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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. 
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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. 

⚫ 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. 

⚫ 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. 

⚫ 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. 

⚫ 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. 

⚫ 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. 

⚫ Based on discussions with DeKalb County staff, the hydrology analysis uses a curve number of 85 for 

pre-developed conditions. 

⚫ 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. 

⚫ 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. 

⚫ 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. 

⚫ 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. 

⚫ 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. 

⚫ 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. 

⚫ Upper-story buffer vegetation is proposed to remain to maintain the existing density and green-screening 

function of the transitional buffer. 

⚫ 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. 

⚫ Landscaping and tree planting within the proposed parking lot will be designed to meet applicable DeKalb 

County standards. 

⚫ 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. 

⚫ 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. 

⚫ 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. 

⚫ The project team met onsite with Dr. John Musser to review the drainage concerns and existing site 

conditions. 

⚫ 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. 

⚫ 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 

⚫ 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 

⚫ 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 

• 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.  

• 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. 

 

 

mailto:kush.patel@kimley-horn.com


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: 

• Section 6.1.3.5, to permit parking in the front yard of the new combined lot. 

• 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: 

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

• 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: 

• Preserves the overall goals of public safety, orderly development, and aesthetic quality; 

• Does not undermine the intent of the regulations from which relief is sought; and 

• 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 

 

Kush Patel, P.E. 
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60 FT BUILDING SETBACK LINE

5 FT LANDSCAPE BUFFER LINE

PROPERTY LINE

STANDARD DUTY ASPHALT PAVEMENT

SITE SUMMARY

ZONING: O-I

SITE AREA: 1.246 ACRES
ROW DEDICATION: 0.079 ACRES
ADJUSTED SITE AREA: 1.167 ACRES

TOTAL DISTURBED AREA: 0.5108 ACRES

BUILDING SETBACKS:
FRONT (CLAIRMONT ROAD): 60 FT
SIDE: 20 FT
REAR:   30 FT

PARKING SUMMARY
REQUIRED PARKING:

OFFICE, DOCTOR (39,000 SF) 78 SPACES (MIN. 1/500 SF)
195 SPACES (MAX. 1/200 SF)

     EXISTING PARKING: 62 SPACES (TOTAL)
SURFACE PARKING 40 SPACES
UNDERGROUND PARKING DECK 22 SPACES 

PROPOSED PARKING: 107 SPACES (TOTAL)
EXISTING SURFACE PARKING 39 SPACES
UNDER BUILDING PARKING 22 SPACES
STANDARD 31 SPACES
COMPACT 15 SPACES

VARIANCES REQUESTED
1. Sec. 6.1.3.5

PARKING SHALL NOT BE PERMITTED WITHIN THE FRONT YARD.

2. Sec. 5. 4.5
 TRANSITIONAL BUFFERS REQUIRED WHEN OI ZONING ABUTS RESIDENTIAL

ZONING.

1. EXISTING CONDITIONS SHOWN HEREON ARE FROM A SURVEY
FILE PROVIDED BY GEORGIA LAND SURVEYING CO., DATED
01.29.2026.

2. ALL DIMENSIONS ARE FROM FACE OF CURB TO FACE OF CURB
UNLESS OTHERWISE NOTED.

3. SIDEWALK INSTALLED AGAINST BACK OF CURB SHALL BE
INSTALLED PER THE PLAN AS MEASURED FROM THE BACK OF
CURB.

4. ALL SIGNAGE AND STRIPING MUST MEET THE LATEST
REQUIREMENTS SET FORTH BY MUTCD, GDOT, AND GEORGIA
STATE CODE.

5. REFERENCE LANDSCAPE PLANS FOR ALL HARDSCAPE AND
LANDSCAPE DETAILS AND SPECIFICATIONS.

SITE DEVELOPMENT SUMMARY

0
GRAPHIC SCALE IN FEET

2010 20 40 N
O

R
TH

SITE NOTES

SITE NOTES

HEAVY DUTY CONCRETE PAVEMENT

01.28.2026

C2.00

SITE PLAN

PARKING COUNT10

CONCRETE SIDEWALK

Kush.Patel
Text Box
EXHIBIT A

Kush.Patel
Text Box
PROPERTY ADDRESS AND PARCEL NUMBER BASED ON DEKALB COUNTY GIS

Kush.Patel
Text Box
1944
PARCEL NUMBER: 18 103 01 011

Kush.Patel
Text Box
1932
PARCEL NUMBER: 18 103 01 006

Kush.Patel
Text Box
1924
PARCEL NUMBER: 18 103 01 007
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PRE DEVELOPMENT PERVIOUS AND IMPERVIOUS AREAS OF
PROPOSED PROJECT

LAND COVER AREA PERCENTAGE
PERVIOUS 0.25 ACRES 40.32%

IMPERVIOUS 0.37 ACRES 59.68%

TOTAL 0.62 ACRES
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