
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2019-4073 9/10/2019
File Status: Preliminary Item

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

SUBJECT:
COMMISSION DISTRICT(S): 3 & 7
Application of LBM ATL, LLC c/o Barbara Odom to rezone property from R-100 (Residential Medium
Lot) to RSM (Small Lot Residential Mix) District to construct up to twenty-two single-family attached or
detached units, at 5065 Flat Shoals Parkway.
PETITION NO: N6. Z-19-1243383

PROPOSED USE: Up to 22 single-family attached or detached units

LOCATION: 5065 Flat Shoals Parkway

PARCEL NO. : 15 062 07 056

INFO.  CONTACT: Marian Eisenberg

PHONE NUMBER: 404-371-4922

PURPOSE:
Application of LBM ATL, LLC c/o Barbara Odom to rezone property from R-100 (Residential Medium
Lot) to RSM (Small Lot Residential Mix) District to construct up to twenty-two single-family attached or
detached units. The property is located on the south side of Flat Shoals Parkway, approximately 320 feet west
of Radcliffe Boulevard at 5065 Flat Shoals Parkway in Decatur, Georgia. The property has approximately 402
feet of frontage along the south side of Flat Shoals Parkway and contains 3.27 acres.

RECOMMENDATION:
COMMUNITY COUNCIL: DENIAL

PLANNING COMMISSION: PENDING

PLANNING STAFF: DENIAL

STAFF ANALYSIS: The proposed three-story single-family attached townhomes at a density of 7.24 units per
acre are not compatible with the surrounding one and two-story low density single-family detached homes to
the north, south, and east comprising the Chapel Hill and Chapel Mill subdivisions. A creek is the line of land
use/zoning demarcation between the single-family attached townhomes (Brycewood Lakes Townhomes) and
the Chapel Hills Commons Shopping Center to the west and the single-family detached subdivisions to the east
(see attached zoning sketch). Permitting single-family attached townhome zoning (RSM) east of the creek at
this location is “leap frogging” the line of land use demarcation as well as single-family zoned (R-100)
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this location is “leap frogging” the line of land use demarcation as well as single-family zoned (R-100)
properties which are developed or intended to be developed with single-family detached homes. Therefore, the
request does not comply with the intent of the SUB character area of the Comprehensive Plan to protect
established residential neighborhoods from incompatible development (Sec 7.3.4.A) and is incompatible with
adjacent and surrounding uses (Sect. 7.3.4.B). It is the recommendation of the Planning & Sustainability
Department that the application be, respectfully, “Denied”.

PLANNING COMMISSION VOTE: PENDING

COMMUNITY COUNCIL VOTE/RECOMMENDATION: DENIAL 9-1-0. The CC Board and neighbors
were concerned about traffic hazards: Flat Shoals Pkwy has a median, difficult for cars to get in and out of
existing school; the additional units would make conditions worse. Also, they want environmental hazards in
area to be resolved before new development occurs.
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DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:          September 10, 2019, 6:30 P.M. 
Board of Commissioners Hearing Date:     September 24, 2019 6:30 P.M. 

 

STAFF ANALYSIS  
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Michael Thurmond  
          Chief Executive Officer 

330 Ponce De Leon Avenue, Suite 500 
Decatur, GA  30030 

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

 

 

 

    

              Case No.:  Z-19-1243383 Agenda #:  N-6 
 

 Location/ 
Address: 
 

5065 Flat Shoals Parkway, Decatur, Georgia Commission District: 3     Super 
District:  7 

 Parcel ID: 15 062 07 056  
 

 

 Request: To rezone property from R-100 (Residential Medium Lot) District to RSM (Small 
Lot Residential Mix) District to develop up to twenty-two single-family attached 
or detached units.   
 

 Property Owner: Barbara Odom  
 

 Applicant/Agent: Barbara Odom  

 Acreage: 3.27  
 

 Existing Land Use: Single-Family Home 
 

 Surrounding Properties: Single-family subdivision (Chapel Hill) to the south and east within the R-100 
district; a single-family subdivision (Chapel Mill)  to the north across Flat Shoals 
Parkway within the R-100 district; DeKalb County owned vacant land, Chapel Hill 
Homeowners Association owned vacant land, and a single-family home to the west 
within the R-100 district.    
 

