
                  

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

 

SUBJECT: 
..Title  
COMMISSION DISTRICT(S): Commission District 03 Super District 06 

Application of Tori Engineering c/o Amber Lee to rezone property from R-75 (Residential Medium Lot-

75) zoning district to R-60 (Residential Small Lot-60) zoning district to allow twelve (12) single-family 

homes, at 2697 Kelly Lake Road. 
..Body 
 

PETITION NO: N8-2026-0452  Z-26-1248021 

PROPOSED USE: Single-family homes development. 

LOCATION: 2697 Kelly Lake Road, Decatur, Georgia 30032 

PARCEL NO. : 15 137 02 004 

INFO.  CONTACT: Andrea Folgherait, Sr. Planner 

PHONE NUMBER: 404-371-2155 

 

PURPOSE: 

Application of Tori Engineering c/o Amber Lee to rezone property from R-75 (Residential Medium Lot-75) 

zoning district to R-60 (Residential Small Lot-60) zoning district to allow twelve (12) single-family homes. 

 

 

RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL: (April 2026) Approval with Conditions. 

 

PLANNING COMMISSION: (May 5, 2026) Pending. 

 

PLANNING STAFF: (May 2026) Approval with Conditions. 

 

STAFF ANALYSIS: The applicant requests to rezone the subject property from R-75 (Residential Medium Lot-

75) to R-60 (Residential Small Lot-60) to develop up to twelve (12) single-family detached homes in a cul-de-

sac subdivision. The proposal is generally consistent with the intent of the R-60 zoning district and the Suburban 

(SUB) Character Area. The development pattern reflects surrounding residential subdivisions and introduces a 

modest increase in density that provides an appropriate transition between adjacent zoning districts. At 

approximately three (3) units per acre, the proposal remains well within the SUB Character Area’s guidance of 

up to eight (8) units per acre. The subject site is a vacant parcel located between the NC (Neighborhood Center), 

CRC (Commercial Redevelopment Corridor), and SUB Character Areas. SUB policies in the DeKalb 2050 

Unified Plan encourage well-designed, small-scale infill that expands housing choice while maintaining 

neighborhood character (pg. 14). Although the proposed subdivision meets these baseline objectives, additional 

attention to site design would better leverage its location and strengthen the relationship between residential 

development and nearby activity centers. Specifically, units located in lot 1 and lot 12 should face Kelly Lake 

Road to activate the street and remain consistent with development patterns along Kelly Lake Road. The proposed 

development meets the dimensional requirements of the R-60 zoning district in accordance with Section 2.2.1. 

However, while the applicant acknowledges the applicability of Section 5.4.3 (Streetscape elements and 

dimensions), the submitted site plan (“C4-0,” dated January 26, 2026) does not clearly demonstrate compliance. 

Specifically, the plan does not depict required streetscape components, including a sidewalk along Kelly Lake 

Road, a landscape strip along the frontage, and street trees along Kelly Lake Road and within the frontage of each 

proposed single-family lot. Other interdepartmental comments (enclosed) should be considered, particularly the 

following: - Transportation Division (Labeled as “Zoning Comments”) - Land Development Division - DeKalb 



county Public Schools (development expected to increase school capacity by five children) While the proposal is 

compatible with the surrounding development pattern and represents a low-intensity residential use, the site’s 

proximity to the NC and CRC along Candler Road warrants a more deliberate design. The plan should improve 

connectivity and streetscape engagement by reorienting Units 1 and 12 toward Kelly Lake Road, strengthening 

pedestrian connections, and incorporating stormwater features as functional site amenity. The proposal is 

consistent with the intent of the SUB Character Area and compatible with surrounding development. Therefore, 

pursuant to Sec. 27-7.3.5 (A–H), staff recommends "Approval with the attached conditions". 
 

PLANNING COMMISSION VOTE: (May 5, 2026) Pending. 

 

COMMUNITY COUNCIL VOTE/RECOMMENDATION: (April 2026) Approval (6-2-0) with the 

following conditions: 1) Applicant shall have further engagement with the community; 2) Where necessary, 

incorporate French drains and retention walls into the project. 
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Z-26-1248021 Recommended Conditions
2697 Kelly Lake Road Decatur, GA 30032

May 2026

1. Units #1- #12 shall have a direct sidewalk connection from each unit to Kelly Lake Road.

2. All proposed units’ facades should include a porch to activate an internal new street.

3. To ensure compatibility with the existing development pattern, the Applicant will supply proposed
elevations, as requested by Staff, prior to Rezoning Approval Letter.

4. The design is not limited to architectural details and the following building materials: cementitious siding,
shingle roofing or metal roofs over porches, and must comply with the applicable provisions of Article 5
Section 27-5.7.9. of the Zoning Ordinance related to building form and design.

5. A minimum of two (2) pedestrian paths shall connect the enhanced open greenspace to the public sidewalk
along S. Indian Creek Road. Additional pedestrian connectivity shall be provided along the rear (west) and
southern portions of the development to connect the internal pedestrian network to S. Indian Creek Road
via the proposed southern private drive.

6. Streetscape improvement(s) along Kelly Lake Road shall meet the requirements of Section 27-5.4.3 (A)
Streetscape elements and dimensions (1.) Improvements on new streets (2.) Improvements on existing
streets.

