
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2019-3531 5/28/2019
File Status: Preliminary Item

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

SUBJECT:
COMMISSION DISTRICT(S): 3 & 6
Application of J Alexander Brock to rezone property from R-75 (Residential Medium Lot) District to
MR-1 (Medium Density Residential-1) District to allow the construction of 13 thirteen single-family
attached townhomes, at 1936 Glenwood Avenue.
PETITION NO: N5. Z-19-1243161

PROPOSED USE: 13 Single-Family Attached Townhomes

LOCATION: 1936 Glenwood Avenue

PARCEL NO.: 15-179-03-047

INFO.  CONTACT: Marian Eisenberg

PHONE NUMBER: 404-371-4922

PURPOSE:
Application of J Alexander Brock to rezone property from R-75 (Residential Medium Lot) District to MR-1
(Medium Density Residential-1) District to allow the construction of 13 thirteen single-family attached
townhomes. The property is located on the north side of Glenwood Avenue, approximately 246 feet west of
Terry Mill Road, at 1936 Glenwood Avenue. The property has approximately 165 feet of frontage along
Glenwood Avenue and contains 8.7 acres.

RECOMMENDATION:
COMMUNITY COUNCIL: APPROVAL

PLANNING COMMISSION: APPROVAL CONDITIONAL

PLANNING STAFF: APPROVAL with CONDITIONS

STAFF ANALYSIS: The proposed rezoning request from R-75 (Medium Lot Residential) District to MR-1
(Medium-Density Residential - 1) District is compatible with approved MR-1 zoning south of the subject site.
The request for single-family attached residences is consistent with the Traditional Neighborhood designation
in the 2035 Comprehensive Plan and the following policies: Protect and enhance the integrity and quality of
existing residential neighborhoods; Create pedestrian scale communities that focus on the relationship between
the street, buildings, streetscaping and people; and improve street character with consistent signage, lighting,
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the street, buildings, streetscaping and people; and improve street character with consistent signage, lighting,
landscaping and other design features. Therefore, it is the recommendation of the Planning and Sustainability
Department that the application be, “Approved, subject to Staff’s attached recommended conditions”.

PLANNING COMMISSION VOTE: Approval with Conditions 7-2-0. J. West moved, V. Moore seconded
for approval as recommended and conditioned by Staff.  T. Snipes and J. Johnson opposed.

COMMUNITY COUNCIL VOTE/RECOMMENDATION: Approval 10-0-0.
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Z-19-1243161 

RECOMMENDED CONDITIONS 

 

1. The development shall have a maximum of 13 attached fee-simple townhouse units. 

Conceptual layout of site plan and building design shall be subject to compliance with 

MR-1 and Article 5 building standards per the DeKalb County Code.  

2. No more than one (1) curb cut on Glenwood Avenue. Vehicular ingress and egress 

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

Transportation Division.  

3. 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 open space within the property, street 

lighting, amenity areas, pedestrian paths, private alleys and private drives.  

4. 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. 

5. Private drives and alleys subject to the requirements of the DeKalb County Fire 

Marshall. 

6. Final lot layout is subject to sketch plat approval in accordance with DeKalb County 

Ordinances, Chapter 27 (Zoning Code) & Chapter 14 (Land Development Code) 

before applying for a Land Disturbance Permit (LDP). 

 
 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:  May 07, 2019, 6:30 P.M. 
Board of Commissioners Hearing Date: May 28, 2019, 6:30 P.M. 

 

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

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

 

 

 

Case No.: Z-19-1243161 
 

Agenda #:  N.5 
 

Location/Address: The north side of Glenwood 
Avenue, east of S. Howard Street 
and west of Terry Mill Road at 1936 
Glenwood Avenue, Atlanta, 
Georgia.   
 

Commission District: 3   Super District:  6 

Parcel ID: 15-179-03-047  
 

Request: To rezone property from R-75 (Residential Medium Lot) District to MR-1 
(Medium Density Residential-1) District to construct thirteen (13) single-family 
attached townhomes on approximately 1.81 acres at a density of 7.18 units per 
acre. 
 

