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CITY OF STONECREST, GEORGIA  
 

Honorable Mayor Jason Lary, Sr.  
Council Member Jimmy Clanton, Jr. – District 1  Council Member Rob Turner- District 2  

Council Member Jazzmin Cobble – District 3  Council Member George Turner- District 4  

Council Member Tammy Grimes – District 5  
 

Budget Hearing 
VIRTUAL MEETING 

October 26, 2020 at 6:00 p.m. 
Citizen Access: URL 

 
I. CALL TO ORDER:  Mayor Jason Lary 

II. Public Hearing for 2021 Budget 

III. ADJOURNMENT 
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CITY OF STONECREST, GEORGIA  
 

Honorable Mayor Jason Lary, Sr.  
Council Member Jimmy Clanton, Jr. – District 1  Council Member Rob Turner- District 2  

Council Member Jazzmin Cobble – District 3  Council Member George Turner- District 4  

Council Member Tammy Grimes – District 5  
 

CITY COUNCIL WORK SESSION  
VIRTUAL MEETING 

October 26, 2020 at 6:00 p.m. 
Citizen Access: URL 

 
I. CALL TO ORDER:  Mayor Jason Lary 

II. AGENDA ITEMS: 
1. Covid Cares Plan 

 
 

III. ADJOURNMENT 

 



CITY OF STONECREST, GEORGIA 

Honorable Mayor Jason Lary, Sr. 
Council Member Jimmy Clanton, Jr. – District 1 Council Member Rob Turner- District 2 

Council Member Jazzmin Cobble – District 3 Council Member George Turner- District 4 

Council Member Tammy Grimes – District 5 

CITY COUNCIL MEETING AGENDA 
VIRTUAL MEETING 

October 26, 2020 
7:00 p.m. 

Citizen Access: URL 

I. CALL TO ORDER:  Mayor Jason Lary

II. ROLL CALL:  Megan Reid, City Clerk

III. INVOCATION

IV. PLEDGE OF ALLEGIANCE

V. MINUTES:
a. Approval of the September 28, 2020 City Council Meeting Minutes
b. Approval of the October 12, 2020 City Council Meeting Minutes
c. Approval of the October 14, 2020 Special Called Meeting Minutes

VI. PRESENTATIONS:
a. Stonecrest Police Feasibility Study

VII. APPOINTMENTS:

a. Acting City Manager

VIII. PUBLIC COMMENTS
(this meeting will be conducted virtually, the public comments received via email in 
advance of the meeting will be read into the minutes by the City Clerk)

IX. PUBLIC HEARINGS:
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a. Rezoning Application (RZ-20-004)- 2654 DeKalb Medical Parkway- The
applicant requested to rezone subject to HR-1 (High Density Residential) and
FLU character to Neighborhood Center for existing senior housing development.

b. Rezoning Application (RZ-20-005)- 6251 Rock Springs Road and 3810 Evans
Mill Road The applicant requested is requesting a withdrawal of the application
to rezone subject to RSM.

c. Special Land Use Permit (SLUP-20-005) application / 2831 Hillvale Cove
Drive – To operate a personal care home for three individuals.

d. Special Land Use Permit (SLUP-20-006) application 6763 Hill Creek Cove -
To operate a personal care home for three to six individuals.

(since this meeting will be conducted virtually, only those public hearing comments 
received via email in advance of the meeting will be read by the City Clerk) 

X. OLD BUSINESS:
a. Approve Special Land Use Permit (SLUP-20-003) application / 7101 

Covington Hwy - Convenience Store with accessory fuel pumps and restaurant 
with a drive-thru

XI. NEW BUSINESS:
a. Decision for Rezoning Application (RZ-20-004)- 2654 DeKalb Medical 

Parkway- The applicant requested to rezone subject to HR-1 (High Density 
Residential) and FLU character to Neighborhood Center for existing senior 
housing development.

b. Decision for Rezoning Application (RZ-20-005)- 6251 Rock Springs Road and 
3810 Evans Mill Road The applicant requested is requesting a withdrawal of the 
application to rezone subject to RSM.

c. Decision for Special Land Use Permit (SLUP-20-005) application / 2831 
Hillvale Cove Drive – To operate a personal care home for three individuals.

d. Decision for Special Land Use Permit (SLUP-20-006) application 6763 Hill 
Creek Cove - To operate a personal care home for three to six individuals.

e. Codification of COVID-19 Program Name

XII. EXECUTIVE SESSION:
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(when an executive session is required, one will be called for the following issues:  
1) Personnel, 2) Litigation, 3) Real Estate) 
 

XIII. CITY MANAGER COMMENTS 
 

XIV. CITY ATTORNEY COMMENTS 
 

XV. MAYOR AND COUNCIL COMMENTS 
 

XVI. ADJOURNMENT 



   

CITY OF STONECREST, GEORGIA 

Honorable Mayor Jason Lary, Sr. 
Council Member Jimmy Clanton, Jr. – District 1 Council Member Rob Turner- District 2 

Council Member Jazzmin Cobble – District 3 Council Member George Turner- District 4 

Council Member Tammy Grimes – District 5 

CITY COUNCIL MEETING AGENDA 
VIRTUAL MEETING 

September 28, 2020 
7:00 p.m. 

Citizen Access: URL 

I. CALL TO ORDER:  Mayor Jason Lary 
 

II. ROLL CALL:  Megan Reid, City Clerk 
 

III. INVOCATION- Council Member Rob Turner led the invocation. 
 

IV. PLEDGE OF ALLEGIANCE 
 

V. APPROVAL OF THE COUNCIL AGENDA 

Motion 1 – made by Council Member Rob Turner to approve the agenda with 
removal of Item C. Zoning Ordinance Revision Update under presentations and 
adding Item C. Discussion of Public Input during Public Hearings on Zoom under 
New Business and was seconded by Council Member Jazzmin Cobble. 
 
Motion passed unanimously. 

 
VI. MINUTES: 

 
a. Approval of Council Meeting Minutes September 14, 2020 

 

Motion 2 – made by Council Member Rob Turner to approve the September 14, 2020 
Council Meeting Minutes.  Seconded by Council Member Tammy Grimes.  

 
Motion passed unanimously. 
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VII. PRESENTATIONS:  
a. October is National Code Compliance Month 

 
Code Enforcement Director Alejandro Ferrell gave a presentation on 
National Code Compliance Month 
 

b. Georgia Rock the Vote – October 24, 2020 
 
Chief of Staff Iris Settle let everyone know about an upcoming event to 
promote Voter Registration and the General Election. 

 
VIII. APPOINTMENTS OR PERSONNEL: 

None. 
 

IX. PUBLIC COMMENTS 
(this meeting will be conducted virtually, the public comments received via email in 
advance of the meeting will be read into the minutes by the City Clerk) 
 
-- 
Concerned CitizensInGa stopmetrogreen@yahoo.com 
Good evening, 
 
This is just a reminder that South Dekalb residents are still watching what is 
happening, or NOT happening, with Stonecrest and Metro Green. Please do not think 
we are going away. We also would like to see some type of update in your meetings. 
We understand that there is ongoing litigation. However,  there could still be some 
type of update provided to the community especially since you all refused to place a 
Stop Work Order on that site. 
 
Please be advised we are not taking our eyes, or our voices, off of this toxic dump site 
on Miller Road. We will continue to hold every one of you accountable if you are not 
ACTIVELY fighting against Metro Green Recycling. We have not forgotten. 
 
Thank you, 
 
Concerned Citizens in South Dekalb 
 

mailto:stopmetrogreen@yahoo.com
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Sent from Mail for Windows 10 
-- 
Alexis Morris alexismorris1972@gmail.com 
 
Good afternoon! 
 
This letter comes with continued disappointment in our Government's leadership.  
Once again, there are items on the agenda which affect the community that has not 
been shared nor discussed with the citizens.  I understand that the city has contracted 
with the Collaborative Firm to revise the city ordinances.  This is taking place without 
any input from the citizens.  There has been no town-hall meetings, surveys, calls, or 
post to find out what ordinances need to be revised.  As it stands at present, the 
council and mayor need to be replaced as they have shown a reckless disregard for 
the citizen's health and well-being.  So how dare you attempt to move forward with 
revising ordinances when some of you don't even know what is in the City's Charter?  
The Charter needs to be revised before we can move forward with any ordinance 
changes.   
 
There are several issues that are still on the table.  To date, Stonecrest Governing 
Board refuses to address or update the citizens about the City's position regarding 
Metro Green Recycling Plant.  So until we resolve the current issues, the entire 
council familiarize themselves with the charter, and Jason Lary is removed from 
being Mayor, I strongly oppose any revisions to any ordinances. 
  
I can be reached at 404-670-3184 if any of you care to discuss this matter further.  I 
am open to a candid and healthy conversation in the pursuit of what is in the best 
interest of the citizens of Stonecrest.  
 
Concerned Resident 
Alexis B. Morris   
-- 
 
Dave Marcus dmarcus123@gmail.com 
 
Good evening Mr. Mayor and council members.   Ms. Cobble, it is especially nice to 
see you where you belong tonight.  
 

mailto:alexismorris1972@gmail.com
mailto:dmarcus123@gmail.com
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My comment is about Stonecrest 2020 Paving Project - Phase 2 
 
My understanding is that you are being asked to vote on whether to increase the 
amount of an existing contract by slightly more than two million dollars.  I am not 
qualified to judge whether this is legally proper or not and will leave that to lawyers 
in the room.   But please keep in mind that it seems that different lawyers have voiced 
different opinions about this and--if another vendor sues--what will it cost the city in 
legal fees?  And in reputation?  Developers lurk everywhere and they judge the 
attractiveness of the city by many things.  Now that we are over the recent unpleasant 
attempt to remove Ms. Cobble from her seat, perhaps having a goal of 12 months 
without an embarrassing lawsuit might be a good idea. 
 
What I do want to ask is that you take these things four things into consideration as 
you are deciding: 
 
1. The prices of asphalt goes up and down.  We are at 
the end of the paving season.  If it is lower than it was when the original contract was 
signed, does that mean we could get a better deal from another company? 
2. Will your vote remove an opportunity to work with 
other vendors?  For instance, there is a gentleman who is trying to start an asphalt and 
paving operation in Stonecrest.  If he had suceeeded in getting approval for the first 
location he wanted, a vote to no-bid this two million would be a vote to exclude him - 
a local, minority-owned company. 
3. Will you vote imply that next spring the contract with 
Snell should again be increased?  If it is worth doing now, and is legal, what prevents 
you from doing it again and again? 
 
 
4. Is this an emergency?  Are these all extremely poor 
roads that really need the work?  I drove over two of them this week and they did not 
seem like really bad situations.   But others may be much much worse. 
 
So in your vote, please balance the need to fix really bad roads with shutting out other 
vendors; with having the squeaky-clean appearance that we need but don’t quite have; 
and whether we will get the best deal.  I am not sure there is a clear-cut answer. 
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And, after you vote, please ask the question, “Why are you put in the position of 
making this choice?”.   Was it that the two million dollars just appeared?  Was it that 
no one told you that the money would be available when the fixed-price contract was 
signed earlier in the year?   I would have thought that phase II contracting would have 
been started as soon as the phase 1 contract was signed. There might be some good 
reasons that you are being forced at this late date to figure out the best choice.  But if 
the city knew earlier that not all the budgeted money was going to be spent in round 
one, why didn’t the administration start round two early enough to allow for a 
competitive process?  That is the appearance that people may complain about.   
 
Thank you. 
-- 
Pyper Green greenpyper@yahoo.com 
 
To the Mayor & Council: 
 
Once again we are concerned about the activities of this administration. We are 
concerned with the Zoning Code update. The Metro Green disaster, created by this 
group, should lead you to involve the citizens before you all do anything. The citizens 
are the ones suffering because of the lack of REAL Zoning regulations in Stonecrest. 
Please allow the public to have major input prior to implementing any type of Zoning 
changes. Please remember your job is to PROTECT and ENHANCE the community. 
Metro Green shows that serious Zoning ordinances need to be in place to protect the 
community against  toxic businesses. Citizens deserve to receive actual notifications 
of any businesses coming to our area & not signs put up on a desolate back road like 
you allowed with Metro Green.  We need Stonecrest to NOT bypass Dekalb County’s 
waste management plan like you did with Metro Green. We need Stonecrest officials 
to realize this is not a dictatorship, but a democracy FOR the people. We need you to 
LISTEN to the community. We need you to INFORM the community as well. Had 
Council members actually provided real updates to the community, Metro Green 
would not be building in our backyards.  
 
We want real Zoning ordinances put in place that will never allow a Baldwin Asphalt 
to operate. We want Zoning ordinances that will never allow a Metro Green to be 
built in the backyards of taxpaying VOTERS. We want Zoning ordinances that 
protect our community, and not make South Dekalb an industrial wasteland. We want 
Zoning that will allow for green space and not more warehouses. 

mailto:greenpyper@yahoo.com
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Do better for South Dekalb. 
 
