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Case No.:    Z-19-1243041 Agenda #:  N.  5 

Location/Address: 3085 Lexington Terrace, Decatur. Commission District:  5   Super District:  7 

Parcel ID(s): 15-196-03-008 

Request: Rezone property from MU-4 (Mixed-Use High Density) to MR-2 (Medium Density  
Residential-2) for a 120-unit single-family attached townhome development at a density 
of 11 units per acre. 

Property Owner(s): ALA Ambling Grove, LLC 

Applicant/Agent: Morris, Manning & Martin, LLP 

Acreage: 10.903 acres 

Existing Land Use: Developed with some underground infrastructure and roads. 

Surrounding Properties: To the north and northwest:  the Retreat at Madison senior housing development; to 
the northeast:  a vacant lot and the North Center office park; to the east:  a Public 
Storage self-storage facility; to the southeast and south:  Trinity Christian Center and the 
Assembly of God Tabernacle churches; to the southwest:  the Austin Meadows 
condominium development; to the west:  U Store-It self storage.  

Adjacent Zoning: 
 
 
Comprehensive Plan: 

North: MU-4   South:  HR-2  East:  OD  West:  OD  Northeast:  MU-4, OD  Northwest:  
MU-4  Southeast:  HR-2  Southwest:  OD 
   
CRC (Commercial Redevelopment Corridor)                  Consistent                  Inconsistent 

  

      Proposed Density:  11 units per acre Existing Density:  16.42 units per acre were approved 
pursuant to CZ-08-15152. 

      Proposed Units:  120 Existing Units:  179 units were approved pursuant to CZ-
08-15152.  

      Proposed Lot Coverage:  82% 
       

Existing Lot Coverage:   Lot coverage of 2008 proposal is 
unknown. 

 
Zoning History:    In 2003, the Board of Commissioners approved CZ-02006, a request to rezone the subject 
property, as well as two adjoining properties, from C-1 (with conditions) to OCR (with conditions), for 88 townhomes 
on the subject property, a senior housing development on the adjoining property to the north, and a retail building 
on the adjoining property to the northeast.  Streets and utilities were installed but the townhome development was 
not built out.  In 2004, the Planning Department issued an administrative modification of the proposal to allow an 

X  
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increase in the number of townhomes from 88 to 115 and a decrease in the number of senior housing apartments 
from 200 to 172.  In 2008, the Board of Commissioners approved, pursuant to CZ-0815152, a Major Modification of 
the 2003 conditions to allow construction of a 179-unit apartment complex for seniors on the subject property.  This 
facility was not constructed, although a 200-unit senior housing development (the Retreat at Madison senior 
housing development) was constructed in 2009 on the adjoining property to the north, on the site where senior 
housing had originally been proposed in 2003.   
 
SITE AND PROJECT ANALYSIS 
The subject property is an L-shaped parcel located approximately ¼ mile southeast of the intersection of Covington 
Highway and Interstate 285, in south-central DeKalb County.  The property address is on Lexington Terrace, which is 
one of the private drives that the previous developer constructed within the development site, but the property 
fronts on Agape Way, a local street that serves as a frontage road along approximately 2,500 feet of the Interstate.  
The property is currently partially improved with street pavement and underground utilities.  A stream traverses the 
property just below the angle of the “L” that characterizes the shape of the property.   
 
The applicant proposes a 120-unit, fee-simple townhome development using the existing street pattern that was 
established in 2004.   The units would be sold as fee-simple lots with a front yard.  The site plan depicts a 26-foot 
wide private drive with two-foot landscape strips back of curb and 4-foot sidewalks on both sides.  Elevations depict 
two-story, 23 foot high townhomes with ground floor entrances, front-facing garages, brick and/or siding facades, 
and gable roofs at a 6:12 pitch. 
 
The property is located in a Commercial Redevelopment Corridor character area that extends approximately 1.62 
miles southward from the intersection of Covington Highway and Interstate 285 to Wesley Chapel Road.  Much of 
the corridor is developed with commercial land uses; the only other residential development within this stretch of 
the corridor is the 216-unit KRC Ridge apartment complex, located approximately .62 miles to the south of the 
subject property. 

   
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 proposed development would add residential uses to a predominantly commercial corridor, thus helping to 
balance the mix of land uses in the corridor.  In addition, it is consistent with Comprehensive Plan Policy No. 6 
to: “Cluster high density development at nodes and along major corridors outside of established 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: 
 
As a residential land use with townhome-style buildings, the proposed development would have smaller, less 
bulky buildings than the Retreat at Madison development on the adjacent property to the north and northwest, 
which is comprised of two buildings, each with four stories and approximately 100 units each.  The proposed 
development would be separated from the Trinity Christian Center to the south by wooded land, which is 
protected from development by a stream buffer on both sides of the stream that runs through the northern half 
of the church property. The proposed development is not expected to affect the use of the adjoining 
commercial properties to the northeast and east. 
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C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned:  It appears that the property would not have a reasonable economic use as currently zoned.  The 
property is improved with streets and utilities to accommodate a townhome development but is zoned, 
pursuant to CZ-0815152, for a multifamily apartment building, which has not been developed since it was 
approved ten years ago. 
 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 
 
The proposed townhomes are compatible with the land uses on surrounding properties and are not expected to 
negatively affect the use of these 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 proposed development is substantially similar to the development that was approved in 2003.  Except for 
development of the adjoining property to the north for the Retreat at Madison, land uses on adjoining 
properties has remained constant during the fifteen years since the 2003 rezoning approval.  Townhome 
development of the property was considered suitable in 2003 and is still suitable in the context of surrounding 
development and the policies of the Comprehensive Plan.  
 