7. Approval of this rezoning application by the Board of Commissioners has no bearing on the requirements
for other regulatory approvals under the authority of the Planning Commission, the Zoning Board of
Appeals, or other entity whose decision should be based on the merits of the application under review by
each entity.
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Planning Commission Hearing Date: May 5, 2026 
Board of Commissioners Hearing Date: May 28, 2026 

STAFF ANALYSIS

CASE NO.:  Z-26-1248021  File ID #: 2026-0452 

Address: 2697 Kelly Lake Road, Decatur, 
GA 30032 

 Commission District: 3   Super District: 6 

Parcel ID(s): 15 137 02 004 

Request: Application of Tori Engineering c/o Amber Lee to rezone property from R-75 
(Residential Medium Lot-75) zoning district to R-60 (Residential Small Lot-60) zoning 
district to allow twelve (12) single-family homes. 

Property Owner(s):  Richard Panier, Lexer Capital 
Applicant/Agent:  Amber Lee, Tori Engineering 
Acreage:  3.76 
Existing Land Use:  Suburban 
Surrounding Properties:  North: R-75 (Residential Small Lot-75) South: MR-2 (Medium Density Residential-2) 

East: R-75 West: R-75 
Comprehensive Plan:  Suburban     Consistent   X                          Inconsistent  

STAFF RECOMMENDATION: APPROVAL WITH CONDITIONS. 

The applicant requests to rezone the subject property from R-75 (Residential Medium Lot-75) to R-60 
(Residential Small Lot-60) to develop up to twelve (12) single-family detached homes in a cul-de-sac 
subdivision. The proposal is generally consistent with the intent of the R-60 zoning district and the Suburban 
(SUB) Character Area. The development pattern reflects surrounding residential subdivisions and introduces a 
modest increase in density that provides an appropriate transition between adjacent zoning districts. At 
approximately three (3) units per acre, the proposal remains well within the SUB Character Area’s guidance of 
up to eight (8) units per acre. 

The subject site is a vacant parcel located between the NC (Neighborhood Center), CRC (Commercial 
Redevelopment Corridor), and SUB Character Areas. SUB policies in the DeKalb 2050 Unified Plan 
encourage well-designed, small-scale infill that expands housing choice while maintaining neighborhood 
character (pg. 14). Although the proposed subdivision meets these baseline objectives, additional attention to 
site design would better leverage its location and strengthen the relationship between residential development 
and nearby activity centers. Specifically, units located in lot 1 and lot 12 should face Kelly Lake Road to 
activate the street and remain consistent with development patterns along Kelly Lake Road. 

The proposed development meets the dimensional requirements of the R-60 zoning district in accordance with 
Section 2.2.1. However, while the applicant acknowledges the applicability of Section 5.4.3 (Streetscape 
elements and dimensions), the submitted site plan (“C4-0,” dated January 26, 2026) does not clearly 
demonstrate compliance. Specifically, the plan does not depict required streetscape components, including a 

DeKalb County Government Services Center 
178 Sams Street 

Decatur, GA 30030 
404-371-2155

www.dekalbcountyga.gov/planning  
https://www.dekalbcountyga.gov/planning-and-sustainability/public-hearing-agendas-info 
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sidewalk along Kelly Lake Road, a landscape strip along the frontage, and street trees along Kelly Lake Road 
and within the frontage of each proposed single-family lot.  

Other interdepartmental comments (enclosed) should be considered, particularly the following: 

- Transportation Division (Labeled as “Zoning Comments”)
- Land Development Division
- DeKalb county Public Schools (development expected to increase school capacity by five children)

While the proposal is compatible with the surrounding development pattern and represents a low-intensity 
residential use, the site’s proximity to the NC and CRC along Candler Road warrants a more deliberate design. 
The plan should improve connectivity and streetscape engagement by reorienting Units 1 and 12 toward Kelly 
Lake Road, strengthening pedestrian connections, and incorporating stormwater features as functional site 
amenity. The proposal is consistent with the intent of the SUB Character Area and compatible with 
surrounding development. Therefore, pursuant to Sec. 27-7.3.5 (A–H), staff recommends "Approval with the 
following conditions": 

1. Units #1 and #12 shall have a direct sidewalk connection from each unit to Kelly Lake Road.

2. All proposed units’ facades should include a porch.

3. Stormwater retention pond will include at least two (2) benches and will be landscaped. The Applicant will
supply proposed enhancements to the retention area prior to Rezoning Approval Letter.

4. To ensure compatibility with the existing development pattern, the Applicant will supply proposed
elevations, as requested by Staff, prior to Rezoning Approval Letter.

5. The design is not limited to architectural details and the following building materials: cementitious siding,
shingle roofing or metal roofs over porches, and must comply with the applicable provisions of Article 5
Section 27-5.7.9. of the Zoning Ordinance related to building form and design.

6. Streetscape improvement(s) along Kelly Lake Road shall meet the requirements of Section 27-5.4.3 (A)
Streetscape elements and dimensions (1.) Improvements on new streets (2.) Improvements on existing
streets.

7. Approval of this rezoning application by the Board of Commissioners has no bearing on the requirements
for other regulatory approvals under the authority of the Planning Commission, the Zoning Board of
Appeals, or other entity whose decision should be based on the merits of the application under review by
each entity.
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Zoning Comments May 2026 
 

 

N2. Z-26-1247988 (2026-0443) 1942 Columbia Drive: 

Columbia Drive is classified as a Minor Arterial. If a land development permit is required- Please refer to the 

requirements in Zoning Code 5.4.3 and Land Development Code 14-190. Requires a right of way dedication of 40 

feet from centerline OR such that all public infrastructure is within right of way, whichever greater. Requires a 10-

foot landscape strip with a 6-foot sidewalk and 4-foot bike lane OR (PREFERRED) a 10-foot multi-use path. It 

requires pedestrian scale streetlights. Snapfinger Road is classified as a Major Arterials, Refer to the requirements 

in Zoning Code 5.4.3 and Land Development Code 14-190. If not already in place: Requires a right of way dedication 

of 75 feet from the centerline of roadway, all public infrastructure must be within right of way. Requires a 10-foot 

multiuse path with pedestrian scale streetlights. Verify that all access points have intersection and stopping sight 

distance as described by AASHTO.   