Pyper Bunch 
 
Sent from Mail for Windows 10 
-- 
 
Zay zay1071@yahoo.com 
 
My name is Xavier bolton, I’m a resident of miller woods subdivision. We would all 
of the council members to do all that they can to help us in this fight to stop metro 
green recycling.  We as a community would also like to know what the council 
discovered in there investigation into permits for metro green. Lastly, I hope these 
revisions of ordnance’s does not allow more companies like metro green to enter our 
community. Elected officials please do what is right for our community and it’s 
residents. 
 
Sent from my iPhone 
-- 
 
Elaine Berry rosiebee11@yahoo.com 
 
Mayor Lary, 
  
I understand the city has contracted with the Collaborative Firm to revise the the city 
ordinances. There has been no collaboration with the citizens of Stonecrest. What 
ordinances are you going to revise? Will you allow more polluting industries in the 
residential areas of Stonecrest and unincorporated Dekalb county? Or perhaps more 
gas stations? Why haven't the citizens seen the revisions? PLEASE DON"T make the 
city of STONECREST another Flint, Michigan. We care about our community and 
deserve much better. 
  
Concern Citizen of Stonecrest, 
  
Elaine McCants 
-- 

mailto:zay1071@yahoo.com
mailto:rosiebee11@yahoo.com
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Renee Cail disoni7@yahoo.com 
 
Good Evening  Mayor Jason Lary: 
 
It would be great if you would begin advocating more for the residents of Stonecrest, 
GA. How can you in good faith allow a Collaborative Firm to revise our zoning 
ordinances without notifying the citizens?  What meetings have they initiated with the 
community?  What codes will be revised?  As we read the current ordinances it seems 
as  many of they favor industries, large corporations, and landowners who do not 
reside here nor have they one concern those about those who pay taxes here, reside 
here and support the businesses here.   
 
We are exhausted with hush, hush attitude of your administration. Who or what gives 
you the right to chart our destiny? Are there any areas that have been targeted as 
Opportunity Zones?  If so, why weren't we informed?  Did anyone inform the city 
council members?  Oftentimes, they don't seem to have been informed of critical 
matters or they have been given information without adequate notice to review the 
documents. 
 
We are inundated with SLUP requests, applications for housing in areas that currently 
have the zoning they need, we have industries trying to move in residential areas 
which are beautiful, peaceful and thriving, more unwanted gas stations (incidentally 
electric cars are sustainable and new energy) not to mention unwanted CELL towers 
in residential areas. Last but not least a recycling center being constructed in an 
established neighborhood.  Really???? 
 
The major corporations nationally and globally only come here to get richer. 
Trammell Crow??? Have you noticed the tax incentives they will get for building the 
Home Depot Warehouse in our predominantly African American Community?  Its 
cheaper for them to come here!!!!!! 
 
 
 
 
 
 

mailto:disoni7@yahoo.com
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We tried to meet with you early this year to develop a strong community engagement 
component to no avail. We are still open to creating a healthy dialogue with our city 
officials. 
 
Sincerely, 
 
 
Renee Cail 
Citizens for a Healthy and Safe Environment CHASE) 
 

X. PUBLIC HEARINGS: 
a. SLUP-20-002 (6623 Housworth Lane) - to operate a childcare home up to five 

children 
 

Motion 3-  was made by Mayor Jason Lary to open the Public Hearing for SLUP-20-
002 (6623 Housworth Lane) - to operate a childcare home up to five children and was 
seconded by Council Member Rob Turner. 

Motion passed unanimously. 

Presentation by Applicant. 

Motion 4- was made by Council Member Rob Turner to close the Public Hearing and 
was seconded by Council Member George Turner. 

Motion passed unanimously. 

b.   SLUP-20-003 (7101 Covington Hwy) - to operate a convenience store with 
accessory fuel pumps and restaurant with a drive-thru 
 
Motion 5- was made by Council Member Rob Turner to open the public hearing for 
SLUP-20-003 (7101 Covington Hwy) - to operate a convenience store with accessory 
fuel pumps and restaurant with a drive-thru and was seconded by Council Member 
George Turner. 
 
Motion passed unanimously. 

Presentation by Applicant. 
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Motion 6- was made by Council Member George Turner and was seconded by 
Council Member Tammy Grimes. 
 
Motion passed unanimously. 
 

XI. OLD BUSINESS: 
a. Adopt Parks & Recreation Master Plan 
 
Presented by Lisa Wolff  
 
Motion 7- was made by Council Member Tammy Grimes to adopt the Parks & Recreation 
Master Plan and was seconded by Council Member Rob Turner. 
 
Motion passed unanimously. 
 
b.  Approve COVID-19 Relief Funding Plan Resolution 
 
Motion 8- was made by Council Member Rob Turner to defer the decision until Thursday, 
October 1, 2020 and was seconded by Council Member Tammy Grimes. 
 
Motion was withdrawn by Council Member Rob Turner after much discussion. 
 
Motion 9- was made by Council Member Rob Turner to approve the Covid-19 Relief 
Funding Plan Resolution with changes to adding “or designee” to be added to the last 
paragraph after City Manager and was seconded by Council Member Jazzmin Cobble. 
 
Motion passed 5-0 with Mayor Lary absent. 
 
c.  Approve Stonecrest 2020 Paving Project- Phase 2 
 
Motion 10- was made by Council Member Jazzmin Cobble to deny the Stonecrest 2020 
Paving Project- Phase 2 and was seconded by Council Member Tammy Grimes. 
 
Motion passed 4-1 with Council Member Jimmy Clanton voting nay and Mayor Lary 
was absent. 
 

XII. NEW BUSINESS: 
a. Approve SLUP-20-002 (6623 Housworth Lane) - to operate a childcare home up 

to five children 
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Motion 11- was made by Council Member Tammy Grimes to approve SLUP-20-002 
(6623 Housworth Lane) - to operate a childcare home up to five children and was 
seconded by Council Member Rob Turner. 

Motion passed 5-0 with Mayor Lary absent. 
 

b. Approve SLUP-20-003 (7101 Covington Hwy) - to operate a convenience store with 
accessory fuel pumps and restaurant with a drive-thru 
 
Motion 12-  was made by Council Member Rob Turner to defer the decision until 
October 12, 2020 of SLUP-20-003 with accessory fuel pumps and was seconded by 
Council Member Tammy Grimes. 
 
Motion passed 5-0 with Mayor Lary absent. 
 
Motion 13- was made by Council Member Rob Turner to defer the decision until 
October 12, 2020 of SLUP-20-003 to operate a restaurant with a drive-thru and was 
seconded by Council Member Tammy Grimes. 
 
Motion passed 5-0 with Mayor Lary absent. 
 

c. Discussion of Public Input during Public Hearings on Zoom 
 
Council Member George Turner would like to investigate Public Hearing processes 
on Zoom. 
 

 
XIII. EXECUTIVE SESSION 

 
None. 

 
(when an executive session is required, one will be called for the following issues:  
1) Personnel, 2) Litigation, 3) Real Estate) 
 

XIV. CITY MANAGER COMMENTS 
 
Deputy City Manager Plez Joyner- Get out and Vote! 
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City Clerk Megan Reid- None 
 

XV. CITY ATTORNEY COMMENTS 
 
None 

 
XVI. MAYOR AND COUNCIL COMMENTS 

 
Council Member Jimmy Clanton/District 1 – Get out and vote and complete your 
Census! 
 
Council Member Rob Turner/District 2 –Please be careful, wear masks and stay 
safe. Get out and vote and complete your Census! 
 
Council Member Jazzmin Cobble/District 3 – Please be careful, wear masks and stay 
safe. Get out and vote and complete your Census! Thanked everyone for their support. 
 
Council Member Tammy Grimes/District 5 – Reiterated everyone sentiments. Also 
said to remember to say Brionna Taylor’s name! 
 
Council Member George Turner/District 4 - Remember the Census and get those 
who are unaccounted for to complete the Census! Keep the Mayor in your prayers he 
left the meeting early due to an illness. 
 

XVII. ADJOURNMENT 
 

Motion 15 – made by Council Member Rob Turner to adjourn the City Council 
Meeting.  Seconded by Council Member Tammy Grimes. 
 
Motion passed unanimously. 



   

CITY OF STONECREST, GEORGIA 

Honorable Mayor Jason Lary, Sr. 
Council Member Jimmy Clanton, Jr. – District 1 Council Member Rob Turner- District 2 

Council Member Jazzmin Cobble – District 3 Council Member George Turner- District 4 

Council Member Tammy Grimes – District 5 

CITY COUNCIL MEETING MINUTES 
VIRTUAL MEETING 

October 12, 2020 
7:00 p.m. 

Citizen Access: URL 

I. CALL TO ORDER:  Mayor Jason Lary 
 

II. ROLL CALL:  Megan Reid, City Clerk 
 

III. INVOCATION- Council Member Rob Turner led the invocation. 
 

IV. PLEDGE OF ALLEGIANCE 
 

V. APPROVAL OF THE COUNCIL AGENDA 

Motion 1 – made by Mayor Jason Lary to approve the agenda with removal of Item 
a. Executed Contracts 1. Sean de Palma and ii..Brenda Cornelius- External liaison 
Consultant and adding Item a. Create Job Description and advertise for Finance 
Director under New Business and was seconded by Council Member Jimmy Clanton. 
 
Motion failed 3-3 with Council Member Jazzmin Cobble, Council Member 
George Turner and Council Member Tammy Grimes voting nay. 
 
MEETING ADJOURNED BY MAYOR LARY AT 7:48 PM 



 

 

 

             

CITY OF STONECREST, GEORGIA 

Honorable Mayor Jason Lary, Sr. 
Council Member Jimmy Clanton, Jr. – District 1 Council Member Rob Turner- District 2 

Council Member Jazzmin Cobble – District 3 Council Member George Turner- District 4 

Tammy Grimes – District 5 

SPECIAL CALLED MEETING 
VIRTUAL MEETING 

October 14, 2020 at 6:00 p.m. 
Citizen Access:  URL 

 
  

I. CALL TO ORDER:  Mayor Jason Lary  
 

II. AGENDA ITEMS: 
 

1. Contract Management 
 
i. Sean de Palma-Parks and Recreation Consultant 

Mayor agreed to supply council with letter ending Sean DePalma’s 
contract at the end of the year, to the next meeting. 
 

ii. Brenda Cornelius-External Liaison Consultant 
Mayor made recommendation to stay where we are today and continue to 
move forward – with the 6 month contract. 
 

Motion 1 – made by Mayor Jason Lary to continue to move forward with contract 
with Cornelius Group.  Seconded by Council Member Jimmy Clanton.   

   Motion denied - No votes. 

 Motion 2 – Amended motion made by Mayor Jason Lary to ratify the contract of the 
Cornelius Group.  Seconded by Council Member Jimmy Clanton. 

Motion denied 2-4 – Nay/Council Members Rob Turner, Jazzmin Cobble, George 
Turner, Tammy Grimes 



 

 

Motion 3 – made by Mayor Jason Lary to ratify the contract of Sean DePalma.    
Seconded by Council Member Jimmy Clanton.   

Motion denied – Nay/ Council Members Rob Turner, Jazzmin Cobble, George 
Turner, Tammy Grimes. 

Motion 4 – made by Council Member Jazzmin Cobble to move that the contract for 
Sean DePalma is cancelled.  Seconded by Council Member George Turner. 

Motion passed 4-2 – Nay/Mayor Jason Lary, Council Member Jimmy Clanton 

 
2. Contract with an external auditing firm to conduct a comprehensive audit of the 

government purchasing/credit cards 

Motion 5 – made by Council Member Jazzmin Cobble to contract with an external 
auditing firm to conduct a comprehensive audit of the government purchasing/credit 
cards.  Seconded by Council Member Rob Turner. 

No votes. 

Motion 6 – to withdraw previous motion to contract with an external auditing firm 
to conduct a comprehensive audit of the government purchasing/credit cards.  
Seconded by Council Member Tammy Grimes. 

Motion passed unanimously. 

Motion 7 - made by Council Member Jazzmin Cobble to contract with an external 
auditing firm to conduct a comprehensive audit of the government purchasing/credit 
cards for years 2017-2020, that should be executed within 30 days of affirmative 
action of council.  Seconded by Council Member Rob Turner. 

Motion passed 4-1.  Nay/Council Member Jimmy Clanton 

Motion 8 – substitute motion made by Council Member Jimmy Clanton to amend 
previous motion and that there will be no single point of contact for the 
comprehensive audit but to add the entire city council as points of contact.  

Motion denied with no 2nd motion.  

 
3. Create job descriptions and advertise for Finance Director and Internal Auditor 

Motion 9 – made by Council Member Jazzmin Cobble asking staff to create a job 
description and advertise for both Finance Manager and Internal Auditor.  Seconded 
by Council Member Tammy Grimes.   



 

 

No votes. 

Motion 10 – substitute motion made by Council Member Jazzmin Cobble asking 
staff to create job descriptions and advertise for Finance Director and Internal Auditor 
and noting that both positions are City Council approved positions and should be kept 
independent of current Jacobs contract.  Seconded by Council Member Tammy 
Grimes.   

