m DeKalb County Zoning Board of Appeals

Department of Planning & Sustainability

178 Sams Street,
DeKalb County Decatur, GA 30030

GEORGIA

Wednesday, August 12, 2025

DieKall =
Planning

Lorraine Cochran-Johnson Julian Njoku
Planning Department Staff Analysis
Chief Executive Officer Director
D3. Case No: A-26-1248082 Parcel ID(s): 18 103 01 006
Commission District 02 Super District 06
Applicant: Kush Patel / Kimley-Horn and Associates
410 Peachtree Parkway, Suite 4230
Cumming, GA 30041
Owner: Shepherd Center, Inc.
2020 Peachtree Road NW
Atlanta, GA 30309
Project Name: 1932 Clairmont Road - Parking Lot Addition
Location: 1932 Clairmont Road, Decatur, GA 30033
Requests: Variance request from Sections 27-6.1.3 and 27-5.4.5 of the DeKalb County Zoning Ordinance to:

= Allow parking within the front yard; and

Reduce the required transitional buffer from 50 feet to 40 feet, allow existing encroachments into the transitional
buffer to remain, and allow the existing detention pond located within the transitional buffer to remain unplanted to

buffer standards

Staff Recommendation: Approval with Conditions

Conditions:

1. The following information about this variance shall be noted on any site plan prepared for the subject property: case

number, approval date, type of variance, and condition(s) of approval.



STAFF FINDINGS:

The applicant requests variance relief to facilitate a parking lot addition for the existing Shepherd Center facility at 1932
Clairmont Road. The subject property is zoned O-I (Office-Institutional) and is developed with existing institutional/medical office
use. The applicant indicates that the 1924 Clairmont Road parcel is in the process of combining 1932 Clairmont Road to create
an approximately 1.9-acre overall parcel, and that the proposed parking lot addition is intended to replace off-site leased parking
currently used by employees and patients.

1. There is an extraordinary or exceptional physical condition(s) pertaining to the particular piece of property (such as,
but not limited to, lot size, lot shape, specimen tree(s), steep slope(s), or preservation of historic characteristics of the
property), which was not created by the current owner, previous owner, or applicant; by reason of a clearly
demonstrable condition(s), the strict application of the requirements of this chapter would deprive the property owner
of rights and privileges enjoyed by other property owners in the same zoning district, as distinguished from a special
privilege or convenience sought by the property owner.

The subject property contains an established institutional/medical office use and includes legal non-conforming site
improvements that constrain the practical placement of additional parking and impede into the transitional buffer. The submitted
materials indicate that the property is being assembled from 1924 and 1932 Clairmont Road and that the combined property
must accommodate existing building improvements, access points, right-of-way dedication, existing stormwater detention,
drainage and buffer areas, and transitional buffer requirements adjacent to residential zoning.

The proposed parking addition is further constrained by the location of the existing Shepherd Center building, existing surface
and under-building parking, an existing detention pond, a 10-foot drainage easement, and the required transitional buffer along
the rear of the site.

2. The requested variance does not go beyond the minimum necessary to afford relief, and does not constitute a grant
of special privilege inconsistent with the limitations upon other properties in the zoning district in which the subject
property is located:

The requested relief is limited to the parking lot addition and site configuration shown on the submitted site plan. The proposed
transitional buffer reduction from 50 feet to 40 feet is to accommodate existing encroachments and an existing detention pond to
remain, rather than to expand. The requested front yard parking relief is tied to a specific parking layout and is necessary
because the rear and side portions of the property are constrained by transitional buffer requirements and existing building
placement.

3. The grant of the variance will not be materially detrimental to the public welfare or injurious to the property or
improvements in the zoning district in which the subject property is located:

The proposed parking lot addition is intended to serve an existing institutional/medical office facility and reduce reliance on off-
site leased parking. Consolidating employee and patient parking on or adjacent to the facility may improve operational efficiency
and reduce the need for users to walk from off-site parking locations. The submitted plan includes sidewalk improvements and
internal connections to the existing main parcel, which support safer circulation within the site. The transitional buffer reduction
is modest and accommodates existing infrastructure and may likely have minimal impact on the adjacent residences.



4. The literal interpretation and strict application of the applicable provisions or requirements of this chapter would
cause undue and unnecessary hardship:

Strict application of the front yard parking restriction would leave the applicant with limited practical options for providing
additional parking on the combined property. The submitted materials indicate that the facility currently relies on off-site leased
parking for employees and patients. Requiring strict compliance would perpetuate that operational hardship and limit the ability
of the existing institutional use to provide parking in closer proximity to the facility.

Strict application the transitional buffer would be required for any meaningful improvements to the property as legal non-
conforming components currently impede it.

5. The requested variance would be consistent with the spirit and purpose of this Chapter and the DeKalb County
Comprehensive Plan Text:

The purpose of the front yard parking and transitional buffer standards is to maintain orderly site design, protect adjacent
properties, preserve streetscape quality, and reduce the visual and operational impacts of nonresidential development near
residential areas. The proposal remains consistent with those purposes as it retains a transitional buffer, limits the relief to a
defined parking layout, preserves existing stormwater infrastructure, and remains subject to departmental review for
landscaping, stormwater, circulation, and public safety.

FINAL STAFF ANALYSIS:

The applicant requests variances to allow front yard parking and to reduce and modify the required transitional buffer to facilitate
a parking lot addition for the existing Shepherd Center facility at 1932 Clairmont Road. The record indicates that the property is
being combined with the adjacent parcel at 1924 Clairmont Road, and the proposed parking lot addition is intended to provide
on-site parking for employees and patients who currently rely on off-site parking arrangements.

The site is constrained by existing institutional development, right-of-way dedication, existing stormwater detention, drainage
easements, access limitations, and transitional buffer requirements adjacent to residential zoning. The proposed plan maintains
a 40-foot transitional buffer, preserves the existing detention pond, and confines the parking relief to a defined site layout. While
the request modifies standards intended to protect adjacent residential properties, the relief is limited in scope and can be
conditioned to preserve the remaining buffer function and ensure departmental review of landscaping, stormwater, circulation,
and safety requirements. Therefore, Staff recommends approval with conditions.

