
                  

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

 

SUBJECT: 
..Title  
COMMISSION DISTRICT(S): 3 and 6 

Application of Tikay Investments, LLC c/o Battle Law, P.C. to rezone properties from R-75 (Residential 

Medium Lot-75) zoning district to MR-1 (Medium Density Residential-1) zoning district to allow for a 

mixed residential community, at 2674, 2682 and 2690 Gresham Road. 
..Body 
 

PETITION NO: D3-2026-0143  Z-26-1247933 

PROPOSED USE: Mixed residential community. 

LOCATION: 2674, 2682 and 2690 Gresham Road, Atlanta, GA 30316 

PARCEL NO. : 15 117 01 105; 15 117 01 025; 15 117 01 104 

INFO.  CONTACT: Adam Chappell, Sr. Planner 

PHONE NUMBER: 404-371-2155 

 

PURPOSE: 

Application of Tikay Investments, LLC c/o Battle Law, P.C. to rezone properties from R-75 (Residential Medium 

Lot-75) zoning district to MR-1 (Medium Density Residential-1) zoning district to allow for a mixed residential 

community. 

 

 

RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL: (June 2026) Approval with Conditions. (Feb. 2026) Two-cycle deferral. 

 

PLANNING COMMISSION: (July 7, 2026) Pending. (March 3, 2026) Two-cycle deferral. 

 

PLANNING STAFF: (July 2026) Full-Cycle Deferral. (March 2026) Two-Cycle Deferral.  

 

STAFF ANALYSIS: The applicant requests a rezoning of the subject properties from the R- 75 (Residential 

Medium Lot-75) zoning district to the MR-1 (Medium Density Residential-1) zoning district to allow for a mixed 

residential community consisting of up to 63 single-family attached and detached dwellings. The proposal for the 

development site has changed several times since the original submittal. The original proposal called for a 

rezoning of three (3) properties, comprising 4.45 acres, to the MR-2 (Medium Density Residential-2) zoning 

district. The site plans for the original application showed 17 structures with a total of 51 dwelling units at a 

density of 11.46 units per acre. The units were proposed to be located on separate floors of these structures; as 

the units were proposed solely as rental units, Staff considered the overall use of the site to be a multifamily use. 

A revised application was submitted by the applicant in May 2026, adding the property designated as 2666 

Gresham Road (Tax Parcel ID: 15-117-01-024) to the request. Instead of rezoning the properties to the MR-2 

zoning district, the applicant has altered their request to rezone the four (4) properties, comprising approximately 

5.91 acres, to the MR-1 zoning district instead. A new site plan, titled “Concept Site Plan Gresham Road 

Development” and dated March 16, 2026, proposes a fee-simple development consisting of up to 63 single-family 

dwellings at a density of 10.66 units per acre - 53 of which are proposed as single-family attached (townhome) 

dwellings and 10 of which are proposed as single-family detached dwellings. The properties are located within 

the outer edge of a Town Center (TC) character area. Per the DeKalb County 2050 Unified Plan, “the intent of 

the Town Center is to promote the concentration of higher intensity residential and commercial uses, which serve 

several communities surrounding the center, in order to reduce automobile travel, promote walkability, and 

increase transit usage” (DeKalb County 2050 Unified Plan, pg. 33). This character area is second only to Regional 



Center (RC) character areas in terms of size, scope and intensity, and is supportive of residential densities of up 

to 60 units per acre. The properties are also in close proximity to the Interstate-20 Corridor Compatible Use (I-

20) Overlay District, which permits multifamily dwellings by-right (with some exceptions, per Section 3.33.5 of 

the Zoning Ordinance) at densities of up to 40-60 units per acre, depending on the Tier classification within the 

Overlay. Notwithstanding high densities and building heights typically supported, “properties located along the 

outer edges of the Town Center Character Area shall be sensitive to building height and density of adjacent single-

family residential; the edge of the activity center should serve as a transition zone, buffering more intense uses in 

the core from adjacent single-family neighborhoods and other uses outside the activity center’s boundaries” 

(DeKalb County 2050 Unified Plan, page 33). While most of the properties to the north along Gresham Road 

consist of larger lots dedicated to commercial uses, the vast majority of properties to the west, south, and east are 

developed with single-family detached dwellings that are part of established subdivisions. The updated site plans 

and elevations show a notable improvement over the original proposal, providing a more diverse building stock 

and including some areas of accessible open space. Smaller detached dwellings are proposed along the 

development site’s eastern and western perimeter along Gresham Road, which help to provide a more gradual 

transition from standard single-family detached dwellings to the south and west – the vast majority of which 

appear to be single-story “ranch” houses typical of the mid-twentieth century. Internally, some areas of open 

space have been provided in the center and southeastern corner of the development site. Additional streets are 

provided (compared to the one (1) with the original proposal), which allow for a rudimentary system of blocks 

on which the majority of the units front (with front-loading garages). The streets are proposed to be private streets 

built to public standards. From a land use perspective, the proposal represents an adequate transition in density 

and building form from the existing developments to the west, south, and east, and to potential developments to 

the north that would be encouraged/permitted in the I-20 Overlay to the north. There are certain aspects of the 

layout of the proposal that may not fully align with the intent of the Town Center Character Area, however: • 