Motion passed 4-1.  Nay/Council Member Jimmy Clanton 

 
4. Approve Georgia Outdoor Stewardship Program Resolution 

 

Motion 11 – made by Council Member Rob Turner to approve Georgia Outdoor 
Stewardship Program Resolution.  Seconded by Jimmy Clanton. 

Motion passed unanimously. 

Motion 12 – made by Council Member Jazzmin Cobble to cancel the contract for the 
Cornelius Group.  Seconded by Council Member Tammy Grimes. 

Motion passed 4-1.  Nay/Council Member Jimmy Clanton.  

 
 
ADJOURNMENT 

 
Read and adopted in the regular meeting of the City Council held on this _____ day of 
_______________, 2020. 

 
 
 
    __________________________ 
    Mayor Jason Lary 
 
ATTEST: 
 
 
_______________________________ 
Megan P. Reid, City Clerk 
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Executive Summary 

In the spring of 2020, the City of Stonecrest engaged the University of Georgia’s Carl Vinson 

Institute of Government to explore the issues, challenges, and potential benefits and costs of the 

city providing police service in-house. These services are currently being provided by the 

DeKalb County Police Department (DCPD) through provisions set out in the DeKalb County 

Service Delivery Strategy Agreement and state legislation.  

Institute of Government researchers collected and analyzed data in order to estimate the 

following: 

• Number of sworn officers currently serving the city (by DeKalb County) and the number 

needed to serve the city if it were to establish its own police department (estimated 

using a population-based workload assessment and a time-on-task workload 

assessment)  

• Operational costs per officer and total departmental operational costs 

• Startup capital costs per officer and total department startup costs 

• Facilities needed and total facilities costs 

• Direct and implied City of Stonecrest contributions for police services currently being 

delivered by DeKalb County 

• Net revenue surplus that could be generated by the Stonecrest Municipal Court if a 

police force sends traffic violations cases to the Stonecrest Municipal Court as opposed 

to the DeKalb County Traffic Court 

Based on these data points and an analysis of the current workload of the DCPD in the 

Stonecrest service area, the research team estimated a range of costs for establishing a new 

police department.  

To derive a midrange cost estimate, the research team used weighted measures of the resources 

needed to address different types of police service calls as well as service call data and a 

detailed analysis of the DCPD expenditures by different service units (e.g., uniform, criminal 

investigations, and special operations).  

To produce low-end and high-end cost estimates, the research team used a “build-a-budget” 

approach based on estimates of the number of sworn officers Stonecrest would need as well as 

the annual cost per officer. The research team examined several staffing need estimates and 

combined these with three cost-per-officer estimates based on expenditure data on the DeKalb 

County, City of Brookhaven, and City of Dunwoody police departments. These base cost 

estimates were department-specific; that is, they did not include general fund administrative 

costs, startup cost, replacement capital costs, or facilities costs.  
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For the final estimates, the research team estimated startup costs, replacement capital costs, and 

facilities costs based on the low-end and high-end estimates of the number of needed officers 

for these scenarios. The team also estimated facilities costs. 

For the low-end cost estimate, the research team used the International Association of Chiefs of 

Police staffing method to estimate the number of officers needed to provide adequate response 

to service calls. This staffing estimate was combined with a cost per officer based on an adjusted 

cost per officer in the DCPD.  

For the high-end cost estimate, the number of officers needed was calculated based on the 

estimate of the percentage of the DCPD uninform division workload that was found to be 

attributed to responding to calls for service in the Stonecrest area. This staffing estimate was 

combined with a cost per officer in the Dunwoody Police Department.  

Table 1. Range of Total Annual Departmental Cost Estimates 

Low-End Cost Estimate $7,938,855  
Mid-Range Cost Estimate $11,459,145  
High-End Cost Estimate $15,400,874  

 

The research team also estimated the amount of net new revenue that a Stonecrest 

Municipal/Traffic Court could generate.   

Table 2. Stonecrest Traffic Court Net Revenue 

Estimated Revenue $872,837 
Estimated Expenses $557,219 
Net Revenue from Municipal Court $315,618 

 

Finally, Institute of Government researchers estimated the real property tax millage rate that 

would need to be levied to generate the additional revenue needed to support the range of 

service delivery options and costs. This analysis represents the impact on taxpayers of 

providing a municipal police force. Note that the city may choose to generate the needed 

revenue in any number of ways, so the millage rates identified are for illustration purposes 

only. For example, if the insurance premiums tax funds collected by the city are used to support 

police services, the property tax revenue needed would decrease accordingly. Given the total 

cost of a police department, however, the city would likely need to levy a property tax of some 

amount.  
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Table 3. Millage Rate Needed to Generate the Revenue to Support a Stonecrest Police 
Department 

 City Millage Rate Needed 
Low Cost Additional Revenue Need 4.92 
Middle Cost Additional Revenue Need 7.191 
High Cost Additional Revenue Need 9.735 

 

If the city chose to withdraw from the county special police services district, the special district 

millage rate of 4.775 would no longer be levied. The city could impose a property tax to fund 

the department. Keep in mind that in DeKalb County, although the county millage rate and a 

municipal millage rate operate in the same way, they can generate different amounts of revenue 

when levied on the same property. This is due to residential homestead tax exemptions that 

only apply to county property taxes. Thus, the municipal millage rates above would generate 

more revenue than equivalent county rates imposed in the same area. If the insurance 

premiums tax funds collected by the city are used to support police services, the property tax 

revenue needed would decrease accordingly. 

 

A Stonecrest police force may not be as large or provide the same specialized services and skills 

as the DCPD force currently servicing the city. Such a force would likely require more revenue 

than if the city goes with the low-cost service option.  

In recent years, new cities that have established their own municipal police departments in 

DeKalb County (e.g., Brookhaven and particularly Dunwoody) tend to spend more liberally on 

their respective forces than has DeKalb County. The higher cost-per-officer figures for these 

cities suggests they have recruited and hired more experienced officers to establish and 

maintain a high-quality police force. The entrance of the City of Stonecrest into the already tight 

market for experienced police officers would likely be a challenge.  

Finally, the report identifies a number of benefits of providing police services in-house.  

Background 

In the spring of 2020, the City of Stonecrest engaged with the University of Georgia’s Carl 

Vinson Institute of Government to explore the issues, challenges, and potential benefits and 

costs of the city providing police service in-house. This report explores current trends, 

standards, and best-practices associated with planning for and establishing a local government 

policing service provision. This research examines the characteristics of the policing services 



 

7 
 

currently provided by DeKalb County as well as the costs associated with establishing a police 

department within the jurisdiction of the City of Stonecrest. Specifically, this research involved 

• analyzing the nature of service arrangements with DeKalb County for law enforcement, 

• identifying an appropriate size for a City of Stonecrest police department based on an 

approximated level of service and current provision by DeKalb County Police 

Department (DCPD), and 

• calculating the costs associated with providing a police force of the size estimated. 

When the City of Stonecrest was incorporated in November 2016, it chose not to establish its 

own police department. Legislative provisions enable the city to have police services provided 

by the DeKalb County, specifically by the DCPD. These provisions (outlined in local legislation 

creating special service and tax districts within DeKalb County) set forth two types of police 

services: basic and non-basic.1 Basic services include the uniform division, traffic units, park 

patrol, and criminal and crime scene investigations. Non-basic services include SWAT, K-9, 

bomb squad, gang and drug task forces, and emergency management. Cities in DeKalb County 

can choose to receive basic, non-basic, or both types of services. Currently, the City of Stonecrest 

receives both basic and non-basic services from the DCPD.   

The DeKalb special district legislation also established special service districts for all the cities in 

DeKalb and for the unincorporated area and defined how a millage rate would be set in each 

special service district to pay for police services provided by DeKalb County. Finally, the special 

district legislation allows municipalities to decline any of the defined services and to have its 

millage rate adjusted in accordance.  

This report estimates the value of the current provision of police services by the DCPD and 

explores the costs associated with establishing a Stonecrest police department.  

Approach to the Study 

The Institute of Government research team used the following research methods to investigate 

current and ideal departmental organization and operations: 

• Stakeholder interviews with City of Stonecrest personnel, DeKalb County Police 

Department command staff, DeKalb County E911 personnel, and additional subject 

matter experts 

• Identification of the characteristics of comparable units of government to be used for 

benchmarking capital and operational needs for local government policing services 

                                                           
1 See House Bill 1508, adopted by the Georgia General Assembly in 2010. 
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• Standardized examples based on best practices and standards from the International 

City/County Management Association and International Association of Chiefs of Police 

• Reviews of professional and academic literature illustrating specific methods of 

calculating operational and capital needs associated with establishing local government–

based policing services 

Because each local government has a distinct culture, governing environment, and orientation 

of service and strategic priorities, no one-size-fits-all approach for planning, organizing, and 

developing services can be used.2 Therefore, this report identifies several best practices and 

principles that Stonecrest leaders can consider when making decisions regarding operational 

investment, organizational schematics, and operations for the establishment of policing 

services. Estimations of optimal department size and related costs are provided.  

PRELIMINARY CONSIDERATIONS 
Level of Service 
Currently, the City of Stonecrest receives both basic and non-basic police services from DeKalb 

County. Some of these non-basic services may not be necessary for the City of Stonecrest to 

deliver the style and level of police services desired by residents.   

Capital and Operational Expenditures  
With DeKalb County providing policing services, the City of Stonecrest is currently not 

financially responsible for managing human resources, risk management (liability), purchasing, 

fleet management, and other similar operational areas. Thus, these factors are included in the 

analysis. 

E911 Operations 
The research team assumed that if Stonecrest were to establish a municipal police force, the 

current operational interaction with the DeKalb County E911 center would continue. Based on 

discussions with the E911 director, an additional dedicated E911 operator would be needed. The 

Stonecrest police department would continue to have access to the recording system, computer-

aided dispatch system, radio network, E911 personnel, the Georgia Crime Information Center, 

and the other services provided by the DeKalb County E911 center. 

Risk Management 
The establishment of a Stonecrest police department would also entail some additional risk 

management services. The Institute research team considered the liability associated with the 

addition of employees responsible for carrying and using service weapons, the potential for 

these employees to become injured (workers’ compensation), the operation of city-owned motor 

                                                           
2 Gregory Streib. 2003. Applying decision-making in local government. In Douglas Watson and Wendy 

Hassett (Eds.), Local Government Management: Current Issues and Best Practices (pp. 322–333). Armonk, NY: 

American Society for Public Administration. 
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vehicles, legal actions associated with violation of rights, property damage, prisoner transfers, 

and accidents.  

Importance of Staffing Levels 

Objective methods of establishing, organizing, and managing policing operations are designed 

to maximize police efficiencies and effectiveness. The key is to match resources to needs so that 

the jurisdiction neither expends too little nor too much on police services. 

Because policing is a highly labor-intensive activity, the management of policing resources 

tends to focus on appropriate staffing levels. This analysis centers on the traditional method of 

policing that employs standard patrol units, response to calls, and the more commonly accepted 

measurements of performance. 

Note that other models of service provision such as problem-oriented policing or community 

policing may require different staffing levels. These policing models use different benchmarks 

to assess overall performance and can also vary with regard to needed capital expenditures, 

such as for vehicles and facilities. This study does not attempt to cost out policing services 

under these alternative models.  

Estimating the Costs of a Municipal Police Department 

The Institute of Government research team used two methods to estimate the cost of operating a 

police force in the City of Stonecrest: one based on a share of the DCPD workload, and another 

based on a cost per officer needed.  

The first method focuses on the share of DCPD resources that are consumed in the Stonecrest 

area. Specifically, the research team calculated current total expenditures being made by the 

DCPD in the Stonecrest area. The researchers used service call data to estimate the share of the 

DCPD workload in this area.  

The second method uses some of the same underlying service call data. Instead of directly 

allocating DCPD expenditures, for this method the research team first estimated the number of 

sworn officers needed in the Stonecrest service area and then calculated a cost per officer to 

arrive at a total cost estimate. Because this method begins with an estimate of the number of 

officers needed and then applies this officer count to a variety of cost-per-officer metrics, it 

requires a build-a-budget approach.   

Estimating the cost of establishing and operating a proposed Stonecrest Police Department 

using this approach involves the following steps: 

• Estimating the number of sworn officers needed to serve the city  



 

10 
 

o The Institute research team relied primarily on the workload method originally 

set forth by the International Association of Chiefs of Police. The key data needed 

for this method are E911 calls for law enforcement services. 

• Estimating the operational costs per officer and total department operational costs 

• Estimating startup capital costs per officer and total department startup costs 

• Estimating facilities needs per employee and total facilities costs 

METHOD 1: SHARE OF THE DCPD WORKLOAD AND COST  
DeKalb County 911 supplied nine months of geocoded service call data for this analysis. These 

data were then extrapolated to 12 months to arrive at an estimate of annual service call counts. 

DeKalb County also supplied the actual amount of time spent by patrol officers on service calls.  