Staff Recommendation: Approval with Conditions

Conditions:

1. The following information about this variance shall be noted on any site plan prepared for the subject property: case
number, approval date, type of variance, and condition(s) of approval.



DEPARTMENT OF PLANNING & SUSTAINABILITY

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

ZONING BOARD OF APPEALS (ZBA) APPLICATION
to Amend the Official Zoning Map of DeKalb County, Georgia

appLicanT/owner: SHEPHERD CENTER, INC

1932 CLAIRMONT ROAD

Subject Property Address:

DECATUR

State:

18 103 01 006

GA Zip: 30033

City:

Parcel 1D Number(s):

2 6 1.90

Commission District(s): Super District(s): Acreage:

TYPE OF HEARING REQUESTED (check one)
VARIANCE (from Development Standards causing undue hardship upon owners of property.)

SPECIAL EXCEPTIONS (to Reduce or Waive off-street parking or loading space requirements.)

OOF

OFFICIAL APPEAL OF ADMINISTRATIVE DECISIONS.
*PLEASE REVIEWTHE FILING GUIDELINES ON PAGE 4.

FAILURE TO FOLLOW GUIDELINES MAY RESULT IN SCHEDULING DELAYS.*

I hereby authorize the staff of the Planning and Sustainable Department to inspect the property that is the subject of this
application.

D Owner Agen[ KUSh Pate] 04/06/2026

Signature Date

ZONING BOARD OF APPEALS (ZBA) PPLICATION FEE:

$300.00

DeKalb County does not require payment by wire transfer.
Be aware of scammers and fraudulent emails.

Email plansustain@dekalbcountyga.gov with any questions

INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED.

03.2026 1 ZBA Application
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___DEPARTMENT OF PLANNING & SUSTAINABILITY

ZONING BOARD OF APPEALS APPLICATION

AUTHORIZATION TO REPRESENT THE PROPERTY OWNER

| hereby authorize the staff and members of the Zoning Board of Appeals to inspect the premises of the
Subject Property.

| hereby certify that the information provided in the application is true and correct.

| hereby certify that | am the owner of the property and that | authorize the applicant/agent to apply for a
hearing to the ZoningBoard of Appeals for the requests as shown in this application.

04/06/2026 Kush Patel
Date Applicant/Owner Signature:

TO WHOM IT MAY CONCERN:

(y/ (We): Shepherd Center, Inc.

(Name of Owners)

being (owner/owners) of the property described below or attached hereby delegate authority to the above
signed agent/applicant.

P s e gt 7 Pline

Notary Public i @fn‘ﬁ"erprplica/rg Slg,nqature
Stephen /ria 5 02}“
EI%ST?:RSYPI?’?;BT.% & d; eallomnse 1 d’:‘t{: Lamnplance U<l
GEORGIA &f L la
DEKALB COUNTY, /¢

My Commission Expires 03/12/2029

03.2026 4 ZBA Application
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DEPARTMENT OF PLANNING & SUSTAINABILITY

ZONING BOARD OF APPEALS APPLICATION

AUTHORIZATION OF THE PROPERTY OWNER

| hereby authorize the staff and members of the Zoning Board of Appeals to inspect the premises of the
Subject Property.

| hereby certify that the information provided in the application is true and correct.

| hereby certify that | am the owner of the property subject to the application.

pate: 04/06/2026 Applicant %M/Lﬁ M

Signature: 5 /)( " . Mi'ff = 5 /K,dhef‘a’_(gﬁefff
é{.’/{\-{tf‘ﬂl Covng | fChzt‘P(am/S/zﬁz((, O cer~

DATE: Applicant
Signature:

03.2026 3 ZBA Application
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____DEPARTMENT OF PLANNING & SUSTAINABILITY

Filing Guidelines for Applications to the Zoning Board of Appeals

1. Submit Application Materials:
a. To ensure proper processing and payment, please create a profile and upload at least page 1 of
your application to: https://epermits.dekalbcountyga.gov/ (no more than 10mb permitted).
¢ |f you have an existing account, you may use that account and create a new application
number by selecting the proper application type.
s Fill out all Account Portal Questions
e Put your email address under “WEB ACCOUNT”

o SAVE APPLICATION NUMBER (1246XXX) — send to staff when you email your
complete application.

b. After portal submittal, email one (1) combined PDF document of the completed application and
materials to plansustain@dekalbcountyga.qov and licarter@dekalbcountyga.gov along with
application number.

c. Please confirm we have received your application.

d. For any questions, please contact plansustain@dekalbcountyga.gov

2. Order of Submitted Materials:

Application Form

Signatures and authorization (including permission to go on property)
Letter of Intent

Surveys, site plans.

Other relevant materials (e.g., photographs, letters of support, citation, etc.)

LIS S <

3. Authorization:
a. |If property owner is different from the applicant, the form to authorize the application must be signed by
the owner and stamped by a notary.
b. |If property is owned by more than one property owner, all property owners must authorize the request.

4. Letter of Intent:

a. Explain what you are asking for and why.

b. Atyped statementindicating the request and clarifying justification for the proposal based on the criteria
as indicated in Section 27-7.5.3 or 7.5.4 of the DeKalb County Zoning Ordinance (see attached
information).

c. Reference the section of the code you are requesting to vary and the amount of requested change,
(such as to reduce the rear yard setback from forty (40) feet to twenty (20) feet to construct an addition).

5. Surveys and site plans of the Subject Property:
a. Must be stamped by a professional engineer or surveyor, registered in the State of Georgia.
b. All plans and surveys must include the following information:
1. Must show all property lines with dimensions.
2. Must show the location of all existing and proposed buildings, structures, parking and setbacks
(their relationship to the property boundaries).
3. Must show any other features related to the request such as trees, fences, topography, streams,
etc.
4. Must be to-scale
5. Must show lot area and lot coverage (impervious materials, including paving and structures).