Lack of interconnectivity. The subject properties are included within the study area of the 2013 Gresham Road 

Master Active Living Plan (MALP). The report highlights the Gresham Road corridor as one of several 

“characterized by having a few major arterials and collector streets with many disconnected local streets” 

(Gresham Road Master Active Living Plan, page 18). Activity centers such as the Town Center encourage 

connectivity with existing Rights-of-Way (ROW’s) wherever conditions allow. Concerns posed during previous 

public hearings have largely revolved around traffic issues. The number of units proposed is well short of 

warranting a traffic impact study (see Section 5.3.4. of the Zoning Ordinance); however, the lack of a connection 

with the existing Larkspur Drive is reminiscent of previous insulated cul-de- sac developments - which are some 

of the largest contributors to vehicle congestion in the Atlanta metro area and throughout the country. Concept 

plans within the Gresham Road Master Active Living Plan (pages 31 and 33) show a possible connection to 

Larkspur Drive and encourage new east-west connections. • Design of blocks and lack of engagement with 

external/internal streets and open space areas. The proposed detached dwellings along Gresham Road do not 

appear to engage this corridor. Internal attached and detached units contain front-loading garages, with some 

driveways located at the intersection of internal streets. While front-loading garages are common for many 

attached developments, there does not appear to be any real engagement of these units with the central areas of 

enhanced open spaces; the primary entrances of the dwellings are adjacent to the front-loading garages/driveways. 

There do not appear to be any entrances from the units to the network of paths in the central open space. Front 

loading garages can still be provided, but the creation of additional blocks and alternate entrances for dwelling 

units could provide for an environment that is more friendly and attractive to pedestrians. While an expansion 

over the single-street provided with the original proposal, the updated site plan still resembles a suburban design 

that is more car-oriented. Discussions are ongoing with the applicant to help further refine the site plan to better 

match the intents of the TC Character Area and Gresham Road MALP. Additionally, the inclusion of the fourth 

property was not reflected in the advertising and for the agendas including this rezoning application, necessitating 

a deferral. Therefore, the Planning and Sustainability recommends a “Full-Cycle Deferral to the September 2026 

zoning agenda” of this rezoning application to address all outstanding issues with the proposal. 

 

PLANNING COMMISSION VOTE: (July 7, 2026) Pending. (March 3, 2026) Two-Cycle Deferral 7-0-0. 

Motion was made by Commissioner Moore, seconded by Commissioner Patton for a two-cycle deferral, per Staff 

recommendation. 



 

COMMUNITY COUNCIL VOTE/RECOMMENDATION: (June 2026) Approval (7-0-0) with the 

following conditions: 1) To provide all required transportation improvements required by the Traffic Impact 

Study; and 2) To redesign the site to allow for a second access point. (February 2026) Two-cycle deferral 10-

0-0. The Council recommended a two-cycle deferral to allow time for the applicant to clarify if the land use will 

be apartments, townhomes, or triplex; to consider alternative designs; and, to address traffic, parking, and 

stormwater concerns.  
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DeKalb County Government Services Center 

178 Sams Street, Decatur, GA 30030 
404-371-2155 

Planning & Sustainability Public Hearings 
 

Planning Commission Hearing Date: July 7, 2026 

Board of Commissioners Hearing Date: August 13, 2026 
 

STAFF ANALYSIS 
 

CASE NO.: Z-26-1247933 File ID #: 2026-0143 
 

   Address: 
 

 2674, 2682 & 2690 Gresham Road, Atlanta 30316 
 

Commission Districts: 3 & 6 

Parcel ID(s):  15-117-01-105; 15-117-01-025; 15-117-01-104 

Request: 
 Rezone property from R-75 (Residential Medium Lot-75) zoning district to MR-1 

(Medium Density Residential-1) zoning district to allow for a mixed residential community. 

Property Owner(s): Tikay Investments, LLC 

Applicant/Agent: Tikay Investments, LLC c/o Battle Law, P.C. 

Acreage: Approx. 4.45 acres 

Existing Land Use: Single-family detached dwellings 

Adjacent Zoning: North: R-75  East: R-75  South: R-75  West: O-I (across Gresham Road) 

Character Area Town Center (TC) 

Comprehensive Plan:  Consistent  Inconsistent 

 

STAFF RECOMMENDATION: FULL-CYCLE DEFFERAL. 

