
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2019-4353 11/7/2019
File Status: Preliminary Item

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

SUBJECT:
COMMISSION DISTRICT(S): 5 & 7
Application of Guyana Association of Georgia c/o Mr. Carl Lashley for a Special Land Use Permit
(SLUP) to allow the development of a cultural facility up to 16,000 square feet in the O-I (Office
Institutional) District, at 1970 & 1978 Panola Road.
PETITION NO: N9. SLUP-19-1243515

PROPOSED USE: Cultural Facility

LOCATION: 1970 & 1978 Panola Road

PARCEL NO. : 16-038-03-012 & 16-038-03-021

INFO.  CONTACT: Marian Eisenberg

PHONE NUMBER: 404-371-4922

PURPOSE:
Application of Guyana Association of Georgia c/o Mr. Carl Lashley for a Special Land Use Permit (SLUP) to
allow the development of a cultural facility up to 16,000 square feet in the O-I (Office Institutional) District, in
accordance with Chapter 27, Article 4, Table 4.1 Use Table. The property is located on the east side of Panola
Road, approximately 350 feet south of Marbut Road at 1970 and 1978 Panola Road in Lithonia, GA. The
property has approximately 290 feet of frontage along Panola Road and contains 4.13 acres.

RECOMMENDATION:
COMMUNITY COUNCIL: APPROVAL

PLANNING COMMISSION: PENDING

PLANNING STAFF: APPROVAL with CONDITIONS.

STAFF ANALYSIS: The proposed cultural facility within an O-I (Office-Institutional) District is appropriate
within a Suburban Character Area and consistent with the following 2025 Comprehensive Plan policy: Create
neighborhood focal points by locating schools, community centers at suitable locations within walking distance
of residences. Located on Panola Road (a four-lane major arterial), there should be no significant impact on
traffic. The proposed cultural facility is compatible with an existing institutional use located directly across
from the site on Panola Road. Existing mature vegetative screening along perimeter property lines provides a
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File Status: Preliminary Item

from the site on Panola Road. Existing mature vegetative screening along perimeter property lines provides a
transitional buffer to mitigate the impact on adjacent residential zoned properties. The Department of Planning
and Sustainability recommends “Approval with Staff’s recommended conditions”.

PLANNING COMMISSION VOTE: Pending

COMMUNITY COUNCIL VOTE/RECOMMENDATION:  Approval 9-0-0.
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Recommended Conditions 

SLUP-19-1243515 

 

1. Limit use to a cultural facility with a combined building square footage of no more than 
16,000 square feet.  

2.  Access shall be limited to no more than two curb cuts on Panola Road subject to 
approval by the Georgia Department of Transportation (GDOT) and the Transportation 
Division of the Department of Public Works.  

3. Compliance to Article 5 of the Zoning Code for site design and building form standards 
for new development. 

4. All refuse areas shall be screened from public view with fencing or similar building 
materials to match the existing structure.  

5. Complete the lot combination process to merge the two properties  at 1970 and 1978 
Panola Road prior to filing for a Land Disturbance Permit (LDP) and Building Permit 
(BP).  

6. Pole signage is prohibited. Signage must be a ground monument sign with a brick base 
not to exceed an overall height of six feet.  Sign area shall not exceed 32 square feet. 

7. The approval of this SLUP application by the Board of Commissioners has no bearing on 
the requirements for other regulatory approvals under the authority of the Zoning Board 
of Appeals, or other entity whose decision should be based on the merits of the 
application under review by such entity. 

 



 

DeKalb County Department of Planning & Sustainability 
   
       

 

 

         Planning Commission Hearing Date:  November 07, 2019, 6:30 P.M 
             Board of Commissioners Hearing Date:  November 21, 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 
 
 
 Michael Thurmond 

Chief Executive Officer  

  
Case No.: SLUP-19-1243515 

 
Agenda #:  N.9 

Location/Address: The east side of Panola Road, 
approximately 350 feet south of 
Marbut Road at 1970 and 1978 
Panola Road, Lithonia, GA.  
 

Commission District: 5   Super District:  7 

Parcel ID: 16-038-03-12 & 16-038-03-021 
  

Request: To request a Special Land Use Permit (SLUP) to allow the development of a cultural 
facility up to 16,000 square feet  in the O-I (Office-Institutional) district.  
 