Note that the workload approach is designed to identify the number of officers needed to 

provide patrol services only. For other staffing needs, such as for administration, criminal 

investigations, internal affairs, evidence management, training, and crime scene investigation, 

the Institute research team used a range of proportions of patrol staffing to estimate the number 

of support staff needed.   

Tasks and Assumptions of the Share of the DCPD Workload Method 
To identify the share of the DCPD workload that occurred in the Stonecrest area, Institute 

researchers examined both service requests and caseload data. (Note that a small percentage off 

these data did not include sufficient location information to allow for an allocation of the 

workload share to specific areas.)   

In preparation for the workload analysis, the research team  

• collected both service call and case/activity data from the DCPD/E911, 

• worked with the DCPD to identify an appropriate way to translate case/service call data 

into meaningful workload measures, 

• identified approximately 90 service call codes that tend to be associated with more 

serious incidents, and  

• had DCPD division managers rate each of these codes/call types for the amount of 

resources each would likely require. From this rating process the more serious calls were 

assigned weights for use in an assessment of the police service workload.  

Service Calls/Incidents and Resource Demands Analysis Assumptions 

When analyzing service calls and associated resource demands, Institute of Government 

researchers made the following assumptions:  

• The workload and resource demand on the Uniform Division generally reflect the 

distribution of service calls among the various service jurisdictions. 
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• The workload and resource demand on the Criminal Investigations Division and the 

Crime Scene and Intelligence Units generally reflect the distribution of more serious 

incidents or service calls. 

• The workload and resource demand on the special service units generally reflect the 

distribution of incidents. 

• Because the Uniform Division is responsible for investigation of property crimes, some 

portion of the workload and resource demands on this division are reflected in the 

distribution of more serious incidents or service calls. 

• The workload and resource demand on all other units of the DCPD (administration, 

support, training and recruiting, permits, and records) reflect the workload and resource 

demands placed on the direct services divisions, i.e., Uniform, CID, and special services 

units, in proportion to the expenditures made by these units.   

Identifying the Workload of the Criminal Investigations Division and Associated Units 

The allocation of the workload of criminal investigations is based on the distribution of the 

weighted serious service calls to the areas of interest. While the CID includes some special 

service units such as Narcotics, Gangs, and a K-9 unit, the geographical information about the 

location of these units’ services was not detailed enough to allow the research team to allocate 

specific services, events, or activities to specific jurisdictions, such as Stonecrest. Consequently, 

these activities are considered part of the overall workload of the CID and are allocated to 

Stonecrest based on the distribution of service calls weighted for their level of seriousness.    

Identifying the Workload of the Uniform Division 

Because the Uniform Division performs some criminal investigations, its workload would best 

be measured through a combination of the overall number of service call requests and the 

number of more serious calls for service, which would likely demand the services of a criminal 

investigator.3 The research team assumed that the workload weight for general service calls 

versus more serious service calls would generally track the distribution of general uniform 

officers to officers and staff assigned to criminal investigations. According to the DCPD, the 

Uniform Division has a total of 349 officers, 38 of which are detectives. These numbers do not 

include supervisors. The division has four investigative aides (one for each precinct 

investigative unit). Based on these figures, the criminal investigations workload represents 

approximately 12% of the total workload for the Uniform Division. Based on this estimate, the 

                                                           
3 The precincts investigate all robbery events, including pedestrian, residential, and commercial 

types. Precinct detectives also investigate all burglary events, commercial, residential or other. Precinct 

detectives are assigned a variety of additional cases. Precinct detectives are assigned entering auto, felony 

shoplifting, all elder abuse cases involving theft/fraud, felony theft, identity theft (suspect known or 

alleged), forgery/fraud, trailer theft, auto theft if the vehicle was taken by deception or conversion, vehicle 

thefts involving motors less than 49cc, located or found property, felony criminal damage, misdemeanor 

criminal damage if the suspect is known, and domestic events if property is damaged. 
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Institute research team established a weight of 7.3 for general service calls and a weight of 1 for 

more serious service calls.   

Identifying the Workload of the Special Units 

The Special Operations Division includes a Bomb Unit, an SO-K9 Unit, a SWAT Unit, and an 

Aerial Unit. DCPD data show the locations of the services, events, and activities of these units. 

To the degree possible, Institute of Government researchers geocoded these services, events, 

and activities and determined how many fell within the Stonecrest area, with a couple of 

adjustments necessary. First, because some of resources used by the Aerial Unit come from the 

general fund, these costs were added to the Aerial Unit expenditures and subtracted from the 

general fund reimbursement amount. Second, the Bomb Unit’s services were primarily 

provided to either the City of Atlanta (to sweep the Mercedes-Benz Stadium) or to DeKalb 

County in its general countywide governance capacity (to sweep the locations where the 

DeKalb Board of Commissioners met); thus, the research team decided to treat the Bomb Unit 

services as a general support service.  

Based on these assumptions, the research team allocated shares of the key police services 

expenditures to the Stonecrest service area under two conditions:  

1. The provision of the full set of services that the DCPD currently provides to the 

Stonecrest area 

2. The provision of a basic set of services that excludes the following service units: 4 Bomb, 

SWAT, Aerial within Special Operations, K-9, Aerial outside of Special Operations, and 

Homeland Security 

Estimate of Full-Service Stonecrest Police Service Expenditures 
Table 4 shows the shares of the DCPD police service units’ workload allocated to the Stonecrest 

area.5 

  

                                                           
4 Note that the division of the full set of services and that of a basic set of services outlined in this analysis 

differs in part from the delineation of basic and non-basic services set out in the special district 

legislation. This is the case for a couple of reasons: (1) the expenditure data available did not allow for a 

clear allocation of basic and non-basic, and( 2) some of the service units included in what at face value 

appears to be a non-basic service within the existing budget documents (e.g., certain traffic enforcement 

services and permit issuance) would likely be essential to a City of Stonecrest police department.   
5 Note that in this analysis, both the Bomb Unit and Homeland Security are included as part of the 

support expenditures for the direct police service units. As such, a share of these support expenditures is 

allocated to the direct service units in proportion to direct service unit expenditures.  
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Table 4. Estimated Percentage of DCPD Resources Stonecrest Utilizes 

Uniform Services SWAT K-9 Aerial 

Criminal 
Investigations, 
Crime Scene, 
Intelligence 

12.98% 3.64% 12.41% 13.57% 14.00% 
  

Table 5 presents expenditure estimates for the provision of police services in the Stonecrest area. 

These estimates were generated by applying the percentages in Table 4 to both the direct and 

indirect expenditures (according to the assumptions discussed above).  

Table 5. Stonecrest Police Services Expenditure Estimates 

Type of Expenditure Amount 
Criminal Investigations, Crime Scene, Intelligence $2,683,336 
Uniform Division $9,916,660 
Special Operation Units $579,686 

SWAT $99,596 
K-9 $185,447 
Aerial $294,643 

Grand Total $13,179,682 
 

Estimate of Basic Stonecrest Police Service Expenditures  
Table 6 shows that with a more limited set of services, Stonecrest would be able to operate a 

police department with expenditures of nearly $800,000 less than in the case of full-service 

police operations.  

Table 6. Stonecrest Basic Police Services Expenditure Estimates 

Type of Expenditure Amount 
Criminal Investigations, Crime Scene, Intelligence $2,643,134  
Uniform Division $9,768,088  
Total $12,411,222  

 

METHOD 2: BUILT BUDGETS: COST PER OFFICER METHODS 
The analysis in the previous section used DCPD expenditure data, which includes all costs 

(except facility costs), to estimate the full cost of operating a police department designed to 

service the City of Stonecrest. The analysis in this section takes a build-a-budget approach, 

starting with estimates of the number of police officers needed and applying various cost 

estimates per officer. Note that these estimates are for police operations only and do not include 
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general fund administrative costs and capital costs. The analysis encompasses costs estimates 

from other jurisdictions in DeKalb County as well as revisiting the DCPD expenditures after 

adjusting for administrative costs and capital costs.   

The following methods were used to estimate the number of police officers needed to serve the 

Stonecrest area:  

• Officer need estimate made by applying the International Association of Chiefs of Police 

(IACP) staffing methodology to service call data 

• Officer need based on Stonecrest’s share of the DCPD service area population applied to 

the DCPD’s full-service officer count 

• Officer need based on Stonecrest’s share of the DCPD service area population applied to 

the DCPD’s basic-service officer count 

• Officer need based on Stonecrest’s share of the DCPD Uniform Division’s resources 

applied to the DCPD’s full-service officer count 

• Officer need based on Stonecrest’s share of the DCPD Uniform Division’s resources 

applied to the DCPD’s basic-service officer count 

International Association of Chiefs of Police Staffing Methodology 
According to studies conducted by the IACP, one-third of an officer’s time should be spent 

handling calls for service, one-third on preventative patrol, and the final third on planning, 

reporting, investigation, administration, and court time needed to have an effective and efficient 

force. In addition to responding to calls for service, the methodology also accounts for the time 

required for arresting and booking suspects, with greater weight given to arrests for more 

serious crimes.  

According to the IACP, officers spend an average of 45 minutes (or .75 hours) per call. Based on 

the DeKalb County E911 data, the average officer time spent per call in the Stonecrest area was 

37 minutes, which is comparable to the 45-minute IACP average. Nevertheless, as with all 911 

call statistics, the accuracy of reported data and the actual time that officers spend responding 

to service calls or service needs is uncertain. Consequently, the Institute team used three 

approaches to address potential anomalies in the service call data: The analysis in Table 7 uses 

the reported time spent on calls in the Stonecrest area to estimate the need for officers. Table 8 

uses the IACP estimated average time on service calls and the reported number of service calls 

to estimate the need for officers. Table 9 uses the average reported service call need among 

Stonecrest residents (i.e., 1 call per capita) combined with the IACP estimated average time on 

service calls to estimate the need for officers.  

A total of 2,920 hours is required to staff one basic one-officer patrol unit for one year (8 hours a 

day × 365 days). Because no one works every day, a relief factor is used to account for days an 

officer would be unavailable due to things such as days off, sick days, vacation, training, and 
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court days. The analyses in Tables 7–9 use a relief factor of 1.84, which is based on a review of 

average police department personnel benefits conducted by the IACP. 

Finally, the estimates are adjusted to include law enforcement officers in supervisory roles as 

well as administrators, crime analysts, and criminal investigators.  

Table 7. Service Call Reported Time Analysis: Estimate Based on Reported Time Spent 
on Calls in the Stonecrest Area 

Annual Calls  38,989 
Time Spent on Calls in Hours 24,044 
Divided by 2,920 to Convert to Officers 8.23 
Multiplied by 3 to Account for Administration and Other Tasks 24.7 
Multiplied by 1.84 to Account for Days Off 45.5 
Inflated by 10% for Supervisors 50.0 
Inflated by 15% for Administration & Investigations 57.5 

 

Table 8. Service Call Analysis: Estimate Based on the Number of Calls × National 
Average of Time Spent per Call 

Annual Calls  38,989 
Estimated Time Spent on Service Calls in Hours  
@ 45 Minutes per Call 29,242 

Divided by 2,920 to Convert to Officers 10.01 
Multiplied by 3 to Account for Administration and Other Tasks 30.0 
Multiplied by 1.84 to Account for Days Off, etc. 55.3 
Inflated by 10% for Supervisors 60.8 
Inflated by 15% for Administration & Investigations 69.9 

 

Table 9. Average Calls Per Resident Analysis 

  Analysis Assuming 1 Call Per 
Resident with 50,190 Residents 

Estimated Annual Calls 50,190 
Multiplied by .75 of an Hour 37,643 
Multiplied by 3 to Account for 1/3 of Time Spent on Calls 112,928 
Divided by 2,920 to Convert to Officers 38.7 
Multiplied by 1.84 to Account for Days Off 71.2 
Inflated by 10% for Supervisors 78.3 
Inflated by 15% for Administration & Investigations 90.0 
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Officer Counts Based on Proportionate Share of DCPD Officers 
Full versus Basic Services  

This section reports officer need estimates based on the current count of DCPD officers. Also 

included is an estimate of the number of officers DCPD employs in providing a basic level of 

service, exclusive of some of the more specialized service units that the City of Stonecrest may 

choose not to include in a police services package.  

Table 10 shows the calculation used to sum expenditures made by specialized units of the 

DCPD. These expenditures, including related indirect costs, are excluded from the total DCPD 

expenditures, and the percentage of total expenditures represented by expenditures on basic 

services is applied to the DCPD officer count to derive an estimate of the number of officers 

employed in delivering basic police services.  