 

The applicant, Tikay Investments, LLC c/o Battle Law, P.C., requests a rezoning of the subject properties from the R-

75 (Residential Medium Lot-75) zoning district to the MR-1 (Medium Density Residential-1) zoning district to allow 

for a mixed residential community consisting of up to 63 single-family attached and detached dwellings. 
 

The proposal for the development site has changed several times since the original submittal. The original proposal 

called for a rezoning of three (3) properties, comprising 4.45 acres, to the MR-2 (Medium Density Residential-2) 

zoning district. The site plans for the original application showed 17 structures with a total of 51 dwelling units at a 

density of 11.46 units per acre. The units were proposed to be located on separate floors of these structures; as the 

units were proposed solely as rental units, Staff considered the overall use of the site to be a multifamily use. 
 

A revised application was submitted by the applicant in May 2026, adding the property designated as 2666 Gresham 

Road (Tax Parcel ID: 15-117-01-024) to the request. Instead of rezoning the properties to the MR-2 zoning district, the 

applicant has altered their request to rezone the four (4) properties, comprising approximately 5.91 acres, to the MR-1 

zoning district instead. A new site plan, titled “Concept Site Plan Gresham Road Development” and dated March 16, 

2026, proposes a fee-simple development consisting of up to 63 single-family dwellings at a density of 10.66 units per 

acre - 53 of which are proposed as single-family attached (townhome) dwellings and 10 of which are proposed as 

single-family detached dwellings. 
 

The properties are located within the outer edge of a Town Center (TC) character area. Per the DeKalb County 2050 

Unified Plan, “the intent of the Town Center is to promote the concentration of higher intensity residential and 

commercial uses, which serve several communities surrounding the center, in order to reduce automobile travel, 

promote walkability, and increase transit usage” (Dekalb County 2050 Unified Plan, pg. 33). This character area is 

second only to Regional Center (RC) character areas in terms of size, scope and intensity, and is supportive of 

residential densities of up to 60 units per acre. The properties are also in close proximity to the Interstate 20 Corridor 

https://dekalbcountyga.gov/departments/planning-and-sustainability/public-hearings-agenda-and-minutes


Prepared 6/23/2026 by: AWC Page 2 Z-26-1247933 

 

Compatible Use (I-20) Overlay District, which permits multifamily dwellings by-right (with some exceptions, per 

Section 3.33.5 of the Zoning Ordinance) at densities of up to 40-60 units per acre, depending on the Tier classification 

within the Overlay. 
 

Notwithstanding high densities and building heights typically supported, “properties located along the outer edges of 

the Town Center Character Area shall be sensitive to building height and density of adjacent single-family residential; 

the edge of the activity center should serve as a transition zone, buffering more intense uses in the core from adjacent 

single-family neighborhoods and other uses outside the activity center’s boundaries” (DeKalb County 2050 Unified 

Plan, page 33). While most of the properties to the north along Gresham Road consist of larger lots dedicated to 

commercial uses, the vast majority of properties to the west, south, and east are developed with single-family detached 

dwellings that are part of established subdivisions. 
 

The updated site plans and elevations show a notable improvement over the original proposal, providing a more 

diverse building stock and including some areas of accessible open space. Smaller detached dwellings are proposed 

along the development site’s eastern and western perimeter along Gresham Road, which help to provide a more 

gradual transition from standard single-family detached dwellings to the south and west – the vast majority of which 

appear to be single-story “ranch” houses typical of the mid-twentieth century. Internally, some areas of open space 

have been provided in the center and southeastern corner of the development site. Additional streets are provided 

(compared to the one (1) with the original proposal), which allow for a rudimentary system of blocks on which the 

majority of the units front (with front-loading garages). The streets are proposed to be private streets built to public 

standards. 
 

From a land use perspective, the proposal represents an adequate transition in density and building form from the 

existing developments to the west, south, and east, and to potential developments to the north that would be 

encouraged/permitted in the I-20 Overlay to the north. There are certain aspects of the layout of the proposal that may 

not fully align with the intent of the Town Center Character Area, however: 
 

• Lack of interconnectivity. The subject properties are included within the study area of the 2013 Gresham Road Master 

Active Living Plan (MALP). The report highlights the Gresham Road corridor as one of several “characterized by having 

a few major arterials and collector streets with many disconnected local streets” (Gresham Road Master Active Living 

Plan, page 18). Activity centers such as the Town Center encourage connectivity with existing Rights-of-Way (ROW’s) 

wherever conditions allow. Concerns posed during previous public hearings have largely revolved around traffic issues. 