Property Owner/Agent: Guyana Association of Georgia  
 

Applicant/Agent: Guyana Association of Georgia/ Carl Lashley 
 

Acreage: 4.132 Acres 
 

Existing Land Use: Single Family Residential Structure used as a community service organization & 
Adjacent Undeveloped Lot 
 

Surrounding Properties 
Adjacent Zoning: 

North of the site is zoned R-100 (Residential Medium Lot) District and is developed 
with single-family detached residences. South of the site is zoned RSM (Small Lot 
Residential Mix) District and developed with single-family detached residences.  
Directly across from the site along the west side of Panola Road is an institutional use 
(Christ Sanctuary Church) on property zoned R-100.   The west side of Panola Road is 
also developed with single-family detached residences zoned R-100.  

 
Comprehensive Plan: 
 

 
Suburban (SUB)   

                                                                             Consistent                  Inconsistent 
  

 

Proposed Additional Square Ft.: Up to 16,000 
Square Feet  
 

Existing Residential Sq. Footage: 
Approximately 2,563 Square Feet 

      Proposed Lot Coverage:  27.5% 
      

Existing Lot Coverage:   <35% 

 
 

X  
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SUBJECT SITE & ZONING HISTORY 
 
The site consists of two adjacent parcels along the east side of Panola Road (a four-lane major arterial with a 
median). The parcels combined have a total of 4.13 acres and approximately 290 feet of frontage.   The property is 
south of Marbut Road and north of Forest Pines Drive. The property at 1970 Panola Road is developed with a brick 
and wood frame split-level residence consisting of approximately 2,563 square feet.  Fencing exists midway across 
the property between the structure and the street frontage. Access is via a long concrete driveway from Panola 
Road.  The rear of the site is heavily wooded with dense vegetation. The adjacent site at 1978 Panola Road is 
wooded with mature trees and dense shrubbery.  The entire property frontage has curb, gutter and sidewalk. 

The property located at 1970 Panola Road has been zoned R-100 (Residential Medium Lot) District since the 
adoption of the DeKalb Zoning Ordinance in 1956.  The adjacent undeveloped property located at 1978 Panola Road 
is zoned RSM (Small Lot Residential Mix) District pursuant to CZ-85-040 for single-family detached residences. 

 

PROJECT ANALYSIS 

The applicant proposes to develop a cultural facility not to exceed 16,000 square feet within an O-I (Office-
Institutional) District.  The applicant has submitted a companion application Z-19-1243514 to rezone the subject site 
from R-100 (Residential Medium Lot) and RSM (Small Lot Residential Mix) Districts to an O-I (Office-Institutional) 
District. Pursuant to the submitted Letter-of-Intent, the Guyana Association of Georgia (GAOG), a not-for-profit, 
cultural, civic and educational organization, has been headquartered and operating within the existing residential 
structure at 1970 Panola Road since 2010.  Their purpose is to promote, develop, coordinate and implement 
responsible programs designed to achieve several objectives such as improving quality of human life and 
communities.  The organization has been active in the community.  GAOG has participated in the feed the homeless 
program for many years and has donated recreational equipment to Redan High School in DeKalb County. The 
recent acquisition of the adjacent property at 1978 Panola Road allows the association to expand its office space and 
develop a multi-use facility to support educational programs as well as provide meeting space for other community 
organizations in the area.  Educational programs and services provided include adult career advance placement, 
tutoring and mentoring for area primary and secondary school students, a community health fair and voter 
registration. The applicant intends to submit a lot combination plat to merge the two properties into one large lot 
for development when the rezoning is approved. 
 
Per the submitted documentation, the site will be developed and utilized within two phases.   The first phase will 
only utilize the existing building at 1970 Panola Road.  Twenty-seven delineated parking spaces will be added in front 
of the existing building. Transitional buffers and landscaping will be added along the property frontage and 
perimeter property lines adjacent to residential zoned property.  The old fencing depicted in the middle of the 
property will be removed and replaced with fencing along the property frontage. An area will be created for 
overflow parking.   Phase two consists of the addition and construction of a two-story cultural facility with an 
approximate building footprint of 6,300 square feet.   Parking spaces will be added. Landscaped gardens will be 
provided to enhance areas throughout the site. Pedestrians will have access of approximately two acres of existing 
wooded area with the creation of walking trails. The total development when completed should not exceed 16,000 
square feet.   
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SPECIAL LAND USE CRITERIA 

Article 4 Use Table of the DeKalb County Zoning Code allows a cultural facility in an O-I District with an approved 
Special Land Use Permit (SLUP). Pursuant to Chapter 27-Article 7.4.6 of the DeKalb County Code, the following criteria 
shall be applied in evaluating and deciding any application for a Special Land Use Permit.   