 Comprehensive Plan: SUB                                    Consistent      Inconsistent    
    

 
 Proposed Density:    NA Existing Density:  NA 
 Proposed Units/Square Ft.:  22 single-family attached 

townhomes  
Existing Units/Square Feet:  Single-family home 

 Proposed Lot Coverage:  NA Existing Lot Coverage:  NA 
 

Staff Recommendation:   DENIAL  
 
The proposed three-story single-family attached townhomes at a density of 7.24 units per acre are not compatible 
with the surrounding one and two-story low density single-family detached homes to the north, south, and east 
comprising the Chapel Hill and Chapel Mill subdivisions.   A creek is the line of land use/zoning demarcation between 
the single-family attached townhomes (Brycewood Lakes Townhomes) and the Chapel Hills Commons Shopping 
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Center to the west and the single-family detached subdivisions to the east (see attached zoning sketch).   Permitting 
single-family attached townhome zoning (RSM) east of the creek at this location is “leap frogging” the line of land 
use demarcation as well as single-family zoned (R-100) properties which are developed or intended to be developed 
with single-family detached homes.    Therefore, the request does not comply with the intent of the SUB character 
area of the Comprehensive Plan to protect established residential neighborhoods from incompatible development 
(Sec 7.3.4.A) and is incompatible with adjacent and surrounding uses (Sect. 7.3.4.B).   It is the recommendation of 
the Planning & Sustainability Department that the application be, respectfully, “Denied”.     
 
 
SUBJECT PROPERTY 
The 3.04 acre project site is located on the south side of Flat Shoals Parkway in Decatur, Georgia.   The property is 
currently developed with a single-family detached home.   

PROJECT ANALYSIS 

The proposed request is to allow up to 22 single-family attached units on twenty two lots totaling 3.04 acres at a 
density of 7.24 units per acre.  To achieve a density at the higher end of the RSM zoning district (four to eight units 
per acre), the applicant is proposing to qualify for three density bonuses by providing off-site sidewalks, proximity to 
a public school (Chapel Hill Elementary School), and LEED certified buildings.  The properties have frontage along 
Flat Shoals Parkway, a four-lane minor arterial with curb and gutter.  Based on the submitted conceptual elevations, 
the proposed townhomes will be three stories tall with a minimum size of 1,500 square feet.   Units will contain 
three and or four bedrooms with two to two and a half bathrooms.  The applicant indicates that the building 
materials will consist of brick, stucco, stone, or cementious siding, with EIFS as a possible secondary material.  
Additionally no three contiguous houses will have similar features.    

 

STANDARD RSM REQUIREMENT EXISTING/PROPOSED COMPLIANCE 

MAX DENSITY 4 – 8 units per acre (> 4 

units per acre only allowed 
with density bonuses) 

 7.24 units per acre (with 

three density bonuses) 
YES 

LOT WIDTH  25 feet per lot  25 feet per lot  YES 

LOT AREA  1,000 square feet  2,425 square feet YES 

  FRONT   20 feet  20 ft   YES 

 CORNER LOT SIDE    NA  NA  NA 

 INTERIOR SIDE    0 ft  0 feet (20 ft between buildings)  YES 

 REAR    15 feet 15 feet YES 

MAX LOT COVERAGE  70%  46% YES 
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TRANS. BUFFERS  15 feet to east, south, 
and west abutting R-100 
residential zoning 

 20 feet to east, south, and 
west abutting R-100 
residential zoning 

 YES 

MIN OPEN SPACE None if less than 5 acres 
or 36 units 

54% YES 

MIN UNIT SIZE 1,200 s.f. 1,500 s.f. YES 

MAX. HEIGHT  3 stories/45 feet 3 stories YES 

PARKING 39 spaces (1.5 spaces per 

dwelling unit plus .25 spaces 
per dwelling unit for guest 
parking) 

Not indicated on site plan. NO  (will need to obtain a variance 

from Board of Zoning Appeals if 
compliance cannot be 
demonstrated) 

 

Supplemental Requirements 

There are no Supplemental Requirements for single-family attached townhomes.   

Access and Transportation Considerations 

Based on the submitted site plan and information, the proposed townhomes would be accessed via one street 
entrance off Flat Shoals Parkway.  The Traffic Engineer has indicated that there are no traffic engineering concerns 
at this time.  

Sidewalk/Pedestrian Access 

Based on the submitted information and field investigation of the project site, there are five-foot wide proposed 
sidewalks along the proposed streets and an existing sidewalk along the property frontage of Flat Shoals Parkway.   