 

N3&N4. CZ-26-1248015 (2026-0444) & SLUP 26-1248014 (2026-0445) 2960 N. Druid Hills Road: 

N. Druid Hilla Road is classified as a Major Arterials, also a Georgia State Route. Refer to the requirements in 

Zoning Code 5.4.3 and Land Development Code 14-190. If not already in place: Requires a right of way dedication 

of 75 feet from the centerline of roadway, all public infrastructure must be within right of way. It requires a 10-foot 

multiuse path with pedestrian scale streetlights. Verify that all access points have intersection and stopping sight 

distance as described by AASHTO.   

 

N5&N6. Z-26-1247887 (2026-0448) & LP-26-1247955 (2026-0449) 711 Hillmont Avenue: 

Hillmont Avenue is classified as a local roadway. Please refer to the requirements in Zoning Code 5.4.3 and Land 

Development Code 14-190. Requires a right of way dedication of 27.5 feet from centerline OR such that all public 

infrastructure is within right of way, whichever greater. Requires a 5-foot landscape strip with a 5-foot sidewalk. It 

requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). 

 

N7. Z-26-12478013 (2026-0450) 4700 E Ponce De Leon Avenue: 

E. Ponce Leon is classified as a Minor Arterial. If a land development permit is required- Please refer to the 

requirements in Zoning Code 5.4.3 and Land Development Code 14-190. Requires a right of way dedication of 40 

feet from centerline OR such that all public infrastructure is within right of way, whichever greater. Requires a 10-

foot landscape strip with a 6-foot sidewalk and 4-foot bike lane OR (PREFERRED) a 10-foot multi-use path. It 

requires pedestrian scale streetlights (hefowler@dekalbcountyga.gov). 

 

N8. SLUP-26-12478019 (2026-0451) 1179 Old Coach Road:  

Old Coach Road is classified as a local roadway. Please refer to the requirements in Zoning Code 5.4.3 and Land 

Development Code 14-190. Requires a right of way dedication of 27.5 feet from centerline OR such that all public 

infrastructure is within right of way, whichever greater. Requires a 5-foot landscape strip with a 5-foot sidewalk. It 

requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). 

 

N9. Z-26-1247923 (2026-0452) 2697 Kelly Lake Road:  

Kelly Lake Road is classified as a local roadway. Please refer to the requirements in Zoning Code 5.4.3 and Land 

Development Code 14-190. Requires a right of way dedication of 27.5 feet from centerline OR such that all public 

infrastructure is within right of way, whichever greater. Requires a 5-foot landscape strip with a 5-foot sidewalk. It 

requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). 
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N10, N11, N12: 4733, 4773, & 4775 Memorial Drive: 

SLUP-26-1248016 (2026-0447), SLUP-26-1248043 (2026-0489), SLUP-26-1248044 (2026-0490) 

Memorial Drive is classified as a Major Arterials, also a Georgia State Route. Refer to the requirements in Zoning 

Code 5.4.3 and Land Development Code 14-190. If not already in place: Requires a right of way dedication of 75 

feet from the centerline of roadway, all public infrastructure must be within right of way. Requires a 10-foot multiuse 

path with pedestrian scale streetlights. Verify that all access points have intersection and stopping sight distance as 

described by AASHTO.  Collingwood Drive is classified as a local roadway. Please refer to the requirements in 

Zoning Code 5.4.3 and Land Development Code 14-190. Requires a right of way dedication of 27.5 feet from 

centerline OR such that all public infrastructure is within right of way, whichever greater. It requires a 5-foot 

landscape strip with a 5-foot sidewalk. It requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). 
 

mailto:hefowler@dekalbcountyga.gov


 

 

Wednesday, March 18, 2026 

 To:        Mr. John Reid, Senior Planner 
 From:    Ryan Cira, Director, Division of Environmental Health 
 Cc:        Alan Gaines, Deputy Director, Division of Environmental Health 
 Re:       Rezone Application Review 
  
 General Comments: 
  
 DeKalb County Health Regulations prohibit use of on-site sewage disposal systems for  
     • multiple dwellings 
     • food service establishments 
     • hotels and motels 
     • commercial laundries  
     • funeral homes 
     • schools 
     • nursing care facilities 
     • personal care homes with more than six (6) clients 
     • child or adult day care facilities with more than six (6) clients  
     • residential facilities containing food service establishments 
  
 If proposal will use on-site sewage disposal, please contact the Land Use Section (404) 508-7900. 
  
 Any proposal, which will alter wastewater flow to an on-site sewage disposal system, must be  
 reviewed by this office prior to construction. 
  
 This office must approve any proposed food service operation or swimming pool prior to starting  
 construction.  
  

Public health recommends the inclusion of sidewalks to continue a preexisting sidewalk network     or begin 
a new sidewalk network.  Sidewalks can provide safe and convenient pedestrian access to a community-
oriented facility and access to adjacent facilities and neighborhoods.   

  
 For a public transportation route, there shall be a 5ft. sidewalk with a buffer between the sidewalk  
 and the road. There shall be enough space next to sidewalk for bus shelter’s concrete pad  
 installation. 
  