A.  Adequacy of the size of the site for the use contemplated and whether or not adequate land area is available 
for the proposed use including provision of all required yards, open space, off-street parking, and all other 
applicable requirements of the zoning district in which the use is proposed to be located: 

The 4-acre site is adequate for the proposed cultural facility.  Off-street parking, yards and open space can be  
accommodated within the site.  

B. Compatibility of the proposed use with adjacent properties and land uses and with other properties and land 
uses in the district: 

The proposed cultural facility is compatible with another institutional use in the immediate area. Directly across 
the street from the subject site on Panola Road is Christ Sanctuary Church which was approved pursuant to 
SLUP-07-13194.        

C. Adequacy of public services, public facilities, and utilities to serve the contemplated use: 

Given that the site is within an established area along Panola Road, it appears that there are adequate public 
services, public facilities and utilities to serve the proposed cultural facility.  

D. Adequacy of the public street on which the use is proposed to be located and whether or not there is 
sufficient traffic carrying capacity for the proposed use, so as not to unduly increase traffic or create 
congestion in the area: 

Panola Road is a four-lane major arterial with a median. Planning Staff anticipates little or no impact on public 
streets or traffic in the area.  

E. Whether or not existing land uses located along access routes to the site would be adversely affected by the 
character of the vehicles or the volume of traffic to be generated by the proposed use: 

The character of vehicles accessing the site may be the same vehicles accessing adjacent and surrounding 
residences in the area. There should be no significant increase in the daily volume of traffic given that events will 
be occur as scheduled.  This is not a 24-hour use and should not affect nearby residences on Panola Road.   

F. Ingress and egress to the subject property and to all proposed buildings, structures, and uses thereon, with 
particular reference to pedestrian and automotive safety and convenience, traffic flow and control, and 
access in the event of fire or other emergency: 

The submitted site plans depict access to the existing building and future building via a single curb cut on Panola 
Road. There appears to be a circular drive that will access both buildings when the cultural facility is completed. 
The proposed 24-foot wide drive should be sufficient for access by emergency vehicles.  

G. Whether or not the proposed use would create adverse impacts upon any adjoining land use by reason of 
noise, smoke, odor, dust, or vibration that would be generated by the proposed use: 

It appears that the proposed use should not create adverse impacts upon adjoining land uses due to smoke, 
odor, dust or vibration.  The site must comply with the DeKalb County Noise Ordinance. 
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H. Whether or not the proposed use would create adverse impacts upon any adjoining land use by reason of the 
hours of operation of the proposed use: 

The hours of operation should not create adverse impacts upon any adjoining land uses.  Special community 
events and programs will occur as scheduled.  Tutoring occurs on Saturday mornings and every third Sunday is a 
meeting at 6:00p.m. for general members.   

I. Whether or not the proposed use would create adverse impacts upon any adjoining land use by reason of the 
manner of operation of the proposed use: 

The manner of operation should not impact adjoining land uses. Per the submitted information, the facility will 
be utilized by mostly small groups of youth or adults attending classes or meetings. 

J. Whether or not the proposed plan is otherwise consistent with the requirements of the zoning district 
classification in which the use is proposed to be located: 

The proposed cultural facility would be consistent with the requirements of the approved O-I (Office-
Institutional) District on the site pursuant to Z-19-1243514. 

K. Whether or not the proposed use is consistent with the policies of the comprehensive plan: 

Located within a Suburban Character Area land use designation, the proposed cultural facility is consistent with 
the following 2035 Comprehensive Plan Policies: Create neighborhood focal points by locating schools, 
community centers, or well-designed small commercial centers at suitable locations within walking distance of 
residences. 

L. Whether or not the proposed plan provides for all buffers and transitional buffer zones where required by the 
regulations of the district in which the use is proposed to be located: 

The proposed plan provides for required transitional buffers except where the existing residential structure 
encroaches along the north property line adjacent to residential zoned property. Per Article 8.1.12 of the DeKalb 
Zoning Code, structures or lots that become nonconforming due to rezoning, the structure or lot shall be 
considered legal nonconforming.  

M. Whether or not there is adequate provision of refuse and service areas: 

Adequate refuse and service areas will be provided. 

N. Whether the length of time for which the special land use permit is granted should be limited in duration: 

There does not appear to be any compelling reasons for limiting the duration of the requested Special Land Use 
Permit.   