The number of units proposed is well short of warranting a traffic impact study (see Section 5.3.4. of the Zoning 

Ordinance); however, the lack of a connection with the existing Larkspur Drive is reminiscent of previous insulated cul-

de-sac developments - which are some of the largest contributors to vehicle congestion in the Atlanta metro area and 

throughout the country. Concept plans within the Gresham Road Master Active Living Plan (pages 31 and 33) show a 

possible connection to Larkspur Drive and encourage new east-west connections. 
 

• Design of blocks and lack of engagement with external/internal streets and open space areas The proposed detached 

dwellings along Gresham Road do not appear to engage this corridor. Internal attached and detached units contain front-

loading garages, with some driveways located at the intersection of internal streets. While front-loading garages are 

common for many attached developments, there does not appear to be any real engagement of these units with the central 

areas of enhanced open spaces; the primary entrances of the dwellings are adjacent to the front-loading 

garages/driveways. There do not appear to be any entrances from the units to the network of paths in the central open 

space. Front loading garages can still be provided, but the creation of additional blocks and alternate entrances for 

dwelling units could provide for an environment that is more friendly and attractive to pedestrians. While an expansion 

over the single-street provided with the original proposal, the updated site plan still resembles a suburban design that is 

more car-oriented. 

 

 

Discussions are ongoing with the applicant to help further refine the site plan to better match the intents of the TC 

Character Area and Gresham Road MALP. Additionally, the inclusion of the fourth property was not reflected in the 

advertising and for the agendas including this rezoning application, necessitating a deferral. Therefore, the Planning 

and Sustainability recommends a “Full-Cycle Deferral to the September 2026 zoning agenda” of this rezoning 

application to address all outstanding issues with the proposal. 
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Zoning Comments March 2026 
 

 

N1. Z-26-1247920 (2026-0138) 1437 & 1453 S. Indian Creek Drive: 

South Indian Creek is classified as a “Collector” road. All interior streets are to be private, designed to local street standards. 

Verify there is enough parking provided interior to the site for residents and guests. South Indian Creek Road is classified as a 

collector road. 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 35 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 landscape strip with a 10-foot multi-use path.  At least 5 feet of the landscape strip must lie between 

the back of curb and the multi-use path or sidewalk. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). 

All intersections must meet AASHTO sight distance requirements based on speed limit.  All poles and other obstructions must 

be relocated out of the multi-use path. 

 

N2. Z-26-1247923 (2026-0139) 3003 Chamblee-Tucker Road; 2936 Mercer University Drive: 

All interior streets must be private. Mercer University Drive is classified as a “Collector” road. 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 35 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 landscape strip with a 10-

foot multi-use path. At least 5 feet of the landscape strip must lie between the back of curb and the multi-use path or sidewalk. 

Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov).  The requirements are for the entire frontage unless a 

variance is sought. All intersections must meet AASHTO sight distance requirements based on speed limits. All poles and 

other obstructions must be relocated out of the multi-use path.  The access entrance requires reworking due to possible driver 

confusion and impact to Mercer University Drive. Eliminate the acceleration lane along Mercer University Drive. Chamblee-

Tucker Road is classified as a “Minor Arterial” road. 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.  Requires pedestrian scale streetlights. 

 

N3/N4/N5.  Z-26-1247929 (2026-0140); SLUP-26-1247927 (026-0141); SLUP-26-1247928 (2026-0142) 3820 & 3828 

North Decatur Road: 

Rockbridge Road is classified as a “Minor Arterial” road. 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 landscape strip with a 10-foot multi-use path. At least 5 feet of the landscape strip must lie between 

the back of curb and the multi-use path or sidewalk. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov).  

All intersections must meet AASHTO sight distance requirements based on speed limits. All poles and other obstructions 

(hydrant) must be relocated out of the multi-use path.  Site engineer to determine if guardrail along the property is still required 

 

N6. Z-26-1247933 (2026-0143) 2674, 2682 & 2690 Gresham Road: 

All interior streets are to be private, designed to local street standards. Gresham Road is classified as a “Collector” road. 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 35 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 landscape strip with a 10-foot multi-use path. At least 5 feet of the landscape strip must lie between the back of curb and 

the multi-use path or sidewalk. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov).  All intersections must 

meet AASHTO sight distance requirements based on speed limits.  All poles and other obstructions must be relocated out of 

the multi-use path. 

 

 
 

 

 



 

N7/N8. Z-26-1247935 (2026-0144); SLUP-26-1247934 (2026-0145) 2111 Poplar Falls Road: 

The existing road infrastructure approaching this development is not sufficient to support the implementation of the 

development. Poplar Falls Road is classified as a “Local” road.  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 6-foot landscape strip and a 5-foot sidewalk. Requires 

pedestrian scale streetlights. (hefowler@dekalbcountyga.gov). All intersections must meet AASHTO sight distance 

requirements based on speed limits.  All poles and other obstructions must be relocated out of the multi-use path. 
 