Building Mass and Materials 

Based on the submitted conceptual elevations, the proposed townhomes will be three-stories tall.   Based on the 
submitted site plan, it appears that the project complies with all required minimum building setbacks and maximum 
building height requirements.  However, the proposed three-story buildings on the subject property might create 
negative visual and shadow impacts on the surrounding single-family detached homes to the east and south which 
contain maximum building heights between one and two stories.  Therefore, the proposed three-story building 
heights are not compatible with the adjacent and nearby one and two-story single-family homes within the Chapel 
Hill and Chapel Mill subdivisions.  
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LAND USE AND ZONING ANALYSIS 

Section 7.3.4 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 subject properties are in the middle of a single-family detached residential area surrounded by the Chapel 
Hill single-family detached subdivision to the south and east and the Chapel Mill single-family detached 
subdivision to the north across Flat Shoals Parkway.   Further west is vacant land, a single-family detached home, 
and a creek.   On the other side of the creek is a townhome subdivision (Brycewood Townhomes) and the Chapel 
Hills Commons Shopping Center focused around the Flat Shoals Parkway/Wesley Chapel Road intersection.   The 
creek is the line of land use/zoning demarcation between the townhomes within the Chapel Hills Neighborhood 
Activity Center and the single-family detached homes to the east.  Permitting single-family attached townhomes 
at this location is “leap frogging” single-family zoned (R-100) properties developed with single-family detached 
homes that lie between the townhomes on the other side of the creek and this location.    The applicant’s 
proposed single-family attached townhome development at a density of 7.24 units per acre is not compatible 
with the surrounding low density single-family detached subdivisions between 2 and 2.5 units per acre.  
Furthermore, the proposed three-story building heights are not compatible with the adjacent and nearby one 
and two-story single-family homes within the Chapel Hill and Chapel Mill subdivisions (Sec 7.3.4.d). Therefore, 
the request does not comply with the intent of the SUB character area of the Comprehensive Plan to protect 
established residential neighborhoods from incompatible development and is incompatible with adjacent and 
surrounding uses. 
 

B. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent 
and nearby properties: 

Based on the submitted information, as well as field investigation of the project site, it appears the proposed 
RSM district is not suitable in view of the adjacent and surrounding residential properties. Further, the line of 
land use/zoning demarcation is a creek and hill which border the eastern side of the townhomes within the NC 
activity center.    Permitting single-family attached townhomes at this location is “leap frogging” the line of land 
use/zoning demarcation and the single-family zoned (R-100) properties that lie between the townhomes and 
this location.    
       

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

It appears that the property may have a reasonable economic use as currently zoned R-100 which allows single-
family residential development.   
 

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

 Based on the submitted information, as well as field investigation of the project site, the zoning proposal may 
adversely affect the existing usability of the adjacent and surrounding residential properties.  Permitting single-
family attached townhomes at this location is “leap frogging” single-family zoned (R-100) properties that lie 
between the townhomes at the edge of the NC activity center and this location.  Further, the line of land 
use/zoning demarcation appears to be a creek and hill which border the eastern side of the townhomes within 
the NC activity center.   Based on the submitted information, there could be adverse impacts due to the size, 
scale, and massing of the site on adjacent and nearby one and two-story single-family detached homes due to 
the proposed three-story building heights.    
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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 subject properties fall within a SUB (Suburban) character area which calls for protecting established 
residential neighborhoods (SUB Policy #1. Residential Protection).  Permitting single-family attached townhomes 
at this location is “leap frogging” several single-family zoned (R-100) properties that lie between the townhomes 
at the edge of the NC activity center and this location.  

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

Based on the submitted information, there are no historic buildings, site, districts, or archaeological resources 
on 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: 

There has been no indication from reviewing departments and agencies that the proposal could cause excessive 
use of existing streets, transportation facilities, utilities, or schools.   The applicant will need to obtain a sewer 
capacity letter from the Department of Watershed Management to verify if sewer capacity is adequate.   

 

 
Planning and Sustainability Department Recommendation: 
DENIAL 
 

Attachments: 

1.  Public Works Department Comments 

a. Land Development Division  

b. Traffic Engineering Division  

2. Watershed Management Department Comments 

3. Board of Health Comments 

4. Board of Education Comments  

5. Application 

6. Site Plan 

7. Zoning Map 

8. Aerial Photograph 

9. Photographs 

 

 

 

 



















N.6 SLUP-19-1243383 Zoning Map

Creek Line of Land Use/Zoning 
Demarcation

Chapel Mill Subdivision

Chapel Hill Subdivision
Brycewood Lakes Townhomes

Chapel Hills Commons 
Shopping Center

Chapel Hill Elementary School

Creek—Line of Land Use/Zoning Demarcation





N.6 SLUP 19 1243383 SITE PLAN



N.6 SLUP-19-1243383 Future  Land Use Map
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N.6 SLUP-19-1243383   Site Photo
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