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: 

 
The Department of Public Works Traffic Engineering Division has commented that the proposed development 
would not interrupt traffic flow on surrounding streets.  The DeKalb County Board of Education has commented 
that neighborhood elementary, middle, and high schools have capacity for the additional students who would 
be expected to live in the development.  There has been no indication that utilities would be overburdened by 
the proposed development. 

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

There has been no indication that the proposed development would cause unusual or unexpected impacts on 
the natural environment or surrounding natural resources.   
 

  Compliance with District Standards: 

 

MR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

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

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

11 units per acre Yes 

MIN. OPEN SPACE 15% 17.9% Yes 

MIN. TRANSITIONAL  BUFFER None required on this site. N.A. N.A. 
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MIN. LOT AREA (S-F ATT.) 1,000 square feet 1,200 square feet Yes 

MIN. LOT WIDTH (S-F ATT.) 20 feet 20 feet Yes 

MAX. LOT COVERAGE  85% 82% Yes 

MR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

 FRONT w/o alley (For 
entire bldg. site) 

Determined by utility 
placement, ROW, streetscape 

47.5 – 50 feet Yes 

 INTERIOR SIDE  

 

Not required.  N.A. N.A. 

 REAR W/O ALLEY (For 
entire bldg. site) 

15 feet 40 – 75 feet Yes 

MINIMUM UNIT SIZE 1,000 square feet 1,800+ square feet  Yes 

MAX. BLDG. HEIGHT  3 stories or 45 feet 2 ½ stories Yes 

PARKING Min.:  1.5 space/unit + .25 guest 
spaces/unit = 210 spaces 

Max.:  3 spaces/unit + .25 guest 
spaces/unit = 390 spaces 

378 spaces Yes 

STREETSCAPING ON PRIVATE 
DRIVE 

5-foot landscape strip, 5-foot 
sidewalk, street trees 50 feet on 
center or every other unit, 
whichever distance is less 

2-foot landscape strip,  
5-foot sidewalk, street 
trees not shown  

Applicant intends to 
seek administrative 
variances as per Sec. 
5.7.6(C). 

STREETSCAPING ON AGAPE 
WAY 

6-foot landscape strip, 5-foot 
sidewalk, street trees 30 feet on 
center  

6-foot landscape strip, 
5-foot sidewalk, street 
trees 30 feet on center 

Yes 

 
QUALITY OF LIFE METRICS 

Open Space:  84,942 square feet (17.9%) 

Linear Feet of New Sidewalk or Trails:  Information not provided. 
 

STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS. 

 
The proposed development would add residential uses to a predominantly commercial corridor along Covington 
Highway, thereby helping to balance the mix of land uses in the corridor.  In addition, it is consistent with 
Comprehensive Plan Policy No. 6 to: “Cluster high density development at nodes and along major corridors outside 
of established residential areas.”  As a residential land use with townhome-style buildings, the proposed 
development would have smaller, less bulky buildings than the Retreat at Madison development on the adjacent 
property to the north and northwest, which is comprised of two buildings, each with four stories and approximately 
100 units each.  The proposed development would be separated from the Trinity Christian Center to the south by 
wooded land, which is protected from development by a stream buffer on both sides of the stream that runs 
through the northern half of the church property. The proposed development is not expected to affect the use of 
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the adjoining commercial properties to the northeast and east.  The proposed development is substantially similar 
to the development that was approved in 2003.  Except for development of the adjoining property to the north for 
the Retreat at Madison, land uses on adjoining properties has remained constant during the fifteen years since the 
2003 rezoning approval.  Townhome development of the property was considered suitable in 2003 and is still 
suitable in the context of surrounding development and the policies of the Comprehensive Plan.  Therefore, the 
Department of Planning and Sustainability recommends “Approval” with the following condition:   
 
1.  The development shall contain a maximum of 120 single-family attached, fee-simple, townhouse-style dwelling 

units. 
 
 
Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments  
4. Application 
5. Site Plan 
6. Zoning Map 
7. Land Use Plan Map 
8. Aerial Photograph 
9. 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. 
 

 



  

 

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. Recommend 

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

to protect as much as practicable.       

 

• 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.   

 

 
DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

             



 

 

• 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 Chapter 27 Article 5 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.  
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Subject Property
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View from Agape Way beyond the gates into the 
property.

Entrance to subject property from Agape Way.
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