O. Whether or not the size, scale, and massing of proposed buildings are appropriate in relation to the size of the 
subject property and in relation to the size, scale, and massing of adjacent and nearby lots and buildings: 

The proposed two-story cultural facility is appropriate in relation to size to nearby institutional uses in the area.   

P. Whether the proposed plan would adversely affect historic building sites, districts, or archaeological 
resources:   

Based on the submitted site plan and information, it does not appear that the proposed plan would adversely 
affect historic buildings, sites, districts, or archaeological resources.  
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Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for such 
special land use permit: 

There are no supplemental regulations for cultural facilities. If the SLUP is approved, the facility must adhere to 
the Board of Commissioners approved conditions for the site.  

R. Whether or not the proposed use will create a negative shadow impact on any adjoining lot or building as a 
result of the proposed building height. 

The proposed two-story cultural facility should not create a negative shadow impact on any adjoining lot or 
building. 

S. Whether the proposed use would be consistent with the needs of the neighborhood or of the community as a 
whole, be compatible with the neighborhood, and would not be in conflict with the overall objectives  of the 
comprehensive plan: 

The proposed use does not conflict with overall objectives of the comprehensive plan which is to offer a variety 
of services for residents in unincorporated DeKalb County. 

 
COMPLIANCE WITH DISTRICT STANDARDS  

Per the chart below, it appears the proposed cultural facility can comply with minimum development standards of 
the O-I (Office-Institutional) District per Table 2.2 of the DeKalb County Zoning Ordinance.   

 
STANDARD REQUIREMENT PROPOSED COMPLIANCE 

LOT WIDTH (O-I) 

 

A minimum 100 feet of 
lot width on a public 
street frontage 

290 Feet Yes 

LOT AREA (O-I) 

 

20,000 Square Feet 4.132 Acres Yes 

FRONT BUILDING SETBACK 60 Feet 60 Feet Yes 

TRANS. BUFFERS 

Table 5.2(a) 

50 feet adjacent to 
residential zoned 
districts. 

Existing mature vegetation 
and additional plantings 
shall provide an 
appropriate buffer along 
perimeter property lines 
adjacent to residential 
zoned properties. 

Yes 

HEIGHT 

 

Up to 5 stories  2-Story   Yes 

PARKING  

Article 6 

 

Minimum 1 space for 
each 40 square feet in 
largest assembly area. 

 108 spaces based on 4,320 
square feet of largest 
assembly area 

Yes 
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Staff Recommendation:   Conditional Approval  

 
The proposed cultural facility within an O-I (Office-Institutional) District is appropriate within a Suburban Character Area 
and consistent with the following 2025 Comprehensive Plan policy: Create neighborhood focal points by locating 
schools, community centers at suitable locations within walking distance of residences.  Located on Panola Road (a four-
lane major arterial), there should be no significant impact on traffic.  The proposed cultural facility is compatible with an 
existing institutional use located directly across from the site on Panola Road. Existing mature vegetative screening along 
perimeter property lines provides a transitional buffer to mitigate the impact on adjacent residential zoned properties. 
The Department of Planning and Sustainability recommends “Conditional Approval” of the SLUP request subject to the 
following conditions:   
 

1. Limit use to a cultural facility with a combined building square footage of no more than 16,000 square feet.  

2.  Access shall be limited to no more than two curb cuts on Panola Road subject to approval by the Georgia 
Department of Transportation (GDOT) and the Transportation Division of the Department of Public Works.  

 
3. Compliance to Article 5 of the Zoning Code for site design and building form standards for new development. 
 
4. All refuse areas shall be screened from public view with fencing or similar building materials to match the 

existing structure.  
 

5. Complete the lot combination process to merge the two properties  at 1970 and 1978 Panola Road prior to filing 
for a Land Disturbance Permit (LDP) and Building Permit (BP).  
 

6. Pole signage is prohibited. Signage must be a ground monument sign with a brick base not to exceed an overall 
height of six feet.  Sign area shall not exceed 32 square feet. 
 

7. The approval of this SLUP application by the Board of Commissioners has no bearing on the requirements for 
other regulatory approvals under the authority of the Zoning Board of Appeals, or other entity whose decision 
should be based on the merits of the application under review by such entity. 

 
Attachments: 

1.  Department and Division Comments 

2. Application 

3. Site Plan 

4. Zoning Map & Land Use Map 

5. Aerial Photograph/Site Photographs 
 

 



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.) 

 
 

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.) 

 
✓ Business License (Required for any business or non-residential enterprise operating in 

Unincorporated DeKalb County, including in-home occupations). 