N9. SLUP-26-1247921 (2026-0146) 1313 & 1303 Lithonia-Industrial Boulevard: 

Lithonia-Industrial Boulevard is classified as a “Minor Arterial” road. Not enough information to properly review.  Access 

points were set based on the Lithonia Industrial Blvd Road Plans.  Applicant does not show interior routes on plans. Streetlights 

will be required on Lithonia-Industrial Boulevard. 
 

N10. Z-26-1247922 (2026-0147) 6136 Shadow Rock Lane: 

Shadow Rock Lane is classified as a “Local” road. The existing road infrastructure approaching this development is not 

sufficient to support the implementation of the development.  The entire right of way width of the corridor is 20 feet wide with 

a +/- 8-foot road/driveway. 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. Requires pedestrian scale streetlights.  

(hefowler@dekalbcountyga.gov). 

 

N11. SLUP-26-1247926 (2026-0148) 4031 Rainbow Drive: 

Rainbow Drive is classified as a “Minor Arterial” road. 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 landscape strip with a 10-foot multi-use path.  At least 5 feet of the landscape strip must lie between 

the back of curb and the multi-use path or sidewalk. Requires pedestrian scale streetlights. (hefowler@dekalbcountyga.gov).  

All intersections must meet AASHTO sight distance requirements based on speed limits.  All poles and other obstructions must 

be relocated out of the multi-use path. 

 

N12. SLUP-26-1247930 (2026-0149) 1890 Week Kirk Road: 

Wee Kirk is classified as a “Local” road. No comments 

 

N13/N14. LP-26-1247932 (2026-0150); Z-26-1247931 (2026-0151) 1680, 1690, & 1700 Henrico Road: 

Henrico Road is classified as a “Collector” road. Please refer to the zoning and land development requirements of Tier 5 of the 

Bouldercrest Overlay District, Tier 4A within the Soapstone Historic district for development requirements. Concerned about 

the encroachment of residential into the industrial area and the conflict (truck traffic/noise) that may develop. The two 

properties on either side of this development are active industrial properties. While overlay infrastructure standards apply. 

Where silent the Zoning and Land Development Codes are enforced, in respective order. Site plan needs work. At a minimum, 

the requirements are as follows: Please refer to the requirements in Zoning Code 5.4.3 and Land Development Code 14-190. 

Prefer internal streets to be private. If public, the internal streets require a right of way dedication of 55 feet (total) OR such 

that all public infrastructure is within right of way, whichever greater. Requires 24 feet of pavement with curb and gutter. 

Requires 6-foot landscape strip with a 5-foot sidewalk. Requires streetlights. (hefowler@dekalbcountyga.gov). Internal 

roundabout must be one-lane, one direction. Please refer to the requirements in Zoning Code 5.4.3 and Land Development 

Code 14-190. Requires a right of way dedication of 35 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 landscape strip with a 10-foot multi-use path. At least 5 feet of the landscape strip must lie between the back of curb 

and the multi-use path or sidewalk. All intersections must meet AASHTO sight distance requirements based on speed limits.  

Concerned about entrance location based on horizontal and vertical curves along the site. All poles and other obstructions must 

be relocated out of the multi-use path.  
 



 

 

 Thursday, January 29, 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. 



445 Winn Way, P.O. Box 987, Decatur, GA 30031  |  404.294.3700  |  dekalbpublichealth.com 
 

 
1/29/2026 

  

            

           N1-2026-0138 Z-26-1247920 

 1437 & 1453 South Indian Creek Drive, Stone Mountain, Ga 30083 

  

 - See general comments 

  

  N2-2026-0139 Z-26-1247923 

 3003 Chamblee-Tucker Road; 2936 Mercer University Drive, Chamblee, Ga 30341 

  

 - See general comments 

  

 N3-2026-0140 Z-26-1247929 

 3820 & 3828 North Decatur Road, Decatur, GA 30032 

  

 - See general comments. 

 

             N4-2026-0141 SLUP-26-1247927 

 3820 & 3828 North Decatur Road, Decatur, GA 30032 

  

 - SLUP. See general comments. 

  

 N5-2026-0142 SLUP-26-1247928 

 3820 & 3828 North Decatur Road, Decatur, GA 30032 

  

 - SLUP. See general comments. 

  

 N6-2026-0143 Z-26-1247933 

 2674, 2682, 2690 Gresham Road, Atlanta, Ga 30316 

  

 - See general comments. 



