lot) single-family attached townhomes can comply with 
minimum development standards of the RSM (Residential Small Lot) District per Table 2.2 of the DeKalb County 
Zoning Ordinance.   

 

RSM STANDARD REQUIREMENT PROPOSED COMPLIANCE 

MIN. LOT WIDTH 25 feet for SFA & 50 
feet for SFD 

25 ft. & 50 ft. YES 

MIN. LOT AREA 1,000 sq. ft. for SFA 
& 5,000 sq. ft. for 
SFD 

1,000 sq. ft. & 5,000 
sq. ft. 

YES 

 

  FRONT SETBACK Min 20 ft. for SFD & 
15 ft. for SFA 

20 ft. & 15 ft. YES 

 INTERIOR LOT - SIDE    3 ft. with minimum 
10 ft. building 
separation for SFD   

3 ft. with minimum 
10 ft. building 
separation for SFD   

YES 

 REAR    20 ft. SFD & 15 ft. 
for SFA 

20 ft. SFD & 15 ft. 
for SFA 

YES  

DWELLING UNITS PER ACRE 4 – 8  5.39 (Bonus Density) YES 

MAX. LOT COVERAGE 70% Not labeled on 
submitted site plan 

NO 

HEIGHT 3 STORIES OR 45 
FEET 

2 STORIES YES 

MIN. PARKING 

Article 6 

Minimum 1.75 
parking spaces 

Not labeled on 
submitted site plan 

NO 

OPEN SPACE Minimum 20% if site 
is > 5 acres.  Site is 
22.99 acres 

20.3% YES 

Linear Feet of Sidewalk 5-feet wide 5-feet wide YES 
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STAFF RECOMMENDATION: APPROVAL WITH CONDITIONS 
 
The proposed request to rezone property from R-100 (Residential Medium Lot-100) District to RSM (Small Lot 
Residential Mix) District to construct 131 units consisting of single-family detached and attached housing units at a 
proposed density of 5.39 units per acre is compatible with the surrounding and adjacent properties and complies with 
the RSM district standards. The request is compatible with the Suburban (SUB) Character Area in the 2035 
Comprehensive Land Use Plan and the following policies: density increases, infill development and residential 
protection.  
 
Therefore, it is the recommendation of Planning and Sustainability Department that the rezoning from R-100 
(Residential Medium Lot-100) District to RSM (Small Lot Residential Mix) District be APPROVED along with staff’s 
recommendation conditions. 
 

 
1. The development shall have a maximum of 131 units consisting of single-family detached and attached  

residential units. Conceptual layout of site plan and building design shall be subject to approval of the 

Director of Planning & Sustainability Department.  

2. Provide two (2) points of access on Panola Road. Vehicular ingress and egress shall be subject to approval by 

the DeKalb County Department of Public Works, Transportation Division.  

3. Dedicate a minimum 50 feet of right of way from centerline of Panola Road (or all public infrastructure on 

right of way – including street lights, whichever greater). 

4. Separation of access points required is at least 245 feet. Professional engineer must provide signed and 

sealed sight distance calculations for the two access points on Panola Road based on  AASHTO sight distance 

guidelines prior to permitting.  

5. Street lights required with payment to Georgia Power and signed petition required prior to final plat 

approval. 

6. Six-foot sidewalks required along Panola Road frontage. 

7. A mandatory homeowners’ association shall be created and shall be governed by a declaration of covenants, 

conditions, and restrictions. The homeowner association shall be responsible for the maintenance of required 

transitional buffer, open space within the property, street lighting, amenity areas and pedestrian paths.  

8. Provide open space in compliance to Chapter 27-Article 5 of the DeKalb Code of Ordinances per conceptual 

site plan. 

9. Building facades shall be constructed with at least three sides brick, stacked stone, or masonry stucco 

excluding architectural decorative features.  

10. No residential units shall directly face Panola Road. 

11. All exterior lighting shall be screened from adjacent properties or shielded to minimize glare and keep light 

inside the development. 