 Since DeKalb County is classified as a Zone 1 radon county, this office recommends the use of  
 radon resistant construction. 



 

 
 

  

  
3/18/2026 

  

 N1-2026-0453 TA-26-1248040 

 - Text amendment. See general comments. 

  

 N2-2026-0443 Z-26-1247988 

 1942 Columbia Drive, Decatur, GA 30032 

 - See general comments. 

  

 N3-2026-0444 CZ-26-1248015 

 2960 North Druid Hills Road, Atlanta, GA 30329 

 - See general comments 

 

 

 N4-2026-0445 SLUP-26-1248014 

 2960 North Druid Hills Road, Atlanta, GA 30329 

 - SLUP. See general comments. 

  

 N5-2026-0448 LP-26-1247955 

 711 Hillmont Avenue, Decatur, GA, 30030 

 - See general comments. 

  

 N6-2026-0449 Z-26-1247887 

 711 Hillmont Avenue, Decatur, GA 30030 

 - See general comments. 

  



 

 
 

 3/18/2026 

  

  

  

 N7-2026-0450 Z-26-1248013 

 4700 East Ponce De Leon Avenue 

 - See general comments. 

  

 N8-2026-0451 SLUP-26-1248019 

 1179 Old Coach Road, Stone Mountain, Ga 30083 

 - SLUP. Personal care home. DeKalb County Health Regulations prohibit use of on-site sewage disposal 
systems for personal care facilities with more than 6 clients. 

  

 N9-2026-0452 Z-26-1248021 

 2697 Kelly Lake Road, Decatur, Ga 30032 

 - See general comments. 

  

 N10-2026-0447 SLUP-26-1248016 

 4733, 4773, and 4785 Memorial Drive, Decatur, GA 30032 

 - SLUP. See general comments. 

  

 N11-2026-0489 SLUP-26-1248043 

 4733, 4773, and 4785 Memorial Drive, Decatur, GA 30032 

 - SLUP. See general comments. 

  

 N12-2026-0490 SLUP-26-1248044 

 4733, 4773, and 4785 Memorial Drive, Decatur, GA 30032 

 - SLUP. See general comments.  

 

 

 

 

 

 

 

 

 



DeKalb County School District Analysis Date: 3/11/2026

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools

Kelley Lake 

Elementary 

School

McNair 

Middle 

School

McNair High 

School

Other DCSD 

Schools Private Schools Total

Capacity 480 1,200 1,674
Portables 2 0 0
Enrollment (Oct 2024) 302 707 770
Seats Available 178 493 904
Utilization (%) 62.9% 58.9% 46.0%

New students from development 1 0 1 2 1 5

New Enrollment 303 707 771
New Seats Available 177 493 903
New Utilization 63.1% 58.9% 46.1%

Calculation Details
Inputs Unit Type

Attend 

Home 

School

Attend 

other DCSD 

School

Private 

School Total

Elementary 0.0371 0.0962 0.0714 0.2047
Middle 0.0000 0.0357 0.0357 0.0714
High 0.0714 0.1000 0.0000 0.1714

Total 0.1085 0.2319 0.1071 0.4475

Elementary 0.45 1.15 0.86 2.46
Middle 0.00 0.43 0.43 0.86
High 0.86 1.20 0.00 2.06

Total 1.31 2.78 1.29 5.38

Elementary 1 1 1 3
Middle 0 0 0 0
High 1 1 0 2

Total 2 2 1 5

Proposed development of 12 Single-family detached homes. 

DeKalb County Z-26-1248021
15 137 02 004

Tori Engineering c/o 
2697 Kelly Lake Road, Decatur GA 30032

Yield Rates

(students per unit based 
on comparable 
developments)

Units x Yield Rates

New Students from 

Development

(rounded result)

Proposed Units

When fully constructed, this development would be expected to generate 5 students: 1 at Kelley Lake 
Elementary School, 0 at McNair Middle School, 1 at McNair High School, 2 at other DCSD schools, and 
1 at private school. The additional homes are not expected to have a significant impact on the 
neighborhood schools.

SF 12



DEKALB COUNTY GOVERNMENT 

PLANNING DEPARTMENT 

DISTRIBUTION FORM 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO EXPEDITE THE PROCESS TO JOHN REID 

jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov  

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

________________________________________________________________________________________________________

________________________________________________________________________________________________________

________________________________________________________________________________________________________

• Storm Water Management

________________________________________________________________________________________________________

________________________________________________________________________________________________________

________________________________________________________________________________________________________

• Flood Hazard Area/Wetlands

________________________________________________________________________________________________________

________________________________________________________________________________________________________

________________________________________________________________________________________________________

• Landscaping/Tree Preservation

________________________________________________________________________________________________________

__________________________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________________________

• Tributary Buffer

________________________________________________________________________________________________________

________________________________________________________________________________________________________

________________________________________________________________________________________________________

mailto:mcwilliams@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


DEKALB COUNTY GOVERNMENT 

PLANNING DEPARTMENT 

DISTRIBUTION FORM 

 
NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO EXPEDITE THE PROCESS TO JOHN 

REID jreid@dekalbcountyga.gov  AND/OR LASONDRA HILL lahill@dekalbcountyga.gov  
 

REZONE 

COMMENTS FORM: 

PUBLIC WORKS ROAD AND DRAINAGE 
 

 

 

Case No.:  ____________________________________ Parcel I.D. #: ________________________________________ 
 

 

Address:  ___________________________________________________________________________________________ 