Table 10. Calculation of Estimate of Number of DCPD Officers Providing Basic Services 

Item  Amount 
Bomb $787,367.21  
SWAT $2,035,275.82  
Aerial within Special Operations $715,737.63  
K-9 $1,110,561.31  
Aerial Outside of Special Operations $897,584.02  
Homeland Security  $740,399.79  
Total Special Services  $6,286,925.78  
Special Services as % of Direct Services  0.082966063 
Total Direct Services  $75,777,077.59  
Total Indirect (Minus Admin GF Charge) $16,393,019.13  
Special Services Share of Indirect  $1,360,064.26  
Total Special Services Adjustment  $7,646,990.04  
Special Services as % of Direct Services  7.50% 
Estimated Officers Supplying Basic 
Services 662.8 

 

Officer Count Estimates Based on Population 

Table 11 shows the sworn officer count for a Stonecrest police department offering the full set of 

services if the city employed police officers in proportion to its share of the DCPD service area 

population. Table 12 shows the same analysis if Stonecrest were to offer only basic police 

service. 
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Table 11. Officer Estimate Based on Population Share of Full-Service DCPD Staffing 

DCPD Officers 716.5 
Stonecrest Share of Population 10.46% 
Officer Estimate 75 

Table 12. Officer Estimate Based on Population Share of Basic Service DCPD Staffing 

DCPD Officers 662.8 
Stonecrest Share of Population 10.46% 
Officer Estimate 69 

 

Tables 13 and 14 show officer estimates based on resources currently expended in the Stonecrest 

area by DCPD. Table 13 shows estimates for a full-service department, and Table 14 shows the 

basic service scenario. 

Table 13. Officer Estimate Based on Stonecrest's Resource Demands on DCPD's Uniform 
Division (Full Service) 

DCPD Officers 716.5 
Stonecrest Share of Uniform Resources 12.98% 
Officer Estimate 93 

Table 14. Officer Estimate Based on Stonecrest's Resource Demands on DCPD's Uniform 
Division (Basic Service) 

DCPD Officers 662.8 

Stonecrest Share of Uniform Resources 12.98% 
Officer Estimate 86 

 

Assessing the Estimates 
The estimates of the number of officers needed in Stonecrest range from a low of 57.3 in the 

Table 7 analysis of actual time on service calls to a high of 93, based on Stonecrest’s current 

resource demand. Despite being far lower than many other estimates, the Table 7 figure does 

not necessarily represent an understaffed department as a department of this size appears to 

meet IACP staffing standards.   

Some of the higher staffing estimates are based on current DCPD practices and operations, 

reflecting staffing needs if the City of Stonecrest wants to maintain the same level and types of 

services that the area currently receives from the DCPD. Alternatively, Stonecrest could choose 
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not to provide some of the more specialized or non-basic services. Note that some of these 

specialized services (e.g., gangs and narcotics) cannot be entirely eliminated and a Stonecrest 

police force would likely need some officers who could provide some of these specialized 

services.   

Note that there is no one number of officers that represents the exact number needed. Rather, 

local contextual issues often dictate the number that a community will require. Figure 1 

presents contextual issues that have been cited as factors in staffing levels.  

Figure 1. Contextual Factors that May Affect Police Staffing Levels 

 
Source: A Performance-Based Approach to Police Staffing and Allocation, 2012. 

 

One key issue likely to affect police staffing needs is the level of patrol services and traffic 

control Stonecrest city leaders would like to see on I-20, which cuts across the city.  

Build-a-Budget Method: Police Operational Costs Per Officer – Including Operational 
Capital and General Fund Department Support 
To estimate police operational expenditures for the proposed City of Stonecrest police force, the 

Institute of Government team used DCPD expenditure data for fiscal year (FY) 2018. The 
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dataset reflects regionally specific costs and competitive salary conditions, and includes capital 

and administrative costs that have been annualized. In many local government budgets, capital 

costs are not annualized. Capital costs tend to be lumpy (and therefore not captured in either a 

single year or even in multiple years of municipal budgets), making them difficult to predict. 

Based on the DCPD expenditure data, the research team estimated that the cost per employed 

officer was approximately $142,321.73, which includes the cost of support staff, administration, 

equipment, vehicles, training, crime scene investigation capability, recruitment, and evidence 

management, as well as the specialized equipment used by the bomb, gang, aerial, SWAT, and 

narcotics units. It also includes the indirect charges to the department for services such as 

human resources, accounting, purchasing, finance, and the like that are provided by general 

fund departments.   

No jail costs are included in this analysis, as it was assumed that a new city would not maintain 

its own jail and would enjoy a similar arrangement with the DeKalb County Sheriff as do other 

cities in the county. Municipal prisoners would only be those awaiting adjudication or serving a 

sentence imposed by the city’s municipal court.  

Tables 15 and 16 present the low- and high-end estimates for a Stonecrest Police Department, 

respectively, based on the range of needed officer staffing.   

Table 15. Low-End Cost Estimate 

Estimate of Number of Officers Needed 58 
Cost Per Sworn Officer  $142,322  
Estimated Annual Operational Cost $8,254,676  

 

Table 16. High-End Cost Estimate 

Estimate of Number of Officers Needed 93 
Cost Per Sworn Officer  $142,322  
Estimated Annual Operational Cost $13,235,946  

 

Build-a-Budget Method: Police Operational Costs Per Officer   
(Excluding Operational Capital and General Fund Department Support) 
Municipal police department budgets do not always incorporate operational capital costs or the 

indirect expenditures by administrative departments that support direct police services. This 

stripped-down approach to departmental budgeting can help leaders decide whether a city can 

afford a police department. For example, if the city already has the capacity to provide general 

fund administrative support to a newly established police department, any estimate that 

includes these costs would be an overestimate. Similarly, where a special-purpose local-option 
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sales tax (SPLOST) can be used to supply operational capital (in lieu of allocated funds in the 

operations budget for this capital), any inclusion of these capital costs would also represent an 

overestimate of the true cost of establishing a new police department.   

To create a stripped-down cost estimate for Stonecrest, the Institute research team conducted a 

three-part analysis that combines the officer need estimates with three different per-officer cost 

estimates: one based on DCPD data and the other two based on costs for two cities in DeKalb 

County that have recently established their own police departments.  

The first of these per officer cost estimates was derived from detailed adjustments to the DCPD 

expenditure data. Specifically, the research team calculated the percentage of the total budget 

that represented indirect support expenditures and operational capital expenditures. The 

calculations for these operations can be found in Appendix A. The other two per officer cost 

estimates were based on examination of the budget documents for the cities of Dunwoody and 

Brookhaven. The research team also communicated with the finance directors of these cities to 

confirm that capital costs and indirect charges to other general fund support departments were 

not part of the police departments’ budgets.   

By having three cost-per-officer figures, City of Stonecrest decision makers can better 

understand the underlying wage competition that drives these costs.6 Obviously, the city can 

staff a new police department in any number of ways with regard to officer experience, 

education, and skill level. More experience, of course, costs more.   

DCPD Adjusted Per Officer Costs 

Table 17. DCPD Adjusted Per Officer Costs 

Nonadjusted Expenditures Per Officer  $142,322  

Adjustment for Indirect Cost Allocation  $13,591  

Adjustment for Replacement Capital  $8,834  

Adjusted Expenditures Per Officer  $119,897  
 

  

                                                           
6 The research team examined the salary range for a basic patrol officer for several police departments in 

the Stonecrest area market. These are presented in Appendix B. These data do not show substantial 

differences in the starting salaries of beginning patrol officers. However, the per-officer cost differences 

identified above suggest that the City of Dunwoody is likely competing on quality and experience rather 

than hiring new police academy candidates.   
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Table 18. Dunwoody Expenditures Per Officer and Per Employee 

Sworn Officers  64 
Nonsworn Staff 14 
2019 Amended Expenditures  $9,511,756 
Cost per Employee $121,946 
Cost per Sworn Officer  $148,621 

 

Table 19. Brookhaven Expenditures Per Officer and Per Employee 

Sworn Officers  74 
Nonsworn Staff 14 
2019 Adopted Expenditures  $8,985,585 
Cost per Employee $102,109 
Cost per Sworn Officer  $121,427 

 

Based on these per-officer cost estimates, Tables 20 and 21 show, respectively, how the low-end 

and high-end officer need estimates translate into total departmental operations costs for the 

three jurisdictions.  

Table 20. Low-End Cost Estimate – 58 Officers 

Cost Basis  
DeKalb County 

Police 
Dunwoody 

Police 
Brookhaven 

Police 
Cost Per Sworn Officer  $119,897 $148,621 $121,427 
Estimated Annual Operational 
Cost $6,954,026 $8,620,018 $7,042,766  

Table 21. High-End Cost Estimate – 93 Officers 

Cost Basis  
DeKalb County 

Police 
Dunwoody 

Police 
Brookhaven 

Police 
Cost Per Sworn Officer  $119,897  $148,621 $121,427 
Estimated Annual Operational 
Cost $11,150,421 $13,821,753  $11,292,711  

 

POLICE NONFACILITIES CAPITAL AND GENERAL STARTUP 
If Stonecrest were to establish its own police force, it would need to equip the officers (vehicles, 

uniforms, firearms) and would incur some general startup costs for furniture, software, and 

miscellaneous equipment. Because the DCPD expenditure data used in the analysis in the Share 
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of DCPD Workload Method section of this report include nonfacility capital replacement costs, 

there would seem to be no need for a separate accounting of these costs.  

While DeKalb County incorporates replacement capital into its operational budget, not all local 

governments do so. Documenting capital costs separately can be helpful when creating a 

budget, so the Institute research team explored two ways of doing so: (1) extracting capital costs 

from the DCPD expenditure data and (2) using the historical experience of two newly 

established police departments.   

The calculation of per-officer replacement capital was addressed earlier in this report (and is 

calculated in Appendix A). While this calculation is useful, it may not include all the capital that 

a department needs when starting up, particularly capital for information technology and 

communications. While this method can provide a fair estimate of the ordinary capital costs for 

a patrol officer, it does not account for all items used by the more specialized police units such 

as crime scene investigations, evidence management, bomb units, and the like. Moreover, when 

establishing a new police department, the cost for capital may have a lifespan of five years and 

so would likely need to be financed. If so, the city would incur additional costs for interest on 

this debt.  

To more thoroughly address the issues of startup capital, the research team examined the 

experience of newly established police departments.   

Experience of Newly Established Police Departments 

Although establishing a new police department is relatively rare, two cities in DeKalb County—

Dunwoody and Brookhaven—have done so in the last 11 years. Table 22 shows the capital costs 

for police in these cities during their first year of operations. These costs for equipping a police 

officer include expenses such as a vehicle, furniture, radio, firearm, and other similar needs. The 

startup capital investment for a police department is calculated based on the average cost per 

officer. Because Dunwoody started its police department in 2009 and Brookhaven in 2013, the 

Institute researchers used the US Bureau of Labor Statistics Consumer Price Index to adjust 

these cities’ expenditures to 2019 dollars. The per-officer costs for these two cities were then 

averaged and applied against the estimate of the number of officers needed for Stonecrest based 

on the workload analysis in the previous section to arrive at a total officer police capital cost 

estimate.  

Police capital costs and general startup costs figured per capita for the study area were added 

together and assumed to be financed over five years on similar terms to those used by 

Dunwoody to finance these same expenses.  
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Table 22. Estimation of Startup Capital Costs Per Officer 

City and Fiscal Year Budget Budget Cost Per Officer 
Dunwoody – FY 2009 Police Start-up $2,674,000 $66,850 
Dunwoody Inflation Adjusted Cost Per Officer $81,361  
Brookhaven – FYs 2013 & 2014 Police 
Start-up $2,821,824 $49,506  

Brookhaven Inflation Adjusted Cost per Officer $55,245  
Average Startup Capital Costs Per Office (inflation adjusted to Dec. 2019) $68,303  

Table 23. Low-End and High-End Startup Capital Cost Estimates7  

 Low Cost High Cost 
Number of Officers Estimated for Study 
Area  58 93 

Study Area Expenditure Estimate $3,961,574  $6,352,179  
Amortized over 5 Years at 2.26% 
Interest Rate $838,669  $1,344,761  

 

FACILITIES COSTS 
To estimate the cost of a police department facility, the Institute research team first determined 

the amount of square footage needed per officer and other employees. The researchers assumed 

that the proposed department would employ additional nonsworn staff to support the work of 

the department and that these nonsworn employees would represent approximately 20% of the 

sworn officers employed.  

Local governments typically allocate between 125 and 225 square feet per employee. Police 

departments tend to be on the lower end of this estimate because officers work in shifts and 

most spend at least part of their shifts in vehicles. However, police departments must have 

meeting space and evidence and records storage as well as interview rooms. Thus, the Institute 

research team used 150 square feet per employee as the basis for facility cost estimates.  