Transportation Comments 10/14/2019 
 

 
N1. White Mill Road- Collector. Dedicate 35 feet from centerline of road or to cover all public 
infrastructure, whichever greater. Need at least 2 feet of ROW on back of sidewalk for streetlights. Access 
must meet sight distance requirements (stopping and intersection) per AASHTO guidelines. Requires 5-
foot landscape strip, 6-foot sidewalk, pedestrian scale street lighting, bike lanes. Kelly Lake Road- local. 
Requires dedication of 27.5 feet from centerline of road or to cover all public infrastructure, whichever 
greater. Need at least 2 feet of ROW on back of sidewalk for streetlights. Five-foot landscape strip, 6-foot 
sidewalk, pedestrian scale street lighting. Access must meet sight distance requirements (stopping and 
intersection) per AASHTO guidelines. New roads, of public, require a ROW dedication of 55 feet, five-foot 
landscape strip, 6- foot sidewalk, and street lighting. Miter right of way corner at Whites Mill Road at 
Kelly Lake Road. 
 
 
N2. No offsite parking allowed due to curve in the road. 

N3. No offsite parking allowed due to proximity to Briarcliff Road intersection. 

N4. No comments. 

N5. Welborn Road- Collector. Requires pedestrian street lights at 80 foot spacing, 5-foot landscape 
strip, 6-foot sidewalks, bike lanes, right of way dedication of 35 from centerline or to ensure all public 
infrastructure is within right of way, whichever greater. Dekalb Medical Parkway- local. Requires 
pedestrian scale street lights, 3-foot landscape strip and a 6- foot sidewalk. Covington Hwy- Major 
Arterial and State Route. GDOT review required prior to permitting. Coordinate with GDOT PI No 
0008228 and dedicate any necessary right of way. Minimum of 50 form centerline. Sidewalks and 
pedestrian scale street lighting can be installed under the GDOT project in exchange of the right of way 
dedication. Ensure all access point meet minimum stopping and intersection sight distance 
requirements per AASHTO with permitting. Need at least 2 feet of ROW on back of sidewalk for 
streetlights. Interior roads to be private or must meet the requirements for a local road. (55-foot right 
of way dedication, five- foot landscape strip, 6 -foot sidewalk, street lighting.) 

N6. Covington Hwy- Major. GDOT permits/review required prior to permitting. Add sidewalks and 
pedestrian scale lighting along property frontage. Five-foot landscape strip, 6-foot sidewalk. ROW 
dedication of 50 foot from centerline or to cover public infrastructure, whichever greater. Need at least 
2 feet of ROW on back of sidewalk for streetlights. 

N7. Wesley Chapel Road- Major. Requires five-foot landscape strip, 6-foot sidewalk, pedestrian scale 
lights, bike lanes and ROW dedication of 50 feet from centerline or to cover all public infrastructure, 
whichever greater. Need at least 2 feet of ROW on back of sidewalk for streetlights. Ensure all access 
point meet minimum stopping and intersection sight distance requirements per AASHTO with 
permitting. 

N8 & N9 (SLUP-19-1243515). Panola Road- Major. Requires five-foot landscape strip, 6-foot sidewalk, 
pedestrian scale lights, bike lanes and ROW dedication of 50 feet from centerline or to cover all public 
infrastructure, whichever greater. Need at least 2 feet of ROW on back of sidewalk for streetlights. 
Access must meet sight distance requirements (stopping and intersection) per AASHTO guidelines. 
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September 4th, 2019 
 
DeKalb County Department of Planning & Sustainability 
330 West Ponce de Leon Avenue 
Decatur, GA 30030 

 
Re:  Letter of Application for Proposed Special Land Use Permit for 1970 and 

1978 Panola Road, Lithonia, GA 
 

To Whom it May Concern: 

The Guyana Association of Georgia, Inc. (GAOG) thanks you for your consideration 
of our application for a Special Land Use Permit (SLUP) application for 1970 Panola 
Road and 1978 Panola Road. Over the past 28 years, GAOG has been a community-
serving, 501c3 not-for-profit, cultural, civic and educational organization. The 
Association has been headquartered at 1970 Panola Road in unincorporated DeKalb 
County since 2010. GAOG’s recent acquisition of the vacant three-acre (+) adjacent 
parcel at 1978 Panola Road provides an opportunity for our organization to continue 
our program in this location, by developing a modestly scaled multi-use facility to 
support our educational programs, provide meeting space for ourselves and others in 
the community, and provide office space for our organization.  