 

 

Drainage Basin: ______________________________________________________________________________________ 

 

Upstream Drainage Area: ______________________________________________________________________________  

 

Percent of Property in 100-Year Floodplain: ______________________________________________________________ 
 

 

Impact on property (flood, erosion, sedimentation) under existing zoning: _____________________________________ 

 

_____________________________________________________________________________________________________  

 

Required detention facility(s): _________________________________________________________________ 

 

 
COMMENTS: 

 

____________________________________________________________________________________________________ 

 

____________________________________________________________________________________________________ 

 

____________________________________________________________________________________________________ 

 

____________________________________________________________________________________________________ 

 

____________________________________________________________________________________________________ 

 

____________________________________________________________________________________________________ 

 

____________________________________________________________________________________________________ 

 

____________________________________________________________________________________________________ 

 

 
 

Signature: ________________________________________________________ 

mailto:jreid@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov


DEKALB COUNTY 

GOVERNMENT PLANNING 

DEPARTMENT DISTRIBUTION 

FORM 

 

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO EXPEDITE THE PROCESS TO JOHN 

REID jreid@dekalbcountyga.gov AND/OR LASONDRA HILL lahill@dekalbcountyga.gov  
 

COMMENTS FORM: 

PUBLIC WORKS WATER AND SEWER 

 

Case No.: ______________________________ Parcel I.D. #: _________________________________________ 

 

Address: _______________________________________________________________ 

 

_______________________________________________________________________ 

 

_______________________________________________________________________ 
 

WATER: 

 

Size of existing water main: _______________________________________________ (adequate/inadequate) 

 

Distance from property to nearest main: _________________________ Size of line required, if inadequate: _____________ 

 

_______________________________________________________________________________________________________ 

 

SEWER: 

 

Outfall Servicing Project: _____________________________________________________________________ 

 

Is sewer adjacent to property: Yes _____ No _____ If no, distance to nearest line: ______________________ 

 

Water Treatment Facility:_________________________ adequate _____ inadequate _____ 

 

Sewage Capacity: ________________________ (MGPD) Current Flow: _________________________ (MGPD) 

 

COMMENTS: 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

_______________________________________________________________________________________________________ 

 

 

 
Signature: _________________________________________ 

mailto:jreid@dekalbcountyga.gov
mailto:lahill@dekalbcountyga.gov






 

 

January 25, 2026 

Subject: Community Meeting Notice 

 

Dear Neighbor, 

You are receiving this notice on behalf of petitioner Richard Panier of Lexer Capital.  An 

application will be submitted to Dekalb County to pursue the rezoning of 2697 Kelly Lake Road, 

Decatur, Georgia from R-75 to R-60 for the construction of 12 single family homes.  To find out 

more information about the project and to have any of your questions answered, please join the 

upcoming community meeting: 

Date: Monday, February 9, 2026 

Time: 5:00 PM 

Location: Virtual Teams Meeting 

Join: https://teams.microsoft.com/meet/25341243698689?p=u5I87yvulaMHki8fu6  

Meeting ID: 253 412 436 986 89  

Passcode: Xv7jt7R9 

Dial in by phone  

+1 872-395-5658,,124883848# 

Phone conference ID: 124 883 848# 

If you have any questions about the meeting, please call (404) 971-6915 or e-mail 

amber.lee@toriengineering.com.  We look forward to engaging with you. 

 

Sincerely, 

Amber Lee 

Managing Director 

Tori Engineering 

 

 



Pre-submittal Community Meeting for Rezoning of 2697 Kelly Lake

Yo Ο LIVE の 23:58
87

End meeting
Chat Q&A People Raise View More Camera Mic Share Leave

O Recording and transcription

Started automatically per the meeting

organizer's settings. Privacy policy.

X Participants

Invite someone or dial a number Q

Amber Lee Warren Lee III

Share invite

의 +1 404-243-9661 (External) σ

+1 404-421-9322 (External)

+1 404-496-4598 (External) +1 404-421-9322 (External) 음 +1 404-453-4068 (External)

+1 404-496-4598 (External)

+1 404-519-3286 (External) Leaving...

+1 404-243-9661 (External) +1 404-453-4068 (External)
JD Judy DuMont (External) Leaving...

RP Richard Panier (External)

RP Others invited (1)

5:19 P



February 16, 2026 

DeKalb County Department of Planning & Sustainability 

178 Sams Street 

Decatur, GA 30030 

Re: Letter of Intent – Rezoning Application 

Subject Property: 2697 Kelly Lake Road, Decatur, GA 30032 

Parcel ID: 15 137 02 004

Dear Planning & Sustainability Staff, 

This Letter of Intent is submitted in support of an application to amend the Official Zoning Map 

of DeKalb County for the above-referenced property. 

1. Existing and Proposed Zoning

The subject property is currently zoned R-75. The applicant respectfully requests rezoning to 

R-60. 

2. Purpose and Justification for Rezoning

The intent of the requested rezoning is to allow a single-family detached residential development 

that better fits the site’s topography, frontage, and required street alignment. Under the existing 

R-75 zoning, physical constraints limit feasible lot layout and result in an inefficient site design. 
Rezoning to R-60 would allow a more practical subdivision layout while maintaining a low-

density, single-family character consistent with the surrounding neighborhood.

The requested zoning district remains residential in nature and does not introduce multifamily, 

commercial, or mixed-use development. The proposal aligns with the long-term planning goals 

of DeKalb County by promoting compatible infill development and efficient use of existing 

infrastructure. 