                                                           
7 The City of Dunwoody had 40 officers in 2009 per the city’s FYs 2009 and 2010 comprehensive annual 

financial reports (CAFRs). Source for budget: Dunwoody financial reports and confirmed with the city’s 

Finance Office. The City of Brookhaven had 57 officers in 2013 per the city’s FY 2015 CAFR. Source for 

budget: Brookhaven FY 2016 budget. Capital expenses for FYs 2013 and 2014 are summed because of the 

significant capital expenditures in 2014, reflecting a continued investment in startup costs. This interest 

rate was quoted by the Georgia Municipal Association’s Financing Unit 2.26% with standard disclaimer 

on February 6, 2020. 
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A survey of the asking rent for lease space in the study area showed a range, with many 

available office buildings running between $12 and $20 per square foot per year and a median 

of $13 to $15. Tables 14 and 15 show facilities cost estimates using a $14 per square foot yearly 

rental cost. Note that the City of Stonecrest may already have a facility that could be used by a 

police department, or it may choose to build such a facility rather than lease one. However, the 

estimated lease cost is still useful as it shows the opportunity cost that the government would 

incur if it were to already have a facility, that is, the uncollected rent value of not leasing out (or 

selling) such a facility. Similarly, while the government may eventually build its own facility, 

such an option is typically not possible during the first few years of operation of a new 

department. During this time, the government would likely need to rent. Finally, lease costs 

tend to be fairly closely related to the cost of ownership, so they represent a simplified and 

easily annualized cost measure that can be easily integrated with the other annualized 

expenditures estimated in the analyses.  

Table 24. Low-End Estimate of Facility Costs 

Estimated Sworn Officers 58 
Estimated Nonsworn 11.6 
Total Staff 69.6 
Square Feet Per Employee 150 
Annual Cost Per Square Foot $14.00 
Estimated Annual Cost for Facility $146,160 

Table 25. High-End Estimate of Facility Costs 

Estimated Sworn Officers 93 
Estimated Nonsworn 18.6 
Total Staff 111.6 
Square Feet Per Employee 150 
Annual Cost Per Square Foot $14.00 
Estimated Annual Cost for Facility $234,360 

Total Departmental Costs: All Methods 

Tables 26 and 27 present total departmental cost estimates based on a minimum of 58 officers 

and a maximum of 93 officers. For comparison purposes, the research team also adjusted the 

cost estimate derived from the share of DCPD workload (exclusive of general fund indirect 

costs, but including DCPD’s replacement capital) method to provide an estimate using this 

method that is equivalent to the ‘build a budget’ methods. In this analysis, the research team 

used the basic services (rather than full services) estimated cost. 
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The low-cost estimate is based on the operational DCPD cost per officer, exclusive of capital and 

general fund administrative costs. The high-cost estimate is based on the Dunwoody Police 

Department’s cost per officer.   

Table 26. Total Costs: Low-End Cost Estimate – Build-a-Budget Method 

Operational Cost Estimate (58 Officers) $6,954,026  
Estimated Annual Cost for Facility $146,160 
Annualized Start-up Capital  $838,669 
Total Estimated Cost  $7,938,855  

 

Table 27. Total Costs: High-End Cost Estimate – Build-a-Budget Method 

Operational Cost Estimate (93 Officers)  $13,821,753  
Estimated Annual Cost for Facility $234,360 
Annualized Startup Capital  $1,344,761  
Total Estimated Cost  $15,400,874  

 

Estimate of an Equivalent Department-Only Cost Estimate Based on the Share of DCPD 
Expenditures Method 
To derive an equivalent department-only cost estimate using the Share of DCPD Expenditures 

Method, the Institute research team had to make two adjustments: (1) an adjustment for the fact 

that this method uses expenditure data that include indirect costs for the services of general 

fund departments such as human resources (HR), finance, purchasing, risk management, and 

the like, and (2) an adjustment for the fact that the data used for this method do not include 

facilities costs as these facilities are already built.  

Adjustment of General Fund Administrative Costs  

An analysis of the DCPD expenditure data found that about 9.55% of total DCPD expenditures 

were made in support the of general fund indirect administrative costs. This translates to 

approximately $13,591 per officer. Based on an officer estimation of 86 (assuming a basic level of 

service and the workload analysis proportion of the Uniform Division’s resources, see Table 14 

for details), the Institute research team calculated an adjustment of general fund administrative 

costs of $1,168,826.  

Adjustment for Facilities Cost 

Using the same assumption about the number of officers, the facility cost estimate calculation is 

presented in Table 28.  
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Table 28. DCPD Share Method – Facility Costs 

Estimated Sworn 86 
Estimated Nonsworn 17.2 
Total Staff 103.2 
Square Feet Per Employee 150 
Annual Cost Per Square Foot $14.00 
Estimated Annual Cost for Facility $216,720 

 

Finally, Table 29 presents a total estimate for department-only, basic service level cost using the 

DCPD share of resources method can be calculated as shown in.  

Table 29. Total Cost Estimate for Adjusted DCPD Share Method 

Cost of Service Inclusive of GF Admin. Costs  $12,411,223  
Adjustment for GF Indirect Cost Allocation  ($1,168,798) 
Subtotal $11,242,425  
Annual Facility Cost $216,720 
Total Estimated Cost  $11,459,145  

 

Because the total cost estimate for the adjusted DCPD share method is in between the low- and 

high-cost estimate, it is referred to as the mid-range estimate.  

Table 30. Range of Annual Total Departmental Cost Estimates 

Low-End Cost Estimate $7,938,855  
Mid-Range Cost Estimate $11,459,145  
High-End Cost Estimate $15,400,874  

Revenues 

The City of Stonecrest collects revenue from a variety of sources, most of which could 

potentially be used to support a new police department. However, given that these revenue 

sources are already being spent for services other than police, the city would likely need to 

collect additional revenue to support a police department. While Stonecrest could choose to 

raise revenue needed for a police department from any variety of taxes, fees, charges, and 

permits, for the purposes of this study, the research team focused on two potential revenue 

sources: traffic court fines and property taxes. The city may be able to collect some revenue 

through police-specific charges and fees (e.g., for background checks, fingerprinting, etc.), but 
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these revenue sources generally collect only small amounts of money and depend on 

ordinances that the city has not yet passed.  

STATE COURT -TRAFFIC COURT  
A local government’s revenue collection for traffic citations is directly tied to police enforcement 

of traffic laws. The workload of DeKalb County’s Traffic Court is linked to the number of 

moving violations tickets that county police issue. Because the exact location of every ticket is 

unknown (and therefore associated revenues and expenditures), the research team looked at 

percentages based on population. The City of Stonecrest represents 10.46% of the county’s 

population and thus 10.46% of the DCPD workload or 10.46% of revenue currently collected by 

DeKalb County Traffic Court (see Table 31).8 If Stonecrest were to provide its own police 

services, then an estimated $872,837 in traffic court revenue would likely follow. These 

revenues, for the purposes of this study, are assumed to be collected by a City of Stonecrest 

traffic or municipal court.  

Table 31. Stonecrest Traffic Court Revenue 

Revenue DeKalb  Stonecrest 
Traffic Court Revenue $8,348,081 $872,837 

 

Using a similar method to calculate expenses, based on population, the annual cost of operating 

a traffic court would be approximately $557,219. Thus, if Stonecrest were to provide its own 

police services and municipal court, the city would see an estimated net revenue gain of 

$315,618 from traffic court.9  

Table 32. Stonecrest Traffic Court Estimated Net Revenue 

 Estimated Dollars 
Revenue  $872,837 
Operating Expense $557,219 
Traffic Court Net Revenue $315,618 

 

MILLAGE RATE NEEDED TO GENERATE ADDITIONAL REVENUE TO SUPPORT A 
POLICE DEPARTMENT 
To determine the amount of additional revenue that would be needed to finance a police 

department with low-end, high-end, and mid-range cost estimates, the research team first 

subtracted the anticipated net revenue from a City of Stonecrest traffic court (Table 32) from the 

                                                           
8 50,189 / 480,023 = 10.46%. Includes the entire unincorporated area plus the cities of Tucker and 

Stonecrest. 
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cost estimates of each of these scenarios. Table 33 shows the additional revenue needed and the 

respective millage rates for each estimate.  

Table 33. Additional Revenue Needed and Millage Rate Needed to Generate the Revenue 

  
Amount Needed To be Generated by a 

Property Tax Mills Needed 
Low Cost Additional Revenue Need $7,623,237 4.92 
Middle Cost Additional Revenue Need $11,143,527 7.191 
High Cost Additional Revenue Need $15,085,256 9.735 

*Based on the 2019 City of Stonecrest Net M&O Digest on file with the Georgia Department of Revenue. 

It is worthy of note that the City of Stonecrest began collecting insurance premiums taxes in 

2019; prior to 2019, those funds had been used by DeKalb County to support police services in 

the city. According to the 2019 city budget, this amount or revenue was approximately 

$3,820,000. Were the city to appropriate these funds toward police services, it could help reduce 

the property tax millage needed to fund police services. 

Other Benefits of In-House Provision of Police Services 

Cities that provide and operate their own police departments can potentially capture the 

following additional benefits:  

• The ability to strategically control and program police activities. Be it community 

policing, hot spot crime containment, or enhanced traffic enforcement, cities that have 

their own police departments can typically respond rapidly to community demand for a 

particular style of law enforcement services. While the same level of control and style of 

programming can be obtained through a service contract with another government or 

agency, the city would typically need to have skills in contract development, 

management, and monitoring and enforcement of the contract terms. In most cases, 

these skills are rarer than basic organizational management skills.  

• The ability to set priorities and manage response times. Cities that operate their own 

departments can more easily set operational policies such as demanding faster response 

times to certain types of calls for service.  

• The ability to manage human resources. Cities providing their own services can set HR 

policies that more closely fit the needs and desires of the community. For example, they 

can demand a more educated police force and require particular types of training such 

as in the use of nonlethal conflict management techniques. Similarly, the city can work 

towards having a police force that is representative of the community demographics.  
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• The ability to more efficiently benefit from fixed costs and use slack resources. For 

many cities, indirect service costs for such things as purchasing, finance, payroll, and HR 

tend to be provisioned in a set amount of staffing for even a relatively small workload. 

For example, it may be necessary to employ a full-time payroll clerk in a city that has 100 

employees. However, if this clerk could actually support payroll services for up to 175 

employees, there are economies of scale to be captured by having a larger number of 

employees. In this case, a city would become more efficient in using indirect service 

resources by providing for an in-house police department. Similarly, if the city has 

unused space in a facility that cannot be rented out, having an in-house police force 

could potentially make effective use of this currently idle resource.  

• The ability to make synergetic use of resources through organizational development. 

Some local governments have been able to achieve significant economies through 

innovative service delivery. For example, some communities have created public safety 

departments that provide for multiple services such as fire, police, and emergency 

medical services. Such organizational efficiencies can only be captured if the 

government is directly providing these services, particularly police services.  

Conclusion 

The City of Stonecrest can establish and maintain a police department for an annual cost 

somewhere between the low-end and mid-range estimates provided in this analysis. Such a 

police force, however, will not be as large or provide the same specialized services and skills as 

the DCPD, which currently services the Stonecrest area. To establish and maintain such a force 

will likely require additional funds.  

The new cities in DeKalb County that have that have established their own municipal policies 

forces (e.g., Brookhaven and particularly Dunwoody) have tended to spend more liberally than 

has DeKalb County on their respective forces. The higher cost-per-officer figures for these 

municipal police departments suggest these cities have recruited and hired more experienced 

officers to establish and maintain a higher quality police force. The entrance of the City of 

Stonecrest into the already tight market for high-quality police officers could be challenging.   

Nevertheless, most cities in DeKalb County have chosen to provide these services in house, 

most likely for reason outlined in the previous section of this report. It may, therefore, make 

sense for Stonecrest to seek inclusion in the county non-basic police services special district. 

This option has been used by several other cities in DeKalb that wish to maintain access to 

DCPD specialized services. 
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Appendix A: Calculations of Adjustments to DCPD Expenditures 
for Replacement Capital and General Fund Indirect Cost 
Allocation 

To calculate a per officer adjustment to the per officer cost estimate for the purposes of 

excluding replacement capital costs that are included in the DCPD budget, the research team 

examined the expenditures for capital item in the two largest DCPD divisions—Uniform and 

Criminal Investigations. Because replacement capital costs varied between these two a 

standardized per officer cost was calculated that took the proportional size of these two 

divisions into account.   