In order to do this, we respectfully request favorable County action on our applications 
for a Special Land Use Permit (SLUP) to allow a Cultural Facility usage on these parcels 
which will also be combined into one parcel, and which are also the subject of a 
concurrent application to rezone them from R100 (#1970) and RSM (#1978) to OI. 

As the attached package shows, our proposed site plan includes a modest scale of 
development comprising of the following elements, designed to allow us to continue 
and improve our program of community service: 

• Retention of the existing approximately 2,540-square-foot residential structure 

which currently serves as our office and meeting space; 

• Construction of a new two-story (maximum) multi-use Cultural Facility building 

with a footprint of approximately 6,300 square feet; 

• Preservation of existing woodlands, within the required transitional buffers, and 

elsewhere throughout the eastern portion of the property, resulting in a walkable 

natural area of approximately two acres; 

GUYANA ASSOCIATION OF GEORGIA Inc. 

1970 Panola Rd. Lithonia GA 30058 

   P.O. Box 360744, Decatur, GA 30036 
info@gaog.org     ⬧    www.gaog.org 

mailto:info@gaog.org
http://www.gaog.org/
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• Other outdoor amenity areas including landscaped patio and garden areas, 

around the buildings and extending towards the more visible front of the 

property; 

• An upgraded entrance and driveway, and parking to support these facilities and 

spaces; and 

• Pedestrian pathways throughout the site and connecting to the existing Panola 

Road sidewalk. 

• The development is intended to be phased, with early development of landscape 

buffers, fencing, and some of the parking (phased as per Article 6.1.4.E), and 

construction of the new building, additional landscape areas and additional 

parking in a later phase. 

GAOG’s diverse program of community service includes Saturday morning tutoring 
and mentoring for area primary and secondary school students; scholarship awards; an 
annual Youth Symposium; an annual Children’s Christmas Party; an annual Millennial 
Mixer/networking event; scholarships for area adults to pursue career-advancing 
educational opportunities; a Community Health Fair; voter registration; and others. Our 
mission is to serve the larger Guyanese community and our local community, and to 
improve connections between the two.  

We have reached out extensively to our neighbors and community. Our community 
meeting on July 31, 2019 was well-attended with approximately fifty guests, and the 
comments we received on the plans were nothing but positive. 

In closing, we believe the proposed rezoning and SLUP for these two parcels will allow 
us to continue our community service through a development that is appropriately 
scaled to the neighborhood, enhances the corridor and neighborhood with its 
significant open-space assets, is consistent with the Comprehensive Plan’s vision for 
this suburban area, and provides a suitable transition between nearby Neighborhood 
Center nodes and surrounding residential development. The GAOG intends to 
continue being a good neighbor and we feel certain that our project’s impact will be a 
positive one and we hope that it will likewise be viewed favorably by DeKalb County.  

Thank you for your consideration. 

Sincerely, 

 

 

Carl Lashley A.A 

President, Guyana Association of Georgia, Inc. 

 



September 4, 2019 

DeKalb County Department of Planning & Sustainability 

330 West Ponce de Leon Avenue 

Decatur, GA 30030 

Re:  Analysis of Impact of Proposed Special Land Use Permit (SLUP) for 1970 and 1978 Panola 

Road, Lithonia, GA 

Below are the relevant criteria spelled out in Article 7-4 of the DeKalb County Zoning Ordinance and the 

analysis of the proposal’s impacts on or conformance with each. 

Sec. 7.4.6. - Special land use permit; criteria to be considered. [source: Municode.com] The following 

criteria shall be considered by the planning department, the planning commission, and the board of 

commissioners in evaluating and deciding any application for a special land use permit.  

A.  Adequacy of the size of the site for the use contemplated and whether or not adequate land area 

is available for the proposed use including provision of all required yards, open space, off-street parking, 

and all other applicable requirements of the zoning district in which the use is proposed to be located.  

The site which will be a combined 4.13 acres is more than adequate for the intended + 6,300-square foot 

footprint for the Cultural Facility. The proposed site meets or exceeds all required buffers, setbacks, 

parking and other requirements, as well as landscape amenity areas. 

B.   Compatibility of the proposed use with adjacent properties and land uses and with other 

properties and land uses in the district.  Nearby properties consist primarily of single-family residences 

with a number of churches located throughout the vicinity, some schools, and an occasional apartment 

complex. The proposed cultural facility usage and generous property buffers that meet or exceed standard 

transitional buffer requirements will be a visually and functionally unobtrusive addition to this 

neighborhood. Its building scale will be in keeping with area churches and its usage less intensive than 

theirs. 