3. Existing Use of the Property

The property is currently vacant and underutilized. 



4. Proposed Use of the Property

If approved, the property will be developed as a single-family detached residential 

subdivision, consistent with the permitted uses of the R-60 zoning district. No non-residential 

uses are proposed. 

5. Characteristics of the Proposed Development

The proposed development is anticipated to include the following general characteristics: 

• Type of Development: Detached single-family homes

• Number of Units: Approximately twelve (12) homes

• Home Size: Approximately between 1,943 to 2,372 square feet per dwelling

• Height: In compliance with R-60 zoning standards

• Site Layout: Lots arranged along an internal street with a cul-de-sac designed to align

with La Fortune Drive

• Infrastructure: Sidewalks, on-site stormwater management, and required buffers and

landscaping

• Design Intent: Traditional residential architecture compatible with the surrounding

neighborhood

6. Community Compatibility and Engagement

The proposed rezoning maintains the established single-family residential character of the Kelly 

Lake Road area. Lot sizes, building scale, and overall density are consistent with nearby 

residential development. Required setbacks, buffering, and landscaping will be provided to 

ensure compatibility with adjacent properties. 

A pre-submittal community meeting has been conducted in accordance with DeKalb County 

requirements. Community feedback has been considered and incorporated where feasible, and 

the applicant remains committed to ongoing engagement with nearby residents including a 

second in-person community meeting and throughout the rezoning and development process. 

7. Impact Considerations

Traffic and sewer impact analyses have been completed and indicate that the proposed 

development will not create adverse impacts on surrounding properties or public infrastructure. 

The development will generate very minimal increase in traffic, will not require roadway 

signalization, and will be adequately served by existing water and sewer systems. The project 

will not negatively affect schools, public services, or neighborhood character. 



Thank you for your time and consideration of this rezoning request. We appreciate the guidance 

and support provided by DeKalb County Planning & Sustainability staff throughout the pre-

application and review process. Please contact the undersigned if additional information is 

required. 

 

Sincerely, 

Amber Lee 

Director of Operations 

Tori Engineering 

691 John Wesley Dobbs Ave NE, Suite 26 

Atlanta, GA 30312 

 

 

On behalf of: 

Richard Panier, Lexer Capital 

 



IMPACT ANALYSIS 

A. Is the zoning proposal in conformity with the policy and intent of the Comprehensive

Plan?

Yes. The zoning proposal is consistent with the policy and intent of the DeKalb County 2035 

Comprehensive Plan. 

The Subject Property is designated Suburban on the Future Land Use Map. The proposed rezoning 

and single‑family residential development are consistent with this designation, which supports 

stable, low‑ to moderate‑density residential neighborhoods and compatible infill development. 

The proposal reinforces traditional neighborhood development patterns by maintaining 

single‑family residential use, protecting established neighborhoods from incompatible 

development, and promoting a development scale and density that is compatible with surrounding 

properties. The requested zoning allows for a practical site layout that respects existing 

neighborhood character while making efficient use of available infrastructure. 

In addition, the proposal supports Comprehensive Plan policies related to neighborhood 

compatibility, street connectivity, walkability, and context‑sensitive design. Overall, the requested 

rezoning is compatible with surrounding land uses and advances the goals, objectives, and policies 

of the Comprehensive Plan. 

B. Will the zoning proposal permit a use that is suitable in view of the use and

development of adjacent and nearby properties?

Yes. The zoning proposal will permit a use that is suitable in view of the use and development of 

adjacent and nearby properties. 

With the exception of a recently constructed multifamily development near the intersection of 

Kelly Lake Road and Candler Road, the surrounding area is predominantly developed with 

single‑family detached residences. The existing R‑75 zoning reflects this established development 

pattern. The proposed R‑60 zoning continues to permit single‑family residential use and introduces 

a housing type that is compatible in scale, massing, and character with nearby homes. 

The proposed development will incorporate appropriate setbacks, buffering, landscaping, and 

context‑sensitive architectural design to ensure compatibility with adjacent properties and the 

surrounding neighborhood. The homes will be consistent with the residential character of the area 

and will complement existing development patterns. 

Additionally, the proposal provides an opportunity for a well‐designed, single‑family 

homeownership in an area experiencing rising housing costs, without introducing an intensity or 

use that is inconsistent with nearby development. Accordingly, the requested zoning district is 

suitable and compatible considering existing and planned development in the surrounding area. 



C. Does the property to be affected by the zoning proposal have a reasonable economic use

as currently zoned?

Yes, the property has a reasonable economic use as currently zoned; however, development under 

the existing R-75 zoning is constrained by site specific conditions that limit practical lot layout 

and efficient use of the property. R-75 zoning is constrained by site-specific conditions that 

limit practical lot layout and efficient use of the property. 

Under the current zoning classification, required lot width, setbacks, and frontage standards restrict 

the ability to design a feasible subdivision that responds appropriately to the site’s topography and 

street alignment. As a result, development under R-75 would yield a less efficient layout that does 

not optimize infrastructure, grading, or overall site design. R-75 would yield a less efficient 

layout that does not optimize infrastructure, grading, or overall site design. 

The requested rezoning to R-60 allows for a more practical and context sensitive development 

pattern while maintaining a low density, single-family residential use consistent with the 

surrounding neighborhood. R-60 allows for a more practical and context-sensitive 

development pattern while maintaining a low-density, single-family residential use 

consistent with the surrounding neighborhood. 

D. Will the zoning proposal adversely affect the existing use of usability of adjacent or 
nearby properties?

No. The zoning proposal will not adversely affect the existing use or usability of adjacent or nearby 

properties. 