6. Application Fee is $300. You will be able to pay by credit card on the epermitting portal. A receipt will be
provided.

03.2026 5 ZBA Application
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DeKalb County

7.5.1

DEPARTMENT OF PLANNING & SUSTAINABILITY

Writing the Letter of Intent
Please address the following criteria as appropriate:

Applications for variances; and criteria to be used by the zoning board of appeals in deciding
applications for variances.

The zoning board of appeals shall hear and decide applications for variances from the strict
application of the regulations of this chapter and chapter 21 where the strict application of any
regulation enacted under said chapters would result in exceptional and undue hardship upon the
owner of such property. In determining whether or not to grant a variance, the board shall apply the
criteria specified in this section to the facts of each case. The board may attach reasonable
conditions to any approved variance in accordance with section 7.3.9. Once imposed, conditions
shall become an integral part of the approved variance and shall be enforced as such. No changes
to an approved condition attached to a variance shall be authorized except by re- application to the
zoning board of appeals in full compliance with the applicable provisions of this division. No relief may
be granted or action taken under the terms of this division unless such relief can be granted without
substantial detriment to the public good and without substantial impairment of the intent and purpose
of this chapter and the comprehensive plan. The zoning board of appeals shall apply the following
criteria to the types of applications specified below as follows:

A. Variances from the provisions or requirements of this chapter other than variances described
in section 7.5.4 shall be authorized only upon making all of the following findings in writing:

1. There is an extraordinary or exceptional physical condition(s) pertaining to the
particular piece of property (such as, but not limited to, lot size, lot shape, specimen
tree(s), steep slope(s), or preservation of historic characteristics of the property), which
was not created by the current owner, previous owner, or applicant; by reason of a
clearly demonstrable condition(s), the strict application of the requirements of this
chapter would deprive the property owner of rights and privileges enjoyed by other
property owners in the same zoning district, as distinguished from a special privilege
or convenience sought by the property owner.

2. The requested variance does not go beyond the minimum necessary to afford relief
and does not constitute a grant of special privilege inconsistent with the limitations
upon other properties in the zoning district in which the subject property is located.

3. The grant of the variance will not be materially detrimental to the public welfare or
injurious to the property or improvements in the zoning district in which the subject
property is located.

4, The literal interpretation and strict application of the applicable provisions or
requirements of this chapter would cause undue and unnecessary hardship.

5. The requested variance would be consistent with the spirit and purpose of this chapter
and the DeKalb County Comprehensive Plan text.

B. Appeals of decisions regarding building architectural design standards shall be evaluated
using the same criteria as section 7.6.7(B).

03.2026 6 ZBA Application
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DeKalb County

DEPARTMENT OF PLANNING & SUSTAINABILITY

Appeals to the height standards, but not to add stories, shall be evaluated using the criteria
as follows:

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

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

3. Adequacy of public services, public facilities, and utilities to serve the proposed use.

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

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

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

7.5.2 Applications for variances to reduce or waive off-street parking or loading space requirements.

The zo

ning board of appeals shall hear and decide applications for variances to reduce or waive

required off-street parking or loading spaces in accordance with the provisions and standards of this

section

. All such applications shall be heard and decided based on the notice requirements of section

7.2.4. The zoning board of appeals may waive or reduce the required number of parking or loading

spaces

A.

03.2026

in any district only upon an expressed finding that:

The character of the use of the building(s) is such as to make unnecessary the full provision
of parking or loading spaces;

The lot upon which the building(s) is located is within one thousand (1,000) feet of the
boundary of a MARTA RapidTransit Station;

The provision of the full number of parking spaces would have a deleterious effect on a historic
building, site, district or archaeological resource;

The use has a characteristic that differentiates it from the typical use example used in the
formulation of this ZoningOrdinance;

The location of the proposed development is relatively isolated where the opportunity for
diversity of use, pedestrian access, and alternative modes is not available; or

The developer is providing the additional spaces for general public parking (for hourly or daily
parking charges) to serve surrounding development.

7 ZBA Application
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DEPARTMENT OF PLANNING & SUSTAINABILITY

Section 21-27. Sign Variances.

(a) Where a literal application of this article, due to special circumstances, would result in an unusual

hardship in an individual case, a variance may be granted by the zoning board of appeals after
receiving evidence that the applicant meets all of the following criteria:

1. Exceptional conditions pertaining to the property where the sign is to be located as a result of its
size, shape, or topography, which are not applicable to other lands or structures in the area;

2. Granting the variance would not confer on the applicant any significant privileges which are denied
to others similarly situated;

The exceptional circumstances are not the result of action by the applicant;

The requested variance is the minimum variance necessary to allow the applicant to enjoy the
rights commonly enjoyed by others similarly situated;

Granting of the variance would not violate more than one (1) standard of this article; and

Granting the variance would not result in allowing a sign that interferes with road or highway
visibility or obstruct or otherwise interfere with the safe and orderly movement of traffic.

(b) No variance shall be granted to the height of a sign or the aggregate area of signs permitted on a lot.

(c) No variance shall be granted which increases the size of a sign more than twenty (20) percent of that

7.5.3

A.

%404

allowed by this chapter. (Ord. No. 13-03, Pt. |, 6-10-03)

Appeals of decisions of administrative officials.

General Power. The zoning board of appeals shall have the power and duty to hear and decide
appeals where it is alleged by the appellant that there is error in any final order, requirement, or
decision made by an administrative official based on or made in the enforcement of this Zoning
Ordinance or as otherwise authorized by local law or the Code of DeKalb County as Revised 1988.
Administrative officials must make final decisions covered by this section within one hundred and
eighty (180) days of receipt of all necessary information to make such decision. A failure to act prior
to the passage of one hundred and eighty (180) days shall not be construed to be a final order,
requirement or decision within the meaning of this division. If a decision is not made by the 181 day,
the requested decision is deemed denied, and becomes appealable. All such appeals shall be heard
and decided following the notice requirements of section 7.2.4, and pursuant to the following criteria
and procedural requirements.