DeKalb County School District Analysis Date: 1/22/2026

Development Review Comments

Submitted to: Case #: 

Parcel #:

Name of Development:

Location:

Description:

Impact of Development:

Current Condition of Schools

Barack H 

Obama Elem 

Magnet Sch

McNair 

Middle 

School

McNair High 

School

Other DCSD 

Schools Private Schools Total

Capacity 984 1,200 1,674

Portables 0 0 0

Enrollment (Oct 2024) 830 707 770

Seats Available 154 493 904

Utilization (%) 84.3% 58.9% 46.0%

New students from development 3 2 2 3 0 10

New Enrollment 833 709 772

New Seats Available 151 491 902

New Utilization 84.7% 59.1% 46.1%

Calculation Details

Inputs Unit Type

Attend 

Home 

School

Attend 

other DCSD 

School

Private 

School Total

Elementary 0.0694 0.0179 0.0000 0.0873

Middle 0.0498 0.0131 0.0000 0.0629

High 0.0424 0.0199 0.0057 0.0680

Total 0.1616 0.0509 0.0057 0.2182

Elementary 2.71 0.70 0.00 3.41

Middle 1.94 0.51 0.00 2.45

High 1.65 0.78 0.22 2.65

Total 6.30 1.99 0.22 8.51

Elementary 3 1 0 4

Middle 2 1 0 3

High 2 1 0 3

Total 7 3 0 10

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 10 students: 3 at Barack 

H Obama Elem Magnet Sch, 2 at McNair Middle School, 2 at McNair High School, 3 at other DCSD 

schools, and 0 at private school. The additional homes are not expected to have a significant impact 

on the neighborhood schools.

APT 39

Proposed development with 13 triplex buildings, or 39 flats for rent.

DeKalb County Z-26-1247933

15 117 02 105 ; 15 117 01 025; 15 117 01 

104

Tikey Investments LLC c/o Battle Law P.C

2674, 2682 & 2690 Gresham Road, Atlanta, GA 30316



DEPARTMENT OF PLANNING & SUSTAINABILITY 

LAND DEVELOPMENT ANALYSIS 
 

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. 

 
Case # and Address/Parcel: ______________________________________________________________________________________ 

 
 

• Transportation/Access/Row 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Stormwater Management 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Flood Hazard Area/Wetlands 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Landscaping/Tree Preservation 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Tributary Buffer 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

• Fire Safety 
 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

 

___________________________________________________________________________________________________ 

Z-26-1247933 (2026-0143) 2674, 2682 & 2690 Gresham Rd (15-117-01-105, 117 & 104)

There would need to be full detention system for the development

There is flood and state water at the back of the property



DEPARTMENT OF PLANNING & SUSTAINABILITY

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO JOHN REID jreid@dekalbcountyga.gov AND/OR LASONDRA 

HILL lahill@dekalbcountyga.gov  

PUBLIC WORKS – ROADS & DRAINAGE - ZONING COMMENTS FORM 

Case No.: ________________________________________ Parcel ID#: ____________________________________ 

Address: ___________________________________________________________________________________________ 

Drainage Basin: _____________________________________________________________________________________ 

Upstream Drainage Area: ____________________________________________________________________________ 

Percentage of Property in 100-Year Floodplain: ______________________________ 

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

___________________________________________________________________________________________________ 

Required detention facility(s): _________________________________________________________________________ 

COMMENTS: ______________________________________________________________________________________ 

___________________________________________________________________________________________________ 

___________________________________________________________________________________________________ 

___________________________________________________________________________________________________ 

___________________________________________________________________________________________________ 

___________________________________________________________________________________________________ 

Signature:  _______________________________________________________ 

Yes

15 117 01 105; 15 117 01 025; 15 117 01 104

13.7%

Under existing zoning, flood, erosion 

New roads and drainage infrastructure that will support the proposed development 

management facilities meet the provisions of Sec. 14-40 of the Code.

will be required to comply with the County's development standard, and ensure that onsite stormwater 

and sedimentation may occur at some locations if adequate BMP is not implemented.

N/A

Dolittle Creek

2674, 2682 & 2690 Gresham Road, Atlanta 30316

Z-26-1247933 (2026-0143)





DEPARTMENT OF PLANNING & SUSTAINABILITY

NOTE: PLEASE RETURN ALL COMMENTS VIA EMAIL TO JOHN REID jreid@dekalbcountyga.gov AND/OR LASONDRA 

HILL lahill@dekalbcountyga.gov  

PUBLIC WORKS – WATER & SEWER - ZONING COMMENTS FORM 

Case No.: _____________________________________ Parcel ID#: _________________________________ 

Address: ___________________________________________________________________________________ 

WATER: 

Size of existing water main: __________________________________ adequate _____        inadequate _____ 

Distance of 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? Yes _____  No _____ 

Sewage Capacity: ______________________  (MGPD) Current Flow: ________________   (MGPD) 