C.   Adequacy of public services, public facilities, and utilities to serve the proposed use.  Demand on 

most public services, public facilities, and utilities is expected to be comparable to or lower than that 

which would occur were the property to be developed in accordance with currently permitted land uses, 

which under previous zoning approvals for #1978 Panola Road (CZ 85-040) could include 10 or more single 

family homes. Water and power are readily available. A Sewer Capacity Evaluation Request will be 

submitted to the Department of Watershed Management as soon as the facility program is finalized (prior 

to final facility design and application for Land Development/Building Permit) as per the recommendation 

of County staff in our Pre-Application Meeting.  

D.  Adequacy of the public street on which the use is proposed to be located and whether or not there 

is sufficient traffic-carrying capacity for the use proposed so as not to unduly increase traffic and create 

congestion in the area.  Panola Road is classified as a Major Arterial and is more than adequate for the 

proposed use. Traffic generated during peak area roadway demand times by the proposed use will likely 

be significantly less than that which would be generated by additional residential development allowable 

under current zoning and land use criteria.  

 



E.   Whether existing land uses located along access routes to the site will be adversely affected by the 

character of the vehicles or the volume of traffic generated by the proposed use.  As noted above the 

anticipated traffic volume generated by the proposed use during peak times on Panola Road (weekday 

rush hour) will be less than would occur with residential development and would not adversely affect 

other land uses in the area. Presently, GAOG programming includes educational activities (classes) 

frequently on Saturday mornings and occasionally at other off-peak times during the week; occasional 

meetings that generally occur on weekends or on weekday evenings; and one larger annual banquet 

dinner also a weekend event, for approximately 300 to 400 people (not currently held on site). We 

anticipate expanding our educational programming and making our facilities available for other 

community groups and organizations to hold meetings. Scheduling will be done to avoid peak traffic 

conditions wherever possible. 

F.  Adequacy of ingress and egress to the subject property and to all proposed buildings, structures, 

and uses thereon, with particular reference to pedestrian and automotive safety and convenience, 

traffic flow and control, and access in the event of fire or other emergency.  The proposed site plan 

intends widening the existing driveway off of Panola Road to provide safe and convenient ingress/egress 

for the expected volume of traffic and to meet all County criteria for fire/emergency access. All proposed 

buildings and uses are readily accessible from a simply-organized parking area, central to the site. A 

pedestrian path network connects to all site structures and uses as well as to the existing Panola Road 

sidewalk and provides safe and accessible connections from parking and drop-off areas to the main 

building, preserved natural areas, and garden areas. 

G.   Whether the proposed use will create adverse impacts upon any adjoining land use by reason of 

noise, smoke, odor, dust, or vibration generated by the proposed use.  No such adverse impacts are 

expected to be generated by the proposed use. Music may occasionally be played during meetings or 

events but will be contained within the building. The required 50’ undisturbed buffer around the 

perimeter will also be an added layer for adjoining residents.  

H.   Whether the proposed use will create adverse impacts upon any adjoining land use by reason of 

the hours of operation of the proposed use.  The hours of operation will be limited to primarily daytime 

and secondarily evening uses. The site is accessed directly from a major road, so any evening usage would 

have no significant adverse effect on surrounding neighborhoods. Noise associated with any evening 

usage will likely be minimal and contained within the building, and would have no adverse effect on 

surrounding properties. Current hours of operation are on Saturday mornings (10am -12 pm for tutoring 

and meetings) and every third Sunday at 6:00pm for general members meeting. There are occasional 

meetings and activities during the week or evenings by schedule only. 

I.   Whether the proposed use will create adverse impacts upon any adjoining land use by reason of 

the manner of operation of the proposed use.  The facility will for the most part be utilized by small 

groups of youth or adults attending classes or meetings. The facility is intended to serve community 

residents as well as members of the larger Guyanese community. No adverse impacts on neighboring 

properties are expected.    

J.   Whether the proposed use is otherwise consistent with the requirements of the zoning district 

classification in which the use is proposed to be located.  The proposed use is primarily institutional and, 

secondarily, recreational (passive recreation associated with outdoor amenity spaces, as well as 



social/recreational opportunities within the building), and is consistent with the requirements of the 

proposed OI zoning classification. 