Appeals of decisions of administrative officials. Appeals of decisions of administrative officials may
be filed by (1) any person aggrieved by; (2) any elected member of the DeKalb County Governing
Authority affected by; or (3) an owner of property within two hundred and fifty (250) feet of the nearest
property line of the property that is the subject of any final order, requirement, or decision of an
administrative official, based on or made in the enforcement of this Zoning Ordinance, or as
otherwise authorized by local law or the Code of DeKalb County as Revised 1988. by filing with the
secretary of the zoning board of appeals an application for appeal, specifying the grounds thereof,
within fifteen (15) days after the action was taken by the official that is the subject of the appeal.

Appeal stays all legal proceedings. An appeal of a decision of an administrative official stays all legal
proceedings in furtherance of the action or decision appealed from unless the official from whom the
appeal is taken certifies to the zoning board of appeals, after notice of appeal has been filed, that by
reason of facts stated in the certificate, a stay would, in that official's opinion, cause imminent peril to
life or property. In such a case, legal proceedings shall be stayed only pursuant to a restraining order
ted by a court of competent jurisdiction difécted to the officer from whom the appeHiie'taen and



DeKalb County

on due cause shown.
S ___DEPARTMENT OF PLANNING & SUSTAINABILITY

D. Appeal stays land disturbance or construction activity in certain situations. If the action or decision
appealed from permits land disturbance or construction activity to commence or continue on
residentially zoned property, the appeal stays the land disturbance or construction activity until the
zoning board of appeals issues a decision on the appeal. Thereafter, land disturbance or
construction activity in such cases shall only be stayed by an order from a court of competent
jurisdiction. In all cases involving non-residentially zoned property, the appeal to the zoning board

of appeals does not stay land disturbance or construction activity; such activity shall only be stayed
by an order from a court of competent jurisdiction.

E. Thereafter, in such situations land disturbance or construction activity shall only be stayed by an order
granted by a court of competent jurisdiction.

F. Time of hearing. The zoning board of appeals shall fix a reasonable time for the hearing of the appeal
and give notice thereof pursuant to the requirements of section 7.2.4 as well as written notice to
the appellant. Any party may appear at the hearing in person, by an agent, by an attorney, or by the
submission of written documentation.

G. Decision of the zoning board of appeals. Following the consideration of all testimony, documentary
evidence, and matters of record, the zoning board of appeals shall make a determination on each
appeal and shall issue a written decision explaining the reasons for its decision. The zoning board of
appeals shall decide the appeal within a reasonable time, but in no event more than sixty (60) days
from the date of the hearing. An appeal shall be sustained only upon an expressed finding by the
zoning board of appeals that the administrative official's action was based on an erroneous finding of
a material fact, erroneously applied the Zoning Ordinance to the facts, or that the administrative
official acted in an arbitrary manner. In exercising its powers, the zoning board of appeals may reverse
or affirm, wholly or partly, or may modify the order, requirement, decision or determination appealed
from, and to that end shall have all the powers of the administrative official from whom the appeal
was taken and may issue or direct the issuance of a permit, provided all requirements imposed by
any applicable laws are met.

03.2026 9 ZBA Application



ey,

DeKalb County

DEPARTMENT OF PLANNING & SUSTAINABILITY

7.5.4 Limitations of authority of the zoning board of appeals.

No variance shall be granted by the zoning board of appeals to:

A.

Allow a structure or use not listed as a permitted use or a special use in the applicable zoning
district or a density of development that is not authorized within such district. This prohibition
does not apply to any variance from the supplemental regulations of Article 4 of this Zoning
Ordinance or from any other accessory feature or characteristic of a permitted or special use,
unless said variance is otherwise prohibited by the regulations of this chapter.

Allow any variance which conflicts with or changes any requirement enacted as a condition of
zoning or of a special land use permit by the board of commissioners.

Reduce, waive or modify in any manner the minimum lot width unless the purpose is to reverse a
lot merger.

Reduce, waive or modify in any manner the minimum lot area established by this chapter.

Extend the time period for a temporary outdoor social, religious, entertainment or recreation
activity approved by the director of planning.

Permit the expansion or enlargement of any nonconforming use of land, nonconforming use of
land and buildings in combination, nonconforming use of land and structures in combination, or
nonconforming use requiring special land use permit.

Permit the reestablishment of any nonconforming use of land, nonconforming use of
land and buildings in combination, nonconforming use of land and structures in combination, or
nonconforming use requiring special land use permit where such use has lapsed pursuant to the
requirements and limitations of Article 8 of this chapter.

Permit customer contact for a home occupation authorized by this chapter.

Allow any variance to increase the height of a building which will result in adding a story.

03.2026 10 ZBA Application
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Summary of Zoning Board of Appeals Application Process:

1. Timeline. It takes ~45-60 days to submit your application and receive an initial decision from the
Zoning Board of Appeals regarding your request.

2. Pre-application Meetings. DeKalb County now mandates pre-application meetings. Please email
plansustain@dekalbcountyga.gov to schedule a virtual appointment to meet with a Planner
assigned to the Zoning Board of Appeals. During the virtual meeting, we will review and provide
feedback regarding your request, review the application process, and answer any questions.

3. Application Submittals. Create a profile and upload at least page 1 of your application to:
https://epermits.dekalbcountyga.gov/ (no more than 10mb permitted). Email a combined PDF
document of the completed application and materials to plansustain@dekalbcountyga.qov and
licarter@dekalbcountyga.qgov along with the application number.

4. Public Hearing Signs. You will need to post at least one sign per street frontage
of the property. Staff will prepare a sign template. You will need to coordinate sign printing and
posting with a sign company of your choice, at least 30 days prior to the ZBA hearing. Sign(s) must
remain posted until final Board of Appeals action regarding the request. If the application is
deferred, you may update the sign(s).

5. Revisions or amendments. An application must be submitted in writing and must be received a
least 14-days before the scheduled meeting to be addressed by the staff report.