The proposed development is designed to be compatible with the surrounding single-family 

neighborhoods and will maintain the established residential character of the area.  The use scale, 

and intensity of development permitted under the proposed zoning district are consistent with 

nearby properties and do not introduce incompatible land uses. to provide a smooth transition 

between uses.  

Appropriate setbacks, buffering, landscaping, and context-sensitive site design will be provided to 

ensure a smooth transition between the proposed development and adjacent properties.  Site design 

standards, including lighting controls, and required buffers, will further minimize potential impacts 

related to privacy, noise, or visual character. 

Because the proposal maintains a single-family residential use and incorporates design measures 

intended to benefit adjacent properties, approval of the requested rezoning will not adversely 

impact nearby properties and will complement existing neighborhood development patterns. 



E. Are there 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?

No. There are no other existing or changing conditions that would warrant disapproval of the 

zoning proposal. 

The request represents a modest adjustment in residential density, increasing the number of single-

family homes from nine (9) to twelve (12), while maintaining a use consistent with surrounding 

properties. This adjustment does not alter the fundamental residential character of the 

neighborhood.  

There are no environmental, infrastructural, or land use conditions affecting the subject property 

that would adversely impact its development under the proposed zoning. Existing public utilities, 

roadway access, and surrounding development patterns adequately support the proposed use. 

Accordingly, there are no additional conditions affecting the use or development of the property 

that would negatively impact the proposal.

F. Will the zoning proposal adversely affect historic building, sites, districts, or

archaeological resources?

No. The zoning proposal will not adversely affect any historic buildings, sites, districts, or 

archaeological resources. 

The Subject Property is not located within a locally designated historic district, nor is it known to 

contain any designated historic structures or recorded archaeological resources. Based on available 

information, the proposed rezoning and subsequent development will not result in adverse impacts 

to historic, cultural, or archaeological resources. 

Accordingly, approval of the requested zoning change will not affect historic properties or 

resources protected under applicable DeKalb County, state, or federal regulations. 

G. Will the zoning proposal result in a use which would or could cause excessive or

burdensome use of existing streets, transportation facilities, utilities, or schools?

 No. The proposed development will not result in excessive or burdensome use of existing streets, 

transportation facilities, utilities, or schools. 



Based on the Institute of Transportation Engineers (ITE) Trip Generation Manual, 12th Edition, 

the proposed twelve (12) single family detached homes are expected to generate approximately 17 

trips during the AM peak hour and 15 trips during the PM peak hour. This level of traffic can 

be accommodated by the existing roadway network and does not represent a significant increase 

relative to existing conditions. This represents less than one additional vehicle per minute during 
peak hours.

The requested rezoning allows for improved site design by enabling the subdivision entrance to 

align with La Fortune Drive, resulting in safer access and a more efficient internal street layout 

compared to development under the existing R-75 zoning, which would otherwise result in an 

offset intersection or irregular lot configuration. 

The Subject Property is served by existing public water and sanitary sewer infrastructure, and 

available capacity has been verified and approved by DeKalb County. The modest increase in the 

number of single-family homes from nine (9) to twelve (12) will not create an excessive or 

burdensome demand on public utilities or local schools.

Accordingly, the proposed rezoning will not result in undue impacts to transportation facilities, 

utilities, or public services. 

H. Will the zoning proposal adversely impact the environment or surrounding natural 
resources?

No. The zoning proposal will not adversely impact the environment or surrounding natural 

resources. 

The proposed rezoning allows for a single family residential development that is consistent with 

existing land uses in the area and does not introduce an intensity of development that would 

adversely affect natural resources. Development of the property will comply with all applicable 

federal, state, and local environmental regulations, including requirements related to stormwater 

management, tree protection, erosion and sedimentation control, and protection of any regulated 

environmental features, as applicable. Single-family residential development that is 

consistent with existing land uses in the area and does not introduce an intensity of 

development that would adversely affect natural resources. Development of the property will 

comply with all applicable federal, state, and local environmental regulations, including 

requirements related to stormwater management, tree protection, erosion and sedimentation 

control, and protection of any regulated environmental features, as applicable. 

Compliance with these regulations ensures that potential environmental impacts are minimized 

and that surrounding natural resources are protected. Accordingly, the proposed rezoning is not 

expected to result in adverse environmental impacts. 
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DeKalb County 

(404) 371-2155 (o) 
www.dekalbcountyea,eov 

Government Services Center 
178 Sams Street 

Decatur, GA 30030 
www.dcknlbcountyca.cov/ptannln~ 

GEORC.I& 

DEPARTMENT OF PLANNING & SUST AlNABILITY 

Chief of Executive Officer 
Lorraine Cochran-Johnson 

PRE-APPLICATION FORM 
REZONE, SPECIAL LAND USE PERMIT, MODIFICATION, AND LAND USE 

(Required prior to filing application. Signed copy of this form must be submitted at filing.) 

Applicant(s) Name: _A_m_b_e_r_L_ee ____________ Phone:  

Director 
Juliana A. Njoku 

Email:  Commission District(s): _3_&_6 ______ _ 

Property Address: 2697 Kelly Lake Road, Decatur 30032 

Tax Parcel ID: 15 137 02 004 Acreage: _3_.7_6 _________ _ 

Existing Use: Residential vacant Proposed Use: S.f., detached subdivision. 