12. Provide a minimum six-foot high fence along the interior property lines external to the buffer. The buffer must 

meet requirements of Section 27-5.4.5(C)(1)-(C)(3) of this code regarding planting height, planting type, and 

planting functions.   
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13.  A six-foot high fence and minimum 15-foot wide buffer on the public street adjacent frontage, or a 30 feet 

wide planted buffer with a four- foot high berm on the public street adjacent frontage shall be provided along 

Panola Road. The buffer must meet requirements of Section 27-5.4.5(C)(1)-(C)(3) of this code regarding 

planting height, planting type, and planting functions.  Street -facing fences shall have masonry (brick, stone, 

or hard coat stucco finish) piers separating fence sections with maximum lengths of 24 feet.  A pier shall be 

required at any point where the fence changes direction.  Piers must be at least 12 inches wide. 

14. 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 Comments 
2. Application 
3. Site Plan  
4. Zoning Map 
5. Land Use Map 
6. Site Photos 

 



NEXT STEPS 
 

 
Each of the approvals and permits listed above require submittal of application, fees and 
supporting documents.  Please consult with the appropriate department/division. 

 

 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 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.) 
  
 

✓ Variance or Special Exception (Required seeking relief from any development 
standards of the Zoning Ordinance.  A public hearing and action by the Board of 
Appeals are required for most variances.) 

 



DeKalb County Transportation Division 
March 2020 Zoning Comments 

 
N1.  No comments 
N2.  No comments 
N3.  Panola Road is classified as a major arterial.  Please note the infrastructure requirements in the 
Land development Code Chapter 14-190 and the Zoning Code (Chapter 5).  Right of way dedication of 50 
feet from centerline or such that all public infrastructure (sidewalks, streetlights, bike lanes, etc.) are on 
right of way, whichever greater.  6- foot sidewalk required.  Bike facilities required. Street lights required 
with payment to Georgia Power and signed petition required prior to final plat approval.  2 points of 
access required.  Separation of access points required is at least 245 feet.  Engineer must provide signed 
and sealed sight distance calculations for the two access points onto Panola Road based on AASHTO 
sight distance guidelines.  Engineer must confirm sight distance prior to certificate of occupancy.   
N4.  Engineer must provide signed and sealed sight distance calculations (stopping and intersection- 
Speed Limit 45 mph) for the access point onto Rockbridge Road based on AASHTO sight distance 
guidelines.  Engineer must confirm sight distance prior to certificate of occupancy.   Rockbridge Road is 
classified as a minor arterial.  Please note the infrastructure requirements in the Land development 
Code Chapter 14-190 and the Zoning Code (Chapter 5).  Right of way dedication of 40 feet from 
centerline or such that all public infrastructure (sidewalks, streetlights, bike lanes, etc.) are on right of 
way, whichever greater.  6- foot sidewalk required.  Bike facilities required. Street lights required with 
payment to Georgia Power and signed petition required prior to Transportation Division approval of a 
Land Development Permit.   
N5.  Moreland Ave is State Route 42.  GDOT review and approval required prior to Transportation 
Approval. Moreland Avenue is classified as a major arterial.  Please note the infrastructure requirements 
in the Land development Code Chapter 14-190 and the Zoning Code (Chapter 5).  Right of way 
dedication of 50 feet from centerline or such that all public infrastructure (sidewalks, streetlights, bike 
lanes, etc.) are on right of way, whichever greater.  6- foot sidewalk required.  Bike facilities required. 
Street lights required with payment to Georgia Power and signed petition required prior to final plat 
approval.  Lynwyn Lane is classified as a local road.  .  Please note the infrastructure requirements in the 
Land development Code Chapter 14-190 and the Zoning Code (Chapter 5).  Right of way dedication of 
27.5 feet from centerline or such that all public infrastructure (sidewalks, streetlights, etc.) are on right 
of way, whichever greater.  5- foot sidewalk required.  Street lights required with payment to Georgia 
Power and signed petition required prior to LDP approval by Transportation.  Engineer must provide 
signed and sealed sight distance calculations (stopping and intersection) for the access point onto 
Rockbridge Road based on AASHTO sight distance guidelines.  Engineer must confirm sight distance prior 
to certificate of occupancy.    
N6.  Developer must improve the curves along the frontage of Porter Road and bring Porter Road up to 
county standards along the entire frontage in order to obtain permit.  Porter Road is classified as a local 
road.  Please note the infrastructure requirements in the Land development Code Chapter 14-190 and 
the Zoning Code (Chapter 5).  Right of way dedication of 27.5 feet from centerline or such that all public 
infrastructure (sidewalks, streetlights, etc.) are on right of way, whichever greater.  5 -foot sidewalk 
required.  10- foot landscape area required. Street lights required with payment to Georgia Power and 
signed petition required prior to final plat approval. .  Engineer must provide signed and sealed sight 
distance calculations (stopping and intersection) for the access point onto Rockbridge Road based on 
AASHTO sight distance guidelines.  Engineer must confirm sight distance prior to certificate of 
occupancy.    
 