6. Staff Report. Staff prepares reports and recommendations for each application. These
recommendations are based on the attached criteria established by the DeKalb County Zoning
Code. Final staff reports are available to the applicant and the public prior to the scheduled Board
of Appeals meeting. Find current reports on our website, here:
https://www.dekalbcountyga.gov/planning-and-sustainability/public-hearing-agendas-info

7. Monthly Meetings. The Zoning Board of Appeals meets once a month, generally on the second
Tuesday of each month at 1:00 P.M., via Zoom. Find agendas on our website, HERE.

8. Applicant and/or Representative must be Present. Applicants or their representatives must be
present at the public hearing to present the request to the Zoning Board of Appeals.

9. Public Hearing portion of Meeting. Applicants and others in favor of an application are given a total
of five (5) minutes to present to the Board. That is five minutes combined, no matter how many people
wish to speak. Applicants should be prepared to explain their variance, why they are requesting it
and answer questions from the board. Anyone speaking in opposition also has a total of five (5)
minutes to address the application in front of the board. Be prepared to raise your hand or announce
yourself when the chair asks for those in support or opposition to the application.

10. Applicant and/or Representative must be Present. Applicants or their representative must be
present at the public hearing to present the request to the Zoning Board of Appeals.

11. Executive Session. After the public hearing, the Board of Appeals will close the public hearing, go
into executive session for discussion, and will then take an action on an application. Applicants are
not allowed to address the Board of Appeals during Executive Session unless they are asked
questions by members of the Board of Appeals.

03.2026 1 ZBA Application
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DEPARTMENT OF PLANNING & SUSTAINABILITY

12. Zoning Board of Appeals Actions. The Board of Appeals is authorized to:
a. Approve the application as submitted,;
b. Approve a revised application;
c. Approve an application with conditions;
d. Deny an application (if an application is denied, no variance can be considered on the same
site within 24 months);
e. Allow an application to be “Withdrawn without Prejudice” at the request of the applicant.

13. Compliance with standards upon denial. In such case that a variance request is initiated due to
an existing code violation and such application is denied, the violation shall be required to be
brought into compliance within thirty (30) days of such denial or as specified by the board if a greater
time period is approved.

14. Successive applications. Section 27-920 of the DeKalb County Zoning Ordinance states: An
application for a variance or special exception affecting all or a portion of the same property which
was denied by the Zoning Board of Appeals shall not be submitted more than once every twenty-
four (24) months measured from the date of final decision by the zoning board of appeals. The Zoning
Board of Appeals may waive or reduce this twenty-four-month time interval by resolution provided
that if the application for a variance or special exception was denied by the Zoning Board of
Appeals, the time interval between the date of said denial and any subsequent application or
amendment affecting the same property shall be no less than six (6) months.

15. Appeals of Decisions. Any person aggrieved by a final decision of the board, or any officer,
department, board or agency affected by such decision, may seek review of such decision by
petitioning the Superior Court of DeKalb County. Such petition shall be filed within 30 days after the
final decision of the board is rendered.

03.2026 12 ZBA Application



Kimley»Horn page 1

MEMORANDUM
To: Lucas Carter
From: Kimley-Horn and Associates, Inc.
Date: 07/27/2026

Subject: 1932 Clairmont Road - Stormwater and Detention Narrative

This memorandum summarizes the current stormwater, detention, hydrology, landscape, and coordination
considerations associated with the 1932 Clairmont Road project and the two variance request pending before the
Board of Zoning Appeals: (1) allowing parking within the front yard; and (2) reducing the required transitional
buffer from 50 to 40 feet and allowing existing encroachments within the transitional buffer to remain (e.g.,
allowing the existing detention pond to remain within the transitional buffer as permitted by the 1999 variance).

Based on the current site evaluation and coordination completed to date, the responses below are intended to
document Kimley-Horn’s understanding of the drainage conditions, proposed detention improvements, buffer
preservation approach, and anticipated permitting commitments that we believe satisfy the ZBA’s concerns and
which may inform the ZBA about conditions needed to approve the variance requests

Kimley-Horn has heard the concerns raised by the downstream and adjoining property owners, reevaluated
existing site conditions, and updated the hydrology evaluation to better understand the limits of onsite and offsite
drainage contributing to the subject area.

The related drainage exhibits should clearly identify the contributing drainage areas, including areas that do not
originate on the subject property, and should number each exhibit consistently for reference within this
memorandum.

RESPONSES TO QUESTIONS IDENTIFIED BY DEKALB COUNTY STAFF

How stormwater from the combined 1924, 1932, and 1944 Clairmont parcels will be handled.

e An updated drainage model has been prepared for the project area to define the contributing drainage
areas and to better understand the flow patterns affecting the combined parcels. The adjoining property
stormwater delineation is provided as Exhibit B.

e The analysis will be used to identify the sources and directions of natural runoff and to assist in defining
opportunities for improvements to the existing detention ponds so stormwater can be more effectively
managed before leaving the subject property. Existing site layout and zoning context are shown on
Exhibit A.

e The proposed site improvements will improve runoff conditions by decreasing impervious surface area on
the property by approximately 10% and will do so by increasing the effectiveness of the existing
stormwater management measures. The pre-development and post-development impervious/pervious
takeoffs are provided as Exhibits E and D, respectively.
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Whether the variance and conditions legally attach to the combined parcel under the 1932 address.

e Based on the proposed lot consolidation process with DeKalb County, it is our understanding that the
variance and associated conditions would apply to the combined parcel under the address: 1932
Clairmont Road.

Existing and proposed detention capacity, including runoff entering from Clairmont Road.

e The proposed improvements to the detention areas, along with the reduction in impervious space noted
above, are intended to increase detention capacity by removing low level vegetation and undergrowth
within each pond and by increasing the wall height of one pond, where appropriate, to maximize available
volume and improve stormwater management.