Property Owners: 1936 Glenwood Holdings LLC  
 

Applicant/Agent: 1936 Glenwood Holdings c/o J. Alexander Brock, Esq. 
 

Acreage: 1.81 +/- Acres 
 

Existing Land Use: One (1) Single-Family Detached Residence    
 

Surrounding Properties: Charlie Yates Golf Course within Atlanta City Limits 
Single-Family Detaches Residences 
      

Adjacent & Surrounding 
Zoning: 

North, West & Southeast: R-75 (Residential Medium Lot District)  
South: MR-1 (Medium Density-Residential-1) District 
 

Comprehensive Plan: Traditonal Neighborhood (TN)                  Consistent X                  
 

Proposed Building Square Feet: 13 Single-Family 
Attached Townhome Units 

Existing Units: one (1) Single-Family Detached 
Residence 

Proposed Lot Coverage: 44% Existing Lot Coverage:  <35%  
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SUBJECT PROPERTY & ZONING HISTORY: 
 

The approximate 1.81-acre site is located east of South Howard Street on the north side of Glenwood Avenue at 1936 
Glenwood Road, Atlanta, Georgia.  The site is developed with a single-family residence with dense mature trees and 
shrubbery along the sides and rear of the property.  The site has access from one (1) curb cut on Glenwood Road (a 
two-lane minor arterial with a turn lane in front of the site). Further west, Glenwood Road changes into a four-lane 
major arterial. The site has been zoned R-75 (Residential Medium Lot) District since the initial 1956 DeKalb County 
Zoning Ordinance. Adjacent to the site along the east side property line is the Charlie Yates Golf Course within Atlanta 
City limits. North, west and southeast are single-family detached residences. South of the site is a senior citizen 
complex under construction.   

PROJECT ANALYSIS: 

Per the submitted application, the applicant is requesting to rezone the property from R-75 (Residential Medium Lot) 
District to the MR-1 (Medium Density Residential -1) District to develop thirteen (13) fee simple attached townhome 
single-family residences.   

Per the submitted Letter-of-Intent, the site will include 23% open space, transitional buffer adjacent to existing single-
family detached residences along the north and west property lines. Pursuant to the submitted letter-of-intent, the 
townhomes will be oriented so that the garages and the front units face away from the existing single-family homes.  
The unit’s orientation also allows the front of the units to face Charlie Yates Golf Course adjacent east of the site.  
Additionally, each unit shall have a two-car garage, rooftop terraces and elegant finishes. Internal connectivity will be 
provided to connect to sidewalk along Glenwood Avenue. Access to the site is depicted via one (1) curb-cut from 
Glenwood Avenue. Landscaping along the property frontage and surrounding the proposed stormwater detention will 
add to the overall design quality of the development.   

ZONING ANALYSIS: 

The R-75 (Residential Medium Lot) District allows single-family detached residences on minimum 10,000 square foot 
lots. The MR-1 (Medium Density Residential-1) District allows single-family attached residences on 1,000 square foot 
lots at a base density from 8 to 12 units per acre.  The proposed 13 attached single-family residences on 1.81 acres 
yields a density of 7.18 units per acre consistent with the proposed MR-1 zoned District.   

Nearby property under construction and zoned MR-1 District support the rezoning request on the subject site.  
Directly south of the site on Glenwood Avenue is property on 12 acres zoned MR-1 pursuant to CZ-12-17473 for an 82 
- unit senior living community.  The proposed MR-1 District would serve as a transitional zoning district from the 
established single-family detached residences west of the site to the Charlie Yates Golf Course east of the site. Given 
the long rectangular shaped lot, no homes will have frontage along Glenwood Avenue. Therefore, the existing 
residential character of the area will not experience a significant visual or physical change along that area of Glenwood 
Avenue or have a negative impact on surrounding residential properties.  Therefore, the zoning analysis concludes 
that the proposed MR-1 District would be appropriate for the subject site. 