  
 

 

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 Georgia DOT as well as 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.. Recommend 

Low Impact Development features/ Green Infrastructure be included in the proposed site design 

to protect as much as practicable the statewaters and special flood hazard areas.       

 
• Flood Hazard Area/Wetlands  

The presence of FEMA Flood Hazard Area was not 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. Encroachment of flood hazard areas require compliance with Article IV of 

Chapter 14 and FEMA floodplain regulations. 
 

• Landscaping/Tree Preservation    

 

DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

           DISTRIBUTION FORM 



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

DeKalb County Code of Ordinances 14-39 as well as Chapter 27 Article 5 and are subject to 

approval from the County Arborist. 

 

 

 

• Tributary Buffer  

State water buffer was not 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.  

 

 



DeKalb County School District Analysis Date: 2/19/2020

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools Redan ES Redan MS Redan HS

Other 

DCSD 

Schools

Private 

Schools Total

Capacity 688 1,224 1,677

Portables 0 0 0

Enrollment (Fcast. Oct. 2020) 546 826 909

Seats Available 142 398 768

Utilization (%) 79.4% 67.5% 54.2%

New students from development 11 5 7 29 4 56

New Enrollment 557 831 916

New Seats Available 131 393 761

New Utilization 81.0% 67.9% 54.6%

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

0.083906 0.105701 0.010708 0.200315

0.039735 0.044416 0.006336 0.090486

0.056749 0.066482 0.012773 0.136004

Total 0.1804 0.2166 0.0298 0.4268

Student Calculations

Proposed Units

Unit Type

Cluster

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

10.99 13.85 1.40 26.24

5.21 5.82 0.83 11.86

7.43 8.71 1.67 17.81

Total 23.63 28.38 3.90 55.91

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

11 14 1 26

5 6 1 12

7 9 2 18

Total 23 29 4 56

Z-20-1243750

Redan HS

Mixed Residential community with both attached and detached homes.

1705 Panola Road

Panola Road, northwest of the intersection with Young Road.

DeKalb County

16-037-01-002

Elementary

Middle

High

Anticipated Students

Redan ES

Redan MS

Yield Rates

Elementary

Middle

High

Units x Yield

When fully constructed, this development would be expected to generate 56 students: 11 at Redan 

ES, 5 at Redan MS, 7 at Redan HS, 29 at other DCSD schools, and 4 at private schools. All three 

neighborhood schools have capacity for additional students.

Redan HS

Mixed

131



























N.3 Z-20-1243750 Site Survey



N.3 Z-20-1243750 Proposed Site Plan



N.3 Z-20-1243750                                      Zoning Map

SITE



N.3 Z-20-1243750 Greater Hidden Hills Overlay District

SITE



N.3 Z- 20-143750 Suburban Land Use Map

Subject  Property 

SITE



N.3 Z- 20-1243750 Aerial 

Subject  Property 

SITE

Young Road



N.3 Z- 20-1243750 Site Photographs 

Subject  Property 

Close-up of  Existing 

Single-Family 

Residence

Existing residence 

shown on large 

22.99 acre lot