COMMENTS: ______________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

Signature:  _______________________________________________________ 

Doolittle Creek

15 117 01 105; 15 117 01 025; 15 117 01 104

16" CS and 6" AC

adjacent

X 800'

36

Snapfinger

28

Sewer Cap required

Yola Lewis

Z-26-1247933 (2026-0143)

2674, 2682 & 2690 Gresham Road, Atlanta 30316



���������	
������
��
����
���
�������
���������
���� ��
!�����"
#
$%
&
�����'��
����� ��(���)����������*
+��,�-�
%�-'
.��-����/�0123
45627
89:;�012<92�5�;=��>�?15@1�ABC-��D0E
FGHIGIJIF
HKLH
MNO� PQ5RR2��3
S956
T
85U=Q5RR2��<92�5�;=��>�?15@1�AB� TQE�>2?
V@
D���20
8UW���20<92�5�;=��>�?15@1�ABX
D��1Q205E�3
S>9025
Y
85�W��1Q205E�<92�5�;=��>�?15@1�ABZ[
\]̂_̀a
bcdc[ec]
fgc
c_̂ [h
ichjk
bcl̂b][ml
njob
d̂pc
jm
fgc
̂lcm]̂qrĝmsp̀
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�����
���������ji[hc�
�����
����������� ¡
�̂e[p
�̂m]h[ml
¢]̂e[pqp̂m]h[ml�l_̂ [hqdj_£¤¥¦§¡
̈b[]̂ǹ
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¢]�ioblc�]cŝhidjomfnl̂qlje£¤®̄°¥±§¡
̈jhhjk�²�
³bj_
fgc
ª�����ª
�j__om[fn
�jomd[h
�cćml
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participants_86315596624_2025_12_04__1_

Page 1

Name (original name) Email Total duration (minutes) Guest
Beverly Hightower 62 Yes
Wesley Johnson 62 Yes
Stephen okyere 41 Yes
John Holmes 62 Yes
Curtis Winston 62 Yes
Sheila Johnson 58 Yes
Hope Udoukpong 61 Yes
Michael Ahenfo 60 Yes
Shelly Johnson 17 Yes
Shelly Johnson 42 Yes
Michele Battle 62 No
V Gibkasa 60 Yes
Sabriena Gibbs 21 Yes
Emmanuel Ahenfo 60 Yes
Jeremiah Addo j 56 Yes































Gresham Road Townhome Community 
Sales Summary – Cottages, 2-Story & 3-Story Townhomes 

The Gresham Road Townhome Community delivers a thoughtfully designed mix of modern 
cottages and townhomes that meet today’s demand for functional, attainable, and high-quality 
housing. Positioned in a growing corridor, this development offers strong value for homeowners 
and compelling returns for investors. 

 
Product Offering 

Cottage Units (3 Bed | 2 Bath) 

Detached single-family homes designed for privacy and efficiency: 

• ~1,200 Heated Square Feet  

• Open-concept living and kitchen layout  

• Private yard space  

• Low-maintenance slab foundation  

• Ideal for entry-level buyers and downsizers  

 

2-Story Townhomes (3 Bed | 2.5 Bath | 1-Car Garage) 

Balanced design with functional living space: 

• 1,711 Heated Square Feet  

• Open main level for living, dining, and kitchen  

• Upstairs primary suite with additional bedrooms  

• Attached 1-car garage  

• Strong appeal for families and move-up buyers  

 

3-Story Townhomes (4 Bed | 3.5 Bath | 2-Car Garage) 

Premium vertical living with expanded flexibility: 

• ~1,900–2,200 Heated Square Feet  

• Ground-level garage with upper living floors  

• Spacious layout ideal for multi-generational living or rental flexibility  

• Attached 2-car garage  

• High-end feel at an attainable price point  

 



Interior & Lifestyle Features 
• Open-concept floorplans designed for modern living  

• Kitchen island or peninsula with seating  

• Dedicated dining areas  

• Private primary suites separated from secondary bedrooms  

• Upstairs laundry for convenience  

• 10’ ceilings on main level, 9’ upstairs for a more spacious feel  

 
Construction & Design 

• Modern farmhouse architecture with board and batten siding  

• Durable 2x4 wood frame construction  

• 6/12 roof pitch for strong curb appeal  

• Covered patios for outdoor living  

• Integrated front-facing garages  

Built for long-term performance with a focus on efficiency, durability, and visual appeal. 

 
Market Opportunity 

Target Price Range: 
Mid $200Ks to Low $400Ks 

Target Buyers: 

• First-time homeowners  

• Move-up buyers  

• Investors seeking stable rental assets  

This community fills a critical gap between entry-level housing and higher-end new 
construction, making it highly competitive in today’s market. 