Supplemental Regs: ____________ Overlay District: _N_o ___________ _ 

0 Rezoning: Existing Zoning: R-75 Proposed Zoning: _R_-6_0 _________ _ 

ORI: ---- Square Footage/Number of Units: _______ _ 

Rezoning Request: Rezone to R-60 for approximately 12 detached single-family homes, internal 

roadway, sidewalks, and on-site stormwater management. 

D Land Use Plan Amendment - Existing Land Use: SUB Proposed Land Use: ___ Consistent ~ Inconsistent D 

Land Use Amendment Request: _N_I_A __________________________ _ 

D Special Land Use Permit Article Number(s) 27-____________________ _ 

Special Land Use Request(s): _N_I_A _________________________ _ 

D Major Modification - Existing Zoning Conditions: _N_o_n_e __________________ _ 

n/a Major Modification Request: ____________________________ _ 

n/a 

rnnrfitinn(~\ tn hP mnrfifiprf• n/a 



DEPARTMENT OF PLANNING & SUSTAINABILITY 

WHAT TO KNOW BEFORE YOU FILE YOUR APPLICATION 

Pre-submittal Community Meeting: 219125 w/15 day notice Calendar Dates: CC: _A_p_ril _____ _ 

PC: May BOC: May ----------
Letter of Intent: _x __ Impact Analysis: _x __ Owner Authorization(s): _x __ Campaign Disclosure: _x __ 

Public Notice, Signs: _x_ Tree Survey, Conservation (if applicable): _x _ 

Submittal Format: 

ONE (1) COMBINED, PDF DOCUMENT UPLOAD via OUR ONLINE PORT AL. 

Site Plan Checklist, if applicable: 

* Density * Frontage * Sidewalks 
* Density Bonuses * Street Width * Fencing/Walls 
* MixofUses * Landscape Strips * Building Height 
* Open Space * Parking - Auto * Building Separation 
* Enhanced Open Space * Parking - Bicycle * Building Orientation 
* Pedestrian Plan * Screening * Streetscapes 
* Lot Size * Perimeter Landscapes * Garages 
* Setbacks: front, sides, side comer, rear * Bldg Materials: Roof, Fenestration, Fa~ade Design 

Possible Variances: Variances may be sought. Staff will perform a more comprehensive view of 

the site plan upon submission. 

Comments: The applicant is requesting a rezone to R-60 for 12 detached single-family units. The applicant 

should review R-60 requirements in Section 2.2.1, Streetscape elements in section 5.4.3, and site 

& parking area landscaping for single-family residential lots in Section 5.4.4. The subject site is 

adjacent to a Neighborhood Center (NC) land use designation but is located within a Suburban 

(SUB) Character Area. Applicant should consider both as this is a transitional parcel. Staff discussed a 

cottage home development which would continue the single-family detached housing type to conform 

with the existing neighborhood development pattern while including more pedestrian connectivity and 

community- focused design other than a cul-de-sac next to a NC and commercial corridor of Candler Road 

For Cottage development requirements see Section 5. 7 .9. 

Community meeting deadline is Feb. 9th, with a 15-day prior notification to property owners. If that 

requirement is not met, you will have to wait for the July zoning cycle. 

Planner: And • Date: February 3, 2026 

cJ / 1,1 /:JJJ12& 
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	jreiddekalbcountygagov ANDOR LASONDRA HILL lahilldekalbcountygagov: Z-26-1248021 (2697 Kelly Lake Road)
	TransportationAccessRow 1: 
	TransportationAccessRow 2: 
	TransportationAccessRow 3: 
	Storm Water Management 1: Full stormwater system and runoff reduction will be required 
	Storm Water Management 2: 
	Storm Water Management 3: 
	Flood Hazard AreaWetlands 1: No flood hazard or wetlands on this project
	Flood Hazard AreaWetlands 2: 
	Flood Hazard AreaWetlands 3: 
	LandscapingTree Preservation 1: 
	LandscapingTree Preservation 2: 
	LandscapingTree Preservation 3: 
	Tributary Buffer 1: 
	Tributary Buffer 2: 
	Tributary Buffer 3: 
	Address: 2697 Kelly Lake Road, Decatur 30032
	Drainage Basin: Doolittle Creek
	Upstream Drainage Area: N/A
	Percent of Property in 100Year Floodplain: 0%
	Impact on property flood erosion sedimentation under existing zoning 1: There is no record of flood,
	Impact on property flood erosion sedimentation under existing zoning 2: erosion and sedimentation under existing zoning.
	Required detention facilitys: Yes
	COMMENTS 8: 
	Signature2_es_:signer:signature: 
	Case No: Z-26-1248021
	Parcel ID: 15 137 02 004
	Address 1: 2697 Kelly Lake Road
	Address 2: Decatur, GA 30032
	Address 3: 
	Size of existing water main: 24" DI
	Size of line required if inadequate: 
	Distance from property to nearest main 1: adjacent
	Distance from property to nearest main 2: 
	Outfall Servicing Project: Doolittle creek
	Is sewer adjacent to property Yes: 
	No:  X
	If no distance to nearest line: 109 ft
	Water Treatment Facility: Snap Finger
	adequate: 
	inadequate: 
	Sewage Capacity: 28
	Current Flow: 36
	COMMENTS 1: The rezoning application if approved will will not affect existing County roads and 
	COMMENTS 2: drainage infrastructure. However, additional structures will be required to support
	COMMENTS 3: stormwater management on site per the requirements of Sec. 14-40 of the
	COMMENTS 4: DeKalb County codes.
	COMMENTS 5: 
	COMMENTS 6: 
	COMMENTS 7: 
	Signature5_es_:signer:signature: Yola Lewis