 

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 zoning proposal would be consistent with the following 2035 comprehensive plan policies and strategies: 
Protect and enhance the integrity and quality of existing residential neighborhoods; Create pedestrian scale 
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communities that focus on the relationship between the street, buildings, streetscaping and people; and 
improve street character with consistent signage, lighting, landscaping and other design features.  

 
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 MR-1 (Medium Density Residential-1) District for single-family attached residences 
is suitable given the adjacent golf course east of the site and the 82-unit senior living community across from the 
site on Glenwood Avenue.  

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

 
The property as currently zoned R-75 (Residential Medium Lot) District for single-family detached residences limits 
the number of residential dwellings with minimum 10,000 square foot lots. The proposed rezoning to the MR-1 
(Medium Density Residential -1) District allows a higher unit yield for a variety of single-family housing options. 

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

 
The rezoning request to the MR-1 (Medium Density Residential-1) District for single-family attached residences 
should not adversely affect the use or usability of adjacent properties with required transitional buffers. 

 
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: 
  

Given the location of the site adjacent to an established golf course, it appears the requested MR-1 zoning district  
proposal would allow an appropriate transitional use to existing low-density single-family residences north and 
west of the site.   
 

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

There are no known historic buildings, sites, districts or archeological resources that would be adversely 
 affected by the rezoning request to the MR-1 District. 
 

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 request for thirteen (13) attached residential townhome units should not cause an excessive burden on 
existing streets, transportation facilities and utilities.   Glenwood Avenue, a two-lane minor arterial serving the 
subject site should be able to absorb the impact of an additional 12 residences. Per comments from DeKalb 
County Department of Education, the proposed use is likely to generate 11 students in area schools. (See 
attachments) 

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

 
The request for residential zoning on the site should not adversely impact the environment or surrounding 
natural resources. However, the applicant should submit for sketch plat and Land Disturbance Permit (LDP) 
approval, storm water management and emergency vehicle access. 
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COMPLIANCE WITH MR-1 (MEDIUM DENSITY RESIDENTIAL-1) DISTRICT STANDARDS PER TABLE 2.4: Medium and 
High Density-Residential Zoning Districts 
 

STANDARD REQUIREMENT PROPOSED 
 

COMPLIANCE 

UNIT SIZE 
 

 Min. 1,200 Square Ft 1,300 Heated Floor Area 
 

Yes 
 

DWELLING UNITS/ACRE 8 Units Per Acre 7.18 Units Per Acre Yes 

BUILDING 
SETBACKS 

 FRONT SETBACKS   Min. 10 Feet 
Max. 20 Feet 

Min. 15 Feet 
Max. 20 Feet 

Yes 
Yes 

 REAR SETBACKS 
 

 Min. 15 Feet 
 

15 Feet 
 

Yes 
 
 

LOT WIDTH 25 Feet 25 Feet Yes 
 

HEIGHT  Max. 3 Stories or 45 
Feet 

 Max. 3 Stories or 45 
Feet 

 Yes 
 

LOT COVERAGE Max. 80% Max 44 % Yes 
 

OPEN SPACE Min. 20% based 
 

23% Open Space  Yes 
 

PARKING  Min. (1.5) space per 
dwelling unit, plus 
(.25) space for guest 
parking = 24 required 
spaces 

30 Total parking spaces Yes 

 
STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS 

The proposed rezoning request from R-75 (Medium Lot Residential) District to MR-1 (Medium-Density Residential - 1) 
District is compatible with approved MR-1 zoning south of the subject site. The request for single-family attached 
residences is consistent with the Traditional Neighborhood designation in the 2035 Comprehensive Plan and the 
following policies: Protect and enhance the integrity and quality of existing residential neighborhoods; Create pedestrian 
scale communities that focus on the relationship between the street, buildings, streetscaping and people; and improve 
street character with consistent signage, lighting, landscaping and other design features. Therefore, it is the 
recommendation of the Planning and Sustainability Department that the application be “Approved” subject to Staff’s 
recommended conditions: 
 

1. The development shall have a maximum of 13 attached fee-simple townhouse units. Conceptual layout of 
site plan and building design shall be subject to compliance with MR-1 and Article 5 building standards per 
the DeKalb County Code. Nola2017 

2. No more than one (1) curb cut on Glenwood Avenue. Vehicular ingress and egress shall be subject to 
approval by the DeKalb County Department of Public Works, Transportation Division.  