The hydrology analysis using the discussed curve number of 85.

e Based on discussions with DeKalb County staff, the hydrology analysis uses a curve number of 85 for
pre-developed conditions.

e The drainage-area delineation shown on Exhibit B and the impervious/pervious takeoffs shown on
Exhibits D and E support the hydrology assumptions used for the analysis.

e The project team will continue to document the assumptions used in the hydrology model and coordinate
with DeKalb County during permit review to confirm that the design approach is acceptable.

How the overgrown detention pond will be restored and maintained.

e The overgrown detention pond areas are to be restored by removing lower-story vegetation within the
pond limits by hand to avoid unnecessary disturbance to the surrounding buffer vegetation.

e The project team intends to maintain the buffer within the 50-foot transitional buffer on the 1924 parcel
through preservation of the upper-story vegetation that currently provides screening and buffer function.

e Future maintenance of the detention pond areas should focus on keeping the pond, outlet structures, and
storage areas functional while preserving the required buffer density.

e It should be noted that the pond on the property currently addressed as 1924 Clairmont Road is a Dekalb
county pond within an established easement controlled by Dekalb County. DeKalb County is expected to
permit the proposed maintenance and pond repair within its easement as part of the land development
permit process.

What vegetation can remain and where replacement evergreen screening will be installed.
e Upper-story buffer vegetation is proposed to remain to maintain the existing density and green-screening
function of the transitional buffer.
e During the permitting process, the project team will evaluate the buffer area and consider additional
planting where needed to supplement screening or address areas disturbed by detention improvements.

Landscaping and trees within the proposed parking lot.
e Landscaping and tree planting within the proposed parking lot will be designed to meet applicable DeKalb
County standards.
e Final parking lot landscape locations and species should be confirmed during permit plan preparation to
coordinate with grading, stormwater, utilities shown on Exhibit C, and visibility requirements.
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Whether detention work can occur while preserving an effective green screen along McConnell Drive.

e Yes. The detention improvements can be performed while preserving the effective green screen along
McConnell Drive by limiting removal to lower-story vegetation within the detention pond areas and
maintaining upper-story vegetation that provides the primary screening function.

e The proposed approach is intended to allow the detention ponds to be restored and maintained while
preserving the visual buffer provided by existing vegetation.

Results of coordination with Dr. John Musser and the affected rear neighbors.
e The project team met onsite with Dr. John Musser to review the drainage concerns and existing site
conditions.
e Runoff entering the study area from Clairmont Road and other offsite contributing areas are shown on
Exhibit B so the source and direction of contributing flows are clearly documented.
e A follow-up meeting is planned to continue coordination with Dr. Musser and the affected rear neighbors
after the updated evaluation and exhibits are further developed.

OTHER CONSIDERATIONS

Previously BZA Approved Variance in Buffer Reduction
e In 1999, 1932 Clairmont Road (Parcel ID: 18 103 01 006), received a variance approval by the BZA to
reduce the then 40’ transitional buffer to a 5’ landscape strip in the detention area. The existing detention
pond behind the Shepherds Pathway building has been detaining stormwater and has been maintained
for over 27 years. (See Exhibit F)

Previous 1999 Front Setback Variance
e In 1999, 1932 Clairmont Road (Parcel ID: 18 103 01 006), received an administrative variance to allow
parking in front of the facility and has been operating under this variance for over 27 years. The requested
variance for front yard parking is consistent with this older variance. (See Exhibit G)

POTENTIAL CONDITIONS
No Reduction in Transitional Buffer for 1924 Parcel
o Applicant agrees that it will maintain a 50-foot transitional buffer for the newly acquired parcel (1924

Clairmont Road), and only proposes limited entry to maintain detention pond, clean undergrowth, and
enhance function of stormwater facility.

e Applicant agrees that it will not expand any encroachments within the existing transitional buffer through
the remainder of combined property (i.e., no expansion of any structures currently within the 40-foot
transition buffer).
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ATTACHMENTS

The exhibits referenced in this memorandum are identified as follows:
Exhibit A — 2026-07-22 1932 Clairmont Road Zoning Site Plan

Exhibit B — 2026-07-22 Adjoining Property Stormwater Delineation

Exhibit C — 2026-07-22 GIS Utilities Map

Exhibit D — 2026-07-22 Pre Development Impervious/Pervious Takeoff

Exhibit E — 2026-07-22 Post Development Impervious/Pervious Takeoff

Exhibit F — 1999 Approved BZA Variance to Reduce 40’ buffer to 5’ landscape strip

Exhibit G — 1999 Approved Administrative Variance to allow front yard parking

Please contact us with any questions at kush.patel@kimley-horn.com, or 470-489-1875.
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April 6, 2026

DeKalb County Department of Planning & Sustainability
Attn: Director of Planning

178 Sams Street

Decatur, GA 30030

RE: Request for Variances for 1924 and 1932 Clairmont Road, Decatur, GA.

Dear Director and Staff,

This Letter of Intent is submitted in support of an application for variances from Section 6.1.3.5 and
Section 5.4.5 of the DeKalb County Code of Ordinances for the above-referenced property.

The subject property is located at 1924 Clairmont Road, Decatur, GA (PID 18 103 01 007) which at the
time of this application is in the process of being combined with 1932 Clairmont Road, Decatur, GA (PID
18 103 01 006) to form an overall parcel of 1.9 acres with the latter’s address and parcel id number.
Shepherd Pathway'’s is a non-profit entity that operates a rehabilitation facility at 1932 Clairmont Road. As
part of their operations, they are currently leasing off-site parking spaces for their employees and patients
to park at and walk to. In an effort to ease employees’ and patients’ experience, they purchased the
property adjacent to themselves located at 1924 Clairmont Road. The proposed plan for the center is to
demolish the existing building at 1924 Clairmont Road and convert the use into a parking lot. The
requests for variances to Section 6.1.3.5 and Section 5.4.5 not only arises from the above-mentioned
plan but also are existing non-conformities. The existing building at 1932 Clairmont Road encroaches into
the 50’ transitional buffer and has parking that is in the front yard.