K.   Whether the proposed use is consistent with the policies of the comprehensive plan.  The County’s 

Comprehensive plan designates this area as Suburban. The proposed OI zoning is a permitted zoning 

category and a modestly scaled institutional/Cultural Facility use are in conformity with the Suburban 

designation. The location is just outside the boundaries of the Panola Road – Young Road Neighborhood 

Center to the north, and also very near to the Covington Highway – Panola Road Neighborhood Center 

and Stonecrest city limits to the south, and as such would be transitional to the surrounding residential 

neighborhood and provide an appropriate community focal point on Panola Road. 

L.   Whether the proposed use provides for all required buffer zones and transitional buffer zones 

where required by the regulations of the zoning district in which the use is proposed to be located.  The 

proposed use will meet or exceed all required buffer zone minimum dimensions, helping to create a site 

plan that dedicates approximately 70 percent to open space including preserved natural areas, gardens, 

and other landscape buffers. 

M.  Whether there is adequate provision of refuse and service areas. Adequate service access is 

provided with a designated refuse enclosure located on the proposed site plan just east of (behind) the 

main building, and thoroughly screened by natural vegetation from nearby properties. 

N.  Whether the length of time for which the special land use permit is granted should be limited in 

duration. The SLUP application is not proposed to be for a limited duration. 

O.  Whether the size, scale and massing of proposed buildings are appropriate in relation to the size 

of the subject property and in relation to the size, scale and massing of adjacent and nearby lots and 

buildings. One small existing building is intended to remain. The one proposed building is intended to 

have a footprint no larger than 6,300 square feet and to be no more than two stories in height. (Some 

portions may be one story and some two-story, depending on the final program and budget.) Surrounding 

properties include one-and two-story residences as well as a larger (+ 4,600-sf) church directly across 

Panola Road.  

The total footprint is relatively small for the property with FAR estimated at 0.09 and a preliminary 

estimate of total impervious site coverage at <30%. With a side setback of 80 feet to the nearest property 

and with preservation of existing trees within the transitional buffer area supplemented by landscape 

plantings, the proposed building’s size, scale and massing will fit appropriately into the existing 

neighborhood context. 

P.  Whether the proposed use will adversely affect historic buildings, sites, districts, or archaeological 

resources. The proposed use will not adversely affect any historic buildings, sites, districts, or 

archaeological resources (of which there are none on the subject property to the best of our knowledge).  

 

Q.  Whether the proposed use satisfies the requirements contained within the supplemental 

regulations for such special land use permit. We believe the proposed use is consistent with all applicable 

regulations. 



R.  Whether the proposed use will create a negative shadow impact on any adjoining lot or building 

as a result of the proposed building height.  There will be no negative shadow impacts. The proposed 

two-story building will be set at least 80 feet from the nearest adjoining lot.   

S.  Whether the proposed use would be consistent with the needs of the neighborhood or the 

community as a whole, be compatible with the neighborhood, and would not be in conflict with the 

overall objective of the comprehensive plan. We believe the proposed Special Land Use Permit and 

rezoning of these two parcels will allow us to continue our community service which is of significant 

benefit to the neighborhood and community and consistent with their needs. The proposed development 

is appropriately scaled to the neighborhood, enhances the corridor and neighborhood with its significant 

open-space assets, is consistent with the Comprehensive Plan’s vision for this suburban area, and provides 

a suitable transition between nearby Neighborhood Center nodes and surrounding residential 

development. We feel certain that our project’s impact will be a positive one and we hope that it will 

likewise be viewed favorably by DeKalb County. Thank you for your consideration. 
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Character Images (Preliminary)
Examples of One to Two Story Cultural/Civic Facilities
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As presented at the Community Meeting on 7/31/2019. 

NOTE: Building is a later phase improvement. Architectural services 

have not yet been engaged. Building will be two stories (maximum)

above existing grade. Facade materials will all comply with Article 5 of 

the Zoning Ordinance.
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N.9 SLUP-19-1243515 Interim Site Plan



N.9 SLUP-19-1243515 Short-term Landscape Plan 



N.9 SLUP-19-1243515 Long-Term Site Plan 



N.9 SLUP-19-1243515 Long Term Landscape Plan



N.9 SLUP-19-1243515                                       Zoning Map



N.9 SLUP-19-1243515 Suburban Land Use
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N.9 SLUP-19-1243515 Site Photos

Property at 1970 Panola Road

Undeveloped adjacent property at 1978 Panola Road



N.9 SLUP-19-1243515 Surrounding Property Photos

Nearby Institutional Use (Christ Sanctuary Church) across 
from site at 1971 Panola Road

Adjacent single-family residence at 1966 Panola Road
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