3. 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 open 
space within the property, street lighting, amenity areas, pedestrian paths, private alleys and private drives.  

4. 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. 
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5. Private drives and alleys subject to the requirements of the DeKalb County Fire Marshall. 

6. Final lot layout is subject to sketch plat approval in accordance with DeKalb County Ordinances, Chapter 27 
(Zoning Code) & Chapter 14 (Land Development Code) before applying for a Land Disturbance Permit (LDP). 

 
 

Attachments: 
1. Department and Division Comments 
2. Application 
3. Site Plan 
4. Zoning Map 
5. Land Use Plan Map 
6. Aerial Photograph 
7. 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.) 
 

✓ 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 (Certificate of Appropriateness 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 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.) 

 
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 changes to zoning conditions approved by the Board of 
Commissioner on 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.) 





DeKalb County School District Analysis Date: 4/15/2019

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools

McNair, 

Ronald E. 

DLA ES

McNair, 

Ronald E. MS

McNair, 

Ronald E. HS

Other 

DCSD 

Schools

Private 

Schools Total

Capacity 883 1,074 1,594

Portables 0 0 0

Enrollment (Fcst. Oct. 2019) 680 739 664

Seats Available 203 335 930

Utilization (%) 77.0% 68.8% 41.7%

New students from development 5 2 1 3 0 11

New Enrollment 685 741 665

New Seats Available 198 333 929

New Utilization 77.6% 69.0% 41.7%

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

0.229801 0.081901 0.021935 0.333637

0.077341 0.026865 0.013879 0.118085

0.046537 0.018367 0.001082 0.065986

Total 0.3537 0.1271 0.0369 0.5177

Student Calculations

Proposed Units

Unit Type

Cluster

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

4.83 1.72 0.46 7.01

1.62 0.56 0.29 2.47

0.98 0.39 0.02 1.39

Total 7.43 2.67 0.77 10.87

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

5 2 0 7

2 1 0 3

1 0 0 1

Total 8 3 0 11

High

Units x Yield

When fully constructed, this development would be expected to house 11 students: 5 at McNair 

ES, 2 at McNair MS, 1 at McNair HS, 3 at other DCSD schools, and 0 in private school. All three 

neighborhood schools have capacity for additional students.

McNair, Ronald E. HS

TH

21

Z-19-1243161

McNair, Ronald E. HS

Proposed 13 townhomes to replace one single-family residence.

Glenwood Avenue Townhomes

1936 Glenwood Ave, Atlanta, GA 30317

DeKalb County

15-179-03-047

Elementary

Middle

High

Anticipated Students

McNair, Ronald E. DLA ES

McNair, Ronald E. MS

Yield Rates

Elementary

Middle





































N.5 Z-19-1243161 Site Survey



N.5 Z-19-1243161                    Site Plan 



N.5 Z-19-1243161                    Colored Site Plan 



N.5 Z-19-1243161                    Building Elevations 



N.5      Z-19-1243161 Zoning Map

Site

CZ-12-17473

82-unit 

Senior Living Facility

Under Construction

Existing SF

Detached 

Residences



N.5 Z-19-1243160 Land Use Map

Site



N.5 Z-19-1243161 Aerial 

Subject  Property 

Glenwood Avenue

Site

Charlie Yates 

Golf Course

Senior Living Facility

Under Construction



N.5 Z-19-1243161 Site Photos

Subject  Property 

Subject 

Site

Senior Living Facility

Under Construction

Across the street