 
Investment & Community Value 

For Buyers: 

• Functional layouts that support everyday living  

• New construction with minimal maintenance  

• Long-term value appreciation potential  

For Investors: 

• Strong rental demand for 3- and 4-bedroom products  

• Efficient layouts that maximize return per square foot  



• Scalable product mix for phased development  

For the Community: 

• Transforms underutilized land into quality housing  

• Enhances neighborhood aesthetics and property values  

• Supports smart, responsible growth  

 
Closing Position 

The Gresham Road Townhome Community is a strategically positioned development that 
combines modern design, efficient land use, and strong market demand. With a diverse product 
mix and attractive price points, it offers a compelling opportunity for buyers, investors, and the 
surrounding community alike. 

 













(404) 371-2155 (o)       Government Services Center 
www.dekalbcountyga.gov     178 Sams Street 

Decatur, GA 30030 
www.dekalbcountyga.gov/planning 

DEPARTMENT OF PLANNING & SUSTAINABILITY 

Chief of Executive Officer   Director 
Lorraine Cochran-Johnson    Juliana A. Njoku 

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: ____________________________________________________________________________ 

Phone: __________________________ Email: __________________________________________________ 

Property Address: _____________________________________________________________________________ 

Tax Parcel ID: ___________________________________  Comm. District(s): __________  Acreage: __________ 

Existing Use: ______________________________ Proposed Use: ______________________________________ 

Supplemental Regs: ______________________________ Overlay District: ________________________________ 

Rezoning:  Yes         No           Existing Zoning: ___________________ Proposed Zoning: ___________________ 

DRI: __________ Square Footage/Number of Units: ____________________ 

Rezoning Request: _____________________________________________________________________________ 

____________________________________________________________________________________________ 

____________________________________________________________________________________________ 

____________________________________________________________________________________________ 

Land Use Plan Amendment: Yes      No  Existing Land Use: ________________________ 

Proposed Land Use: ______________ Consistent _______ Inconsistent _______ 

Special Land Use Permit: Yes           No   Article Number(s) 27-______________________________________ 

Special Land Use Request(s): _____________________________________________________________________ 

______________________________________________________________________________________________________ 

_____________________________________________________________________________________________________ 

_____________________________________________________________________________________________________ 

Major Modification: Yes No Existing Zoning Conditions: ________________________________________ 

Major Modification Request: ______________________________________________________________________ 

Condition(s) to be modified: ______________________________________ 

N/A

cag@battlelawpc.com

 3 & 6 5.93

Development of triplex units.

 No

 R-75 MR-1
5 u/acre

 TC

X

Michele Battle

404-601-7616

2674, 2682 & 2690 Gresham Road, Atlanta 30316

15 117 01 105, 025, & 104

Single-family homes

No

No

Rezoning lots from R-75 to MR-1`to build triplex units.

✔

✔

✔

✔



DEPARTMENT OF PLANNING & SUSTAINABILITY
____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

WHAT TO KNOW BEFORE YOU FILE YOUR APPLICATION 

Pre-submittal Community Meeting: ____________________ Calendar Dates: CC: ____________________ 

PC: _________________________ BOC: _________________________ 

Letter of Intent: _____   Impact Analysis: _____   Owner Authorization(s): _____  Campaign Disclosure: ______ 

Public Notice, Signs: _____     Tree Survey, Conservation (if applicable): _____ 

Submittal Format: 

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

Site Plan Checklist, if applicable: 

* Density * Frontage * Sidewalks

* Density Bonuses * Street Width * Fencing/Walls

* Mix of Uses * 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 corner, rear * Bldg Materials: Roof, Fenestration, Façade Design

Possible Variances: ___________________________________________________________________________ 

___________________________________________________________________________________________ 

Comments: _________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

___________________________________________________________________________________________ 

Planner: _______________________________________ 

X

X X

X X X X

n/a

Variances may be sought. Site plan is in conceptual phases.

The Applicant has proposed approx. 5 units per acre of triplexes within the TC Character

Area. Housing type and density appears compatible  with the edge of the TC. The Applicant

discussed obtaining an additional 2 parcels to potentially expand the development further.

The development may be two phases depending on the acquisition. Staff discussed

with the Applicant building design alternatives for the proposal to be consistent with the

existing neighborhood development pattern. The applicant should review requirements

for MR-1 zoning district  (Section 2.11.1), off-street parking (Section 6.1.4) a 30-foot

transitional buffer is required (Section 5.4.5). The Site plan was in conceptual phases &

Staff will provide a more comprehensive review upon submittal. It should be noted that 

the subject site is also located with the Gresham MALP (Master Active Living Plan) which

may be helpful for the Applicant to consider.

Andrea Folgherait, Sr. Planner

X



awchappell
Text Box
ORIGINAL SITE PLANS AND RENDERINGS
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