Calculation of Replacement Capital Cost Adjustment 

 Uniform Division CID 
551105 – Vehicle Replacement Charge $3,004,560 $457,884 
531101 – Operating Supplies $88,579 $1,539 
531107 – Uniforms & Clothing $575,550 $27,932 
531601 – Tools & Small Equipment $305,045  
Officers  426 79 
Total Capital Cost  $3,973,734 $487,355 
Generic Total  $4,461,089 
Standardized Per Officer $8,833.84 

 

Per Officer Calculation of Adjustment for General Fund Indirect Cost Allocation 

Admin Charges GF $9,737,721  
DCPD Officers  716.5 
Admin Charges GF per Officer  $13,590.68  
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Appendix B. Budgeting for a Police Department 

Base Salaries for Patrol Officers in Stonecrest Market Area 

Cities 

Year Jurisdiction Population Job Title 
Starting 
Salary 

Maximum 
Salary 

Pay 
Basis 

Scheduled 
Hours 

Full-Time 
Employees 

2018 Clarkston 12,742 Patrol 
Officer, 
Police 

Department 

19.00 25.00 Hourly 42 13 

2018 Decatur 22,813 Patrol 
Officer, 
Police 

Department 

20.93 34.31 Hourly 40 26 

2018 Dunwoody 48,884 Patrol 
Officer, 
Police 

Department 

19.78 29.67 Hourly 42 34 

2018 Brookhaven 52,444 Patrol 
Officer, 
Police 

Department 

20.39 32.62 Hourly 40 45 

2018 Douglasville 33,252 Patrol 
Officer, 
Police 

Department 

17.60 28.17 Hourly 40 42 

2018 Conyers 15,919 Patrol 
Officer, 
Police 

Department 

37,065.60 
(17.82) 

41,975.28 Annual 40 28 

 
 

Counties 

Year Jurisdiction Population Job Title Starting 
Salary 

Maximum 
Salary 

Pay 
Basis 

Scheduled 
Hours 

Full-Time 
Employees 

2018 DeKalb 753,253 Patrol Officer, 
Police 

Department 

19.68 30.51 Hourly 40 50 

2018 Henry 225,813 Patrol Officer, 
Police 

Department 

17.56 26.34 Hourly 40 124 

 
 



 
 

CITY COUNCIL AGENDA ITEM 
 

SUBJECT:  Land Use Petition RZ-20-004 
                     (2654 Dekalb Medical Parkway) 
  
(  )  ORDINANCE     (   )  POLICY            (   )  STATUS REPORT 
 
(  )  DISCUSSION ONLY    (   )   RESOLUTION    ( X )   OTHER 
 
Date Submitted: 10/21/20         Work Section:             Council Meeting: 10/26/20 
 

 
SUBMITTED BY:  Christopher Wheeler, Planning and Zoning Director.  
 
PURPOSE: Land Use Petition RZ-20-004  
                     (2654 Dekalb Medical Parkway) 

 
FACTS AND ISSUES:  The subject property has existing senior housing development, 
with a zoning of M (Light Industrial) District and Future Land Use Character designation 
of Office Professional. 
 
HISTORY: This item was heard at the October 6th, 2020, Planning Commission 
Meeting. The applicant requested to rezone subject to HR-1 (High Density Residential) 
and FLU character to Neighborhood Center for existing senior housing development. The 
Planning Commission recommended approval of the application with conditions. 
 
OPTIONS:  Approve; Deny; or make Alterative conditions  
 
RECOMMENDED ACTION:  
Planning Commission recommended Approval of RZ-20-004 at the October 6th meeting. 
 
ATTACHMENTS: 
# 1 10/21/20 Staff Report  
# 2 10/21/20 Rezoning Application  
# 3 10/21/20 Power Point Presentation  
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ALTA/NSPS CERTIFICATION
To Manor DeKalb Medical I, LP, STCC DeKalb Medical, LLC, CDC Special Limited Partner, L.L.C., Georgia Fund 2017 XI LLC,
& First American Title Insurance Company, Suntrust Bank; and their respective successors and/or assigns:

This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2016 Minimum
Standard Detail Requirements for ALTA/NSPS Land Title Surveys, jointly established and adopted by ALTA and NSPS, and
includes Items 1, 2, 3, 4, 6(b), 7(a), 8, 9, 11, 13, 14, 16, 17, & 20 of Table A thereof. The field work was completed on
September 25, 2019.

Date of Plat or Map: September 25, 2019
This property is designated Other Areas - Zone X (areas determined to be outside the 0.2% annual chance flood plain) and
is not located in a special flood hazard area per F.I.R.M. map number 13089C0159J, effective date May 16, 2013.

Mitchell J. Paulk, Ga. R.L.S. 2775                      Date:

SURVEYORS CERTIFICATION

(iii)      This plat is a retracement of an existing parcel or parcels of land and does not subdivide or create a new parcel or
make any changes to any real property boundaries. The recording information of the documents, maps, plats, or other
instruments which created the parcel or parcels are stated hereon. RECORDATION OF THIS PLAT DOES NOT IMPLY
APPROVAL OF ANY LOCAL JURISDICTION, AVAILABILITY OF PERMITS, COMPLIANCE WITH LOCAL REGULATIONS OR
REQUIREMENTS, OR SUITABILITY FOR ANY USE OR PURPOSE OF THE LAND. Furthermore, the undersigned land
surveyor certifies that this plat complies with the minimum technical standards for property surveys in Georgia as set forth
in the rules and regulations of the Georgia Board of Registration for Professional Engineers and Land Surveyors and as set
forth in O.C.G.A. Section 15-6-67.

9/25/19

EXCEPTIONS CONTAINED IN SCHEDULE B - SECTION
2 OF FIRST AMERICAN TITLE INSURANCE COMPANY
- TITLE COMMITMENT NO.: 9.1623-O, DATED:
AUGUST 2, 2019
12. Easement from ABCO Builders, Inc. to Georgia Power Company,

dated December 8, 1977, filed April 27, 1978 and recorded in
Deed Book 3788, Page 119, aforesaid records. May burden
property, and is blanket in nature. Easement is to construct,
operate, and maintain service from Georgia Power. The
document refers to a property address that no longer exists.

13. Easement from ABCO Builders, Inc., and First National Bank of
Atlanta to Southern Bell Telephone and Telegraph Company,
dated August 15, 1986, filed August 18, 1966 and recorded in
Deed Book 5557, Page 532, aforesaid records. Burdens
property and is shown on survey as 30' x 30' telecommunication
easement together with a 5' cable easement. The cable
easement shown on this survey is based on the existing
underground cable line, as located by others.

14. Easement from ABCO Builders, Inc. to Georgia Power Company,
dated October 1, 1986, filed October 16, 1986 and recorded in
Deed Book 5618, Page 693, aforesaid records. May burden
property, and is blanket in nature. Easement is to construct,
operate, and maintain service from Georgia Power. The
document refers to a property address that no longer exists.

15.   INTENTIONALLY DELETED

16. The following matters shown on ALTA/NSPS Survey for 2654
DeKalb Medical Parkway prepared by Long Engineering, Inc.,
dated May II, 2017, last revised, 2017, bearing the seal of
Mitchell J. Paulk, GRLS No. 2775 (the "Survey"):

(a)  Underground communications line intersecting, in two (2)
locations, the boundary line of the property denoted to North
89 degrees 10 minutes 00 West a distance of 365.15 feet;

(b)  Telecommunication easement referencing exception 5
above located in the portion of the property;

(c)  Water line intersecting the boundary line of the property
denoted as North 89 degrees 10 minutes 00 West a distance of
365.15 feet; and

(d) Wall intersecting, in two (2) locations, the boundary line of
the property denoted as North 89 degrees 10 minutes 00 West
a distance of 365.15 feet.

17. Declaration of Land Use Restrictive Covenant for Low Income
Housing Tax Credits dated November 21, 2017, by and between
Manor DeKalb Medical I, LP and the Georgia Housing and
Finance Authority, recorded at Deed Book 26612, page 623,
aforesaid records. Burdens property. The premises is subject to
the terms and conditions therein.

18. Deed to Secure Debt, Assignment, Security Agreement and
Fixture Filing dated November 21, 2017 from Manor DeKalb
Medical I, LP to the Housing Authority of the County of DeKalb,
Georgia, recorded at Deed Book 26612 page 623, DeKalb
County, Georgia Records, as assigned to Regions Bank by
Assignment of Mortgage and Loan Documents dated November
21, 2017, recorded at Deed Book 26612, page 648, aforesaid
records.  Not applicable to survey.

19. Assignment of Leases and Rents dated November 21, 2017
from Manor DeKalb Medical I, LP to Regions Bank, recorded in
Deed Book 26612, Page 653 DeKalb County, Georgia records.
Not applicable to survey.

20. Deed to Secure Debt and Security Agreement dated November
21, 2017 from Manor DeKalb Medical I, LP to Georgia Housing
and Finance Authority, recorded in Deed Book 26612, Page 669,
aforesaid records. Not applicable to survey.

21. Assignment of Leases, Rents and Security Deposits from Manor
DeKalb Medical I, LP to Georgia Housing and Finance Authority,
dated Novembor 21, 2017, recorded in Deed Book 26612, Page
685, aforesaid records. Not applicable to survey.

22. Land Use Restriction Agreement dated November 21, 2017 by
and between Manor DeKalb Medical I, LP to Georgia Housing
and Finance Authority, recorded at Deed Book 26612, Page
696, aforesaid records. Burdens property. The premises is
subject to the terms and conditions therein.

23. UCC Financing Statement naming as Debtor therein Manor
DeKalb Medical I, LP and Secured Party Regions Bank, filed
November 22, 2017, recorded at Deed Book 26612, Page 666,
aforesaid records. Not applicable to survey.

24. UCC Financing Statement naming as Debtor therein Manor
DeKalb Medical I, LP and Secured Party Georgia Housing and
Finance Authority, filed November 22, 2017, recorded at Deed
Book 26612, Page 691, aforesaid records. Not applicable to
survey.

25. UCC Financing Statement naming as Debtor therein Manor
DeKalb Medical I, LP and Secured Party Regions Bank, filed
November 27, 2017, being file number 0442017005462
aforesaid records. Not applicable to survey.

26. UCC Financing Statement naming as Debtor therein Manor
DeKalb Medical I, LP and Secured Party Georgia Housing and
Finance Authority, filed November 27, 2017, being file number
0442017005462, aforesaid records. Not applicable to survey.

27. Land Use Restriction Agreement by and between Housing
Authority of the County, Georgia, Manor DeKalb Medical I, LP
and Regions Bank, dated November 21, 2017, recorded at Deed
Book 26612, page 562, aforesaid records. Burdens property.
The premises is subject to the terms and conditions therein.

28. Subordination Agreement dated November 21, 2017 by and
between Regions Bank and Georgia Housing and Finance
Authority, recorded at Deed Book 26612, page 713, aforesaid
records. Not applicable to survey.

29. Underground Easement from Manor DeKalb Medical I, LP to
Georgia Power Company, dated February 15, 2018, recorded at Deed
Book 26870, page 299, aforesaid records. Burdens property; Shown
on survey. Said easement gives rights to Georgia Power Company to
construct, maintain, repair, operate, and rebuild continuously upon
and under the easement area. The easement area is defined as any
portion of the property located within 10' of the centerline of the
underground distribution lines and related equipment.

30. Tree Trim/Clearing Easement from Manor DeKalb Medical I, LP to
Georgia Power Company, recorded at Deed Book 27693, page 664,
aforesaid records. Burdens property; Shown on survey. Said
easement gives rights to Georgia Power Company to cut, trim,
remove, clear and keep clear any and all trees and other obstructions
located in the easement area.

LEGAL DESCRIPTION (AS SURVEYED)
ALL THAT TRACT OR PARCEL OF LAND LYING OR BEING IN LAND LOT 88 OF THE 16TH
DISTRICT, CITY OF STONECREST, IN DEKALB COUNTY, GEORGIA, AS SHOWN ON THAT
CERTAIN ALTA/NSPS SURVEY FOR MANOR DEKALB MEDICAL I LP, DATED SEPTEMBER 25,
2019, PREPARED BY LAND ENGINEERING, INC. AND BEARING THE SEAL OF MITCHELL J.
PAULK, GEORGIA REGISTERED LAND SURVEYOR NUMBER 2775, AND BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:
TO FIND THE POINT OF BEGINNING; COMMENCE AT A POINT LOCATED AT THE
NORTHWESTERLY END OF THE MITERED INTERSECTION OF THE EASTERLY RIGHT OF WAY
OF DEKALB MEDICAL PARKWAY (HAVING A VARIABLE WIDTH RIGHT OF WAY, ALSO BEING
THE COMMON LINE OF LAND LOTS 73 AND 88 IN THE AFOREMENTIONED DISTRICT AND
COUNTY) AND THE NORTHWESTERLY RIGHT OF WAY OF HILLANDALE DRIVE  (HAVING A
VARIABLE WIDTH RIGHT OF WAY); THENCE ALONG SAID COMMON LAND LOT LINE AND
EASTERLY RIGHT OF WAY OF DEKALB MEDICAL
PARKWAY, NORTH 00 DEGREES 50 MINUTES 36 SECONDS EAST A DISTANCE
OF 595.24 FEET TO A 5/8” REBAR WITH CAP SET (HAVING GEORGIA WEST ZONE STATE
PLANE COORDINATES: NORTHING: 1347959.11, EASTING: 2302631.06); SAID REBAR SET
BEING THE TRUE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID COMMON
LAND LOT LINE AND SAID RIGHT OF WAY, NORTH 00 DEGREES 50 MINUTES 36 SECONDS
EAST A DISTANCE OF 452.73 FEET TO A 1/2" REBAR FOUND; THENCE LEAVING SAID
COMMON LAND LOT LINE AND SAID RIGHT OF WAY AND RUNNING ALONG THE COMMON
BOUNDARY LINE WITH (NOW OR FORMERLY) ROC II GA ASHLEY VISTA LLC, SOUTH 89
DEGREES 35 MINUTES 24 SECONDS EAST A DISTANCE OF 706.89 FEET TO A 1/2" REBAR
FOUND; THENCE ALONG THE COMMON BOUNDARY LINE WITH (NOW OR FORMERLY)
KAMOR I FRANK, SOUTH 04 DEGREES 13 MINUTES 41 SECONDS EAST A DISTANCE OF
284.22 FEET TO A 3/4" OPEN-TOP PIPE FOUND; THENCE ALONG THE COMMON BOUNDARY
LINE WITH (NOW OR FORMERLY) SHAH ALI INVESTMENT LLC, SOUTH 65 DEGREES 21
MINUTES 06 SECONDS WEST A DISTANCE OF 406.41 FEET TO A 1/4" REBAR FOUND;
THENCE ALONG THE COMMON BOUNDARY LINE WITH (NOW OR FORMERLY) HILLANDALE
PHYSICIAN PLACE LLC, NORTH 89 DEGREES 10 MINUTES 00 SECONDS WEST A DISTANCE
OF 365.15 FEET TO A 5/8” REBAR WITH CAP SET ALONG THE AFOREMENTIONED COMMON
LAND LOT LINE AND EASTERLY RIGHT OF WAY OF DEKALB MEDICAL PARKWAY; SAID
REBAR ALSO BEING THE POINT OF BEGINNING.
SAID PROPERTY CONTAINS 297,750 SQUARE FEET OR 6.83 ACRES MORE OR LESS.