We respectfully requests variances from the following sections of the Code:
e Section 6.1.3.5, to permit parking in the front yard of the new combined lot.

e Section 5.4.5, to allow for a reduction of the required transitional buffer from 50’ to 40’, to allow all
existing encroachments into the buffer to remain as-is, existing detention ponds in transitional
buffer to not be planted to buffer standards.

These requests are limited in scope and represent the minimum relief necessary to reasonably develop
and use the property. They are warranted due to unique site conditions that create practical difficulty in
meeting the strict application of the Code, including but not limited to:

e As previously mentioned, existing conditions are existing non-conformities to the current DeKalb
County Code. The variance request is to make them legal conforming.

e With the required transitional buffer at the rear of the lot, it is impossible to avoid the need for the
variance to allow front yard parking.

These conditions are not self-imposed and are specific to the subject property, making strict compliance
with Sections 6.1.3.5 and 5.4.5 unreasonable without variance relief.

Granting the requested variances will remain consistent with the purpose and intent of the DeKalb County
Code of Ordinances. The proposed development:

o Preserves the overall goals of public safety, orderly development, and aesthetic quality;
e Does not undermine the intent of the regulations from which relief is sought; and
e Maintains consistency with surrounding land uses and development patterns.

Approval of the variances will not negatively impact adjacent properties or the surrounding community.
Specifically, no adverse effects on traffic, drainage, utilities, or public services are anticipated; the request
will not impair neighboring property values or use and enjoyment; and the proposal complies with all other
applicable zoning, building, and development regulations.



For the reasons stated above, we respectfully requests approval of the variances from Section 6.1.3.5
and Section 5.4.5. The requested relief is reasonable, justified by site-specific conditions, and consistent
with the intent of the DeKalb County Code of Ordinances.

Thank you for your time and consideration. Please feel free to contact me should you require any
additional information.

Sincerely,

Kimley-Horn and Associates

A

Z A
/

-

Kush Patel, P.E.
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DeKalb County, Georgia Development Departme nt
= (404) 371-4915
822

1300 Commerce Drive, Room 302, Decatur, Georgia 30030

Re:  Application of icn P te
Case Number A-99026
Property Location 2 Clairmont Roa

This is to advise that the Board of Appeals, at its meeting. of 03/10/99, reached the following decision on the
above application:

APPROVED #1 (#2 and #3 withdrawn prior to hearing; handled administratively.)

The DeKalb County Zoning Ordinance provides that an appeal from this decision may be filed for hearing
before the DeKalb County Board of Commissioners within ten (10) days from the date of the above decision,

either by the applicant or the opposition.

This appeal must be filed with the Development Department, 3rd floor, Room 302 of the Manuel J. Maloof
Administration Building, 1300 Commerce Drive, Decatur, GA 30030, on the proper form provided by that

office.

The fee for an appeal is $150.00 and must be received at the time the proper form is filed.

The deadline for filing an app&l from the above decision will be 5:00 P.M., March 22, 1999 . The above
decision does not become final until that date and time, and no permits or business licenses may be obtained

until after that date on approved applications.
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EXHIBIT F] oo e s
EVIOARLAD LUASULVA A A USRI, 11 \VAMALS APAS | AlAS S = = it +
r

APPLICATION FOR ADMINISTRATIVE VARIANCE "w‘.yz.{ﬂ

FEE:  $100.00 _(Non-refundable abl lication ie filed, Attach a scale
Rlat ehowing a1 propeneg el asPu b e henatones Locations of all buildings, storm
A arLoend ATelRERy  ASOH laine, creeks, easements fences; morth arrows land
ml&::r?ﬁ’nw hgionhot ar g lm‘;.“ . “:‘l“'é"““ nquﬂml from which iizhne
cco : . Yargan anted o rom dimens requirement
accordance with goetlon 27—3& of oynemgto:mnty lmyxlng oOrdinance.

APFLYCANT. WAYES JAMES 4 PsSociAtes, (NO:

ADDRESS___ 3005 Brecanﬁ%‘_ BWD  Sade 220 DUUTH GA prore #_TID - 231600
——Toat

ORER_SUEPRERD CENTER INC. i ;

ADDRESS Zozo PEACHTREE ROAD Nw ATLANTA GA 30204 PEONE #__404-3507 T3

1. ADDRESS OF PROPERTY FOR WHICE VARIANCE IS REQUESTED:
1432 CLAMRIMONT _RoAb  KlLpdTR &-A-
2. WHAT IS THE VARIANCE REQUESTED? pARCING N PRONT YWED AND BEpUCTION OF

PARKANG SPACE COUNT _ Flom REQuRsD B4 SPAS O 62 SPACES

3. WHAT SPECIAL CONDITIONS OR CIRCUMSTANCES, IN YOUR OPINION, WARRANT IHE
GRANTING OF VARIANCE?

PROPOSED Bautomies 1o SEI0G DEMGRED T WORK NITE BK. BiDe (8. SHRTD REcess, MREmG , PATIOS ) W AV BIRAT To 200
SPBCE, PNEEANE, 15 SHOWN I SD° ERENT YAED STTSAGC, IN ORDUE B TRIG THE SPeOmeN (REeS, Ko PALING WAs PRCGD
WERE TEEES, OURSL EEQUESTS MIEE W SPACES THAN E&Q. PUb To MEDEAC NATVEE OF BLDG USE, WC SPREs TS P Mokl £X

DATE: .gl;a:/qq - APPLICANT, 2 &
OWNER ma Can__ resid £0

RN ERRARNARRARREARAR A AARNARREE AREARAARNARARRR R RRARAARANEANAAARCRN RNV R AR RY AR TRTERtneRAktkan

3 <

oare xecerven Ve, 24,1990 MAP REFERENCE }Qy!g 22 "'\“'SQ :

AMOUNT $loo. 0O goxanG pisTRier_ O-L Z -192\74.
ez ¢ AAPNG DG vEv. FOES .
- ZXPE.OF VARIARCE AMOUNT OF VARIANCE
FFORT SETBACK : .
REAR SETBACK \\ :

nxsnxcsmmm.ousmm \

b |

B
i

p s £ ‘
PARKING REDUCTION &4 sPPcES 1O km.@) :

6@ SPaAcCES \

- PARKING IN REQ. FRONT YARD__AS PER ATTACHED ) -

- PLAN (

< OTHER )
ACTION TAKEN
24+
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EXHIBIT G
PUBLIC WORKS-DEVELOYMENL tge

DEKALB COUNTY

APPLICATION FOR ADMINISTRATIVE VARIANCE

FEE: §100.00 (Non-refundable) payable when application is filed, Attach a sacale
glat Bho"'ing all property 1lines with dimensions; locations of all buildings, storm
rains,sanitary sewers, flood plains, crecks eagements and fencegy north arrow;  land lot
and district; location of setback lines or olher dimensional requirements from which the
variance :is sought. A variance may be granted only from dimensional requirements in
accordancé with Section 27-31 of the DeRalb County Zoning Ordinance. i

aPPLICANT_BAYES OAMES ¢ RSSOCIATED, (MO
ADDRESS__ 3005 Preckinvidag B Tuide 200 DUUWTH A prone #7170 - (52 L
OWNER S HEPHERD _CeNTER NG, okt
ADDRESS Zo2¢> PEACHTREE RoAD Nw RATLANTA G# 30204

pHONE # 404-250- T3

1.  ADDRESS OF PROPERTY FOR WHICH VARIANCE IS REQUESTED:
A32  CLAMRMONT RoaAn  KILPNTA oA

2.  WHAT IS THE VARIANCE REQUESTED? pARLING W FrONT YARD
PARKANG SPACE CouNT _Flom PEQUIRED B4 SPACES 1 P SPACES

3. WHAT SPECIAL CONDITIONS .bR CIRCUMSTANCES, IN YOUR OPINION, WARRANT THE

GRANTING OF VARIANCE?

ROPOSED BULDING |8 BENG DESIGNED T WORK WiTH EX. D6 (€. SHPRED RACCESS, VAREING 4 PATIOS £7¢) W AN EFRET o mpmiz
PACES, PARKANG 1S SHOWR WiTHAS o' ERonT YRED StT8AUs, IN ORDER TO SAUE THE SPECmMEN TREES) NO PARLING WA PIRCED

JeRk TREES, OUKER REQUESTS MoEE B SPACES THAN BEG. PUB-T6 MEPLAC NATKEE OF BLDG USE. HC EPAcES TREE uP MorE £Uh)

DATE: 4/3{/9‘? : APPLICANT u'o?fi. 8}%44 7 ’KIMM& rmeod H&W&W
OWNER (=P (UoN Presidét (@ SL‘PL._.A_CML"

L
AARRRRRRRRRREXRL

tttttt**tttt***tt***********t*t****tt*ttt***ttt*****tt*****t**t***tttt*ttit
T0 BE COMPLETED BY DEVELOPMENT DEPARTMENT

AND ZEDUCTION OF

APPLICATION RECEIVED BY:
—Hanager's signacure

MAP REFERENCE
ZONING DISTRICT
DEV. FILE #.

DATE RECEIVED
AMOUNT
RECEIPT #
TYPE OF VARIANCE

FRONT SETBACK

AMOUNT OF VARIANCE

REAR SETBACK

SIDEYARD SETBACK

DISTANCE BETWEEN BLDGS. ON SAME LOT

PARKING REDUCTION L :

~ PARKING IN REQ. FRONT YARD

ASSISTANT DIRECTIOR OF PUBLIC WORKS—-DEVELOPMENT
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Development Department

%
> (404) 371-4915

NOTICE OF PUBLIC HEARING
DEKALB COUNTY ZONING BOARD OF APPEALS

The application described b
elow will be heard by the DeKalb County Zonin
ggiggfof Appeals on 03/10/99 at 1:00 P.M. in the auditorium of the ﬁgnuel J?
ey Center annex, 1300 Commerce Drive, Decatur, GA (corner West Trinity
ace and Commerce Drive in downtown Decatur). This is not a rezoning.

end e

Application of SHEPHERD CENTER INC./DR. GARY R. ULICN

variances for proposed 17,600 sq. ft. office building'at §9§gﬁc;2¥;m£3t1:::2?

1. Reduce buffer along west property 1line for detention area from
required 40 ft. to a relandscaped 5 ft.;

2. Reduce parking from required 70 spaces to proposed 21 spaces;

3. Reduce required parking setback from Clairmont Road future right-

of-way from 50 ft. to 15 ft.
The property is located on the west side of Clairmont Road approx. 500 ft.

north of McConnell prive. The zone is o-I.

NOTE TO APPLICANT(8): For the Zoning Board of Appeals to fully understand the
above request, it is jimportant that the applicant or a spokesperson attend
the hearing to present the applicant’s position on the request. Without
representation for the application, the Board may not fully understand the
request and the application could be denied. Attendance is also important
for renewal requests. If the applicant/spokesperson cannot attend the
hearing, please contact our office.

NOTE TO ABUTTING PROPERTY OWNERS: peKalb County tax records indicate you are
an abutting property owner. If you have an interest in the above hearing,

you may appear pefore the Zoning Board at the time and date specified. If a
group is to appear, it is suggested that you appoint a spokesperson. Since
this notice is sent only to abutting property owners, if you know of others
in the area who are interested in this application, please advise them soO
that they may also attend the hearing. If you plan to attend the hearina as
1ication, you may contact our office

an interested party to a particular app
the morning of the hearing to determine if that application is still on the

agenda.
g a presentation ”
rd of the hearing
yourself prior to
for your records.

o the Zoning Board durin
remains part of the reco

and cannot be returned. Please make copies for
the hearing of anything Yyou wish to retain
Photographs must be identified.

NOTE: Anything submitted t
including photographs,

1300 Commerce Drive, Room 302, Decatur, Georgia 30030
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