1 APARTMENT BUILDING & ASPHALT PARKING LOT

1

2 FENCED IN AREA CONTAINING UTILITY BUILDING,
POWER GENERATOR, & TRANSFORMER

3 GRASS AREA & CONCRETE SIDEWALK

3

2

GENERAL NOTES:
1. THIS DRAWING WAS CREATED ELECTRONICALLY. THIS MEDIA SHOULD NOT BE

CONSIDERED A CERTIFIED DOCUMENT UNLESS IT HAS BEEN PROPERLY SEALED
AND ORIGINALLY SIGNED BY A REGISTERED LAND SURVEYOR OF LAND
ENGINEERING, INC. AUTHORITY OF O.C.G.A. 43-15-22.

2. ONLY INFORMATION PROVIDED IN THE TITLE COMMITMENT WAS ADDRESSED
HEREON. EASEMENTS OF RECORD OR OTHER TITLE MATTERS AFFECTING THE
SUBJECT PROPERTY MAY EXIST. LAND ENGINEERING, INC. AND THE LAND
SURVEYOR WHOSE SEAL IS AFFIXED HEREON DO NOT GUARANTEE THAT ALL
EASEMENTS WHICH MAY AFFECT THIS PROPERTY ARE SHOWN.

3. THIS MAP OR PLAT HAS BEEN CALCULATED FOR CLOSURE AND IS FOUND TO BE
ACCURATE WITHIN ONE FOOT IN 391,183 FEET.  A LEICA TS 12 ROBOTIC TOTAL STATION
WAS USED TO OBTAIN THE LINEAR AND ANGULAR MEASUREMENTS USED IN THE
PREPARATION OF THIS PLAT.  THE FIELD DATA UPON WHICH THIS PLAT IS BASED HAS A
CLOSURE OF ONE FOOT IN 13,810 FEET AND AN ANGULAR ERROR OF 8" PER ANGLE POINT
AND WAS ADJUSTED USING THE METHOD OF LEAST SQUARES.  ALL DISTANCES SHOWN
HEREON ARE SURFACE DISTANCES.  THE HORIZONTAL DATUM REFERENCED HEREON IS
REFERENCED TO THE N.A.D.83, GEORGIA WEST ZONE STATE PLANE COORDINATE SYSTEM.
A LEICA GPS900 WAS USED TO PERFORM A NETWORK-ADJUSTED REAL TIME KINEMATICS
G.N.S.S. SURVEY REFERENCED TO THE EGPS C.O.R.S. NETWORK.

4. THE LOCATION AND DEPICTION OF UNDERGROUND UTILITIES IS BEYOND THE
SCOPE OF SERVICES CONTRACTED FOR THIS PROJECT. NO ATTEMPT WAS MADE
TO TRACE, MARK, OR SURVEY THE LOCATION OF UNDERGROUND UTILITIES.
UNDERGROUND SHOWN ARE BASED ON THE  DESIGN PLANS. UNDERGROUND
UTILITIES NOT OBSERVED OR LOCATED MAY EXIST ON THIS SITE, BUT NOT BE
SHOWN, AND MAY BE FOUND UPON EXCAVATION. VERIFICATION OF EXACT
UNDERGROUND UTILITY LOCATIONS SHOULD BE MADE PRIOR TO ANY
CONSTRUCTION ACTIVITIES.

5. THE SUBJECT PROPERTY IS CURRENTLY OWNED BY MANOR DEKALB MEDICAL I,
LP, TAX PARCEL NUMBER 16 088 01 001. THE EXISTING OWNERSHIP SHOWN
HEREON IS BASED UPON INFORMATION OBTAINED FROM THE DEKALB COUNTY
TAX ASSESSORS OFFICE AS OF 9/11/19.

6.  ALL MONUMENTS FOUND ARE AS INDICATED ON DRAWING. MONUMENTS PLACES
ARE EITHER A 5/8” REBAR WITH CAP (INSCRIBED LSF0946) OR A NAIL WITH
WASHER (INSCRIBED LSF0946).

7. THIS SURVEY WAS PREPARED BY LAND ENGINEERING, INC.
  REFERENCE - 2007-093
    1601 S ZACK HINTON PARKWAY, MCDONOUGH, GEORGIA 30253
    OFFICE: (678) 814-4346   FAX: (678) 814-4348
    WWW.LAND.ENGINEERING

8.   THE LAST DAY OF FIELD WORK FOR THIS SURVEY WAS SEPTEMBER 11, 2019.

#

**NO ZONING REPORT WAS PROVIDED TO THE SURVEYOR
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LEGAL DESCRIPTION (AS SURVEYED) 
ALL THAT TRACT OR PARCEL OF LAND LYING OR BEING IN LAND LOT 88 OF THE 16TH 
DISTRICT, CITY OF STONECREST, IN DEKALB COUNTY, GEORGIA, AS SHOWN ON THAT 
CERTAIN ALTA/NSPS SURVEY FOR MANOR DEKALB MEDICAL I LP, DATED SEPTEMBER 
25, 2019, PREPARED BY LAND ENGINEERING, INC. AND BEARING THE SEAL OF 
MITCHELL J. PAULK, GEORGIA REGISTERED LAND SURVEYOR NUMBER 2775, AND 
BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
TO FIND THE POINT OF BEGINNING; COMMENCE AT A POINT LOCATED AT THE 
NORTHWESTERLY END OF THE MITERED INTERSECTION OF THE EASTERLY RIGHT OF 
WAY OF DEKALB MEDICAL PARKWAY (HAVING A VARIABLE WIDTH RIGHT OF WAY, 
ALSO BEING THE COMMON LINE OF LAND LOTS 73 AND 88 IN THE AFOREMENTIONED 
DISTRICT AND COUNTY) AND THE NORTHWESTERLY RIGHT OF WAY OF HILLANDALE 
DRIVE (HAVING A VARIABLE WIDTH RIGHT OF WAY); THENCE ALONG SAID COMMON 
LAND LOT LINE AND EASTERLY RIGHT OF WAY OF DEKALB MEDICAL PARKWAY, 
NORTH 00 DEGREES 50 MINUTES 36 SECONDS EAST A DISTANCE OF 595.24 FEET TO A 
5/8” REBAR WITH CAP SET (HAVING GEORGIA WEST ZONE STATE PLANE 
COORDINATES: NORTHING: 1347959.11, EASTING: 2302631.06); SAID REBAR SET BEING 
THE TRUE POINT OF BEGINNING; THENCE CONTINUING ALONG SAID COMMON LAND 
LOT LINE AND SAID RIGHT OF WAY, NORTH 00 DEGREES 50 MINUTES 36 SECONDS 
EAST A DISTANCE OF 452.73 FEET TO A 1/2" REBAR FOUND; THENCE LEAVING SAID 
COMMON LAND LOT LINE AND SAID RIGHT OF WAY AND RUNNING ALONG THE 
COMMON BOUNDARY LINE WITH (NOW OR FORMERLY) ROC II GA ASHLEY VISTA LLC, 
SOUTH 89 DEGREES 35 MINUTES 24 SECONDS EAST A DISTANCE OF 706.89 FEET TO A 
1/2" REBAR FOUND; THENCE ALONG THE COMMON BOUNDARY LINE WITH (NOW OR 
FORMERLY) KAMOR I FRANK, SOUTH 04 DEGREES 13 MINUTES 41 SECONDS EAST A 
DISTANCE OF 284.22 FEET TO A 3/4" OPEN-TOP PIPE FOUND; THENCE ALONG THE 
COMMON BOUNDARY LINE WITH (NOW OR FORMERLY) SHAH ALI INVESTMENT LLC, 
SOUTH 65 DEGREES 21 MINUTES 06 SECONDS WEST A DISTANCE OF 406.41 FEET TO 
A 1/4" REBAR FOUND; THENCE ALONG THE COMMON BOUNDARY LINE WITH (NOW OR 
FORMERLY) HILLANDALE PHYSICIAN PLACE LLC, NORTH 89 DEGREES 10 MINUTES 00 
SECONDS WEST A DISTANCE OF 365.15 FEET TO A 5/8” REBAR WITH CAP SET ALONG 
THE AFOREMENTIONED COMMON LAND LOT LINE AND EASTERLY RIGHT OF WAY OF 
DEKALB MEDICAL PARKWAY; SAID REBAR ALSO BEING THE POINT OF BEGINNING. 
SAID PROPERTY CONTAINS 297,750 SQUARE FEET OR 6.83 ACRES MORE OR LESS. 
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            Planning Commission October 6th, 2020 / Mayor and City Council Meeting October 26th , 2020 

GENERAL INFORMATION 

Petition Number:   RZ-20-004  

Applicant:    Prestwick Companies c/o Edrick Harriss   

Owner:    Manor Dekalb Medical I LP 

Project Location:   2654 Dekalb Medical Parkway  

District:    District 2 

Acreage:    6.83 

Existing Zoning:   M (Light Industrial) / OP (Office Professional)   

Proposed Zoning:   HR-1 (High Density Residential) / NC Neighborhood Center    

Comprehensive Plan Community: Office Professional        
 Area Designation 

Proposed Development/Request: The applicant is requesting to rezone the subject properties from M to 
HR-1 and Future Land Use Character to Neighborhood Center for 
existing Senior Housing Development.   

Staff Recommendations:  Approval  

  Planning Commission   Approval 
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Aerial Map 

 

 

Subject Property   
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Zoning Map  

 

 

Subject Property   



 
PLANNING COMMISSION / MAYOR AND CITY COUNCIL STAFF REPORT 

RZ-20-004 

 4   
    

PROJECT OVERVIEW 

 

 

 

 

Rezoning Request  

The applicant is requesting to rezone the 6.83 acres of the subject property from M (Light Industrial) District to HR-1 
(High Residential Density) District and future land use character from Office Professional to Neighborhood for Center for 
an existing senior housing  complex. Under the Stonecrest Overlay senior housing could be developed in M district, 
however once the overlay was removed the property became nonconforming use, hence the need for the rezoning request.  

 

Location              

The subject properties are located at 2654 DeKalb Medical 
Parkway. The property is approximately 700 feet north of 
Dekalb Medical Parkway and Hillandale intersection.   

The property is bounded by Dekalb Medical Parkway to the 
west, by Bella Vista Apartment to the north and an 
undeveloped parcel to the east. Located to the south is 
medical complex.  

 

 

Background               

Currently, the property has kept its original zoning 
classification of M under Stonecrest Zoning Ordinance per 
Dekalb County Zoning case Z-75036. The property was 
under the Stonecrest Overlay District Tier 2, however the 
property was removed from the district when overlay was 
updated..  

The property currently is being used for Senior Housing 
Complex which was developed and approved in 2017.  

The topography of the property is characterized as being 
slightly elevated toward Dekalb Medical Parkway and then 
being even throughout the property.    
                

 

RZ-20-004 
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Conceptual Site Plan                            
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Proposed Elevations  

 

 

 

 

 

Public Participation                         

No public community meeting was held as the property is already being used for its intended purpose. 
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STANDARDS OF REZONING REVIEW 

Section 7.3.4 of the Stonecrest Zoning Ordinance list eight factors to be considered in a technical review of a zoning case 
completed by the Community Development Department and Planning Commission. Each element is listed with staff 
analysis. 

• Whether the proposed land use change will permit uses that are suitable in consideration of the use and 
development of adjacent and nearby property or properties. 
 
As shown in the table below, the subject property is surrounded by medium density housing. * Please see the map 
below table 
 

 

 

 

 

 

 

 

 

The proposed land use change would permit a use that would be suitable in view and development of the nearby 
properties as majority of the property surrounding the property are multi-family developments. The applicant 
proposed use would be suitable.   

• Whether the proposed land use change will adversely affect the existing use or usability of adjacent or 
nearby property or properties. 
 
The proposed land use change will not adversely affect the existing use or usability of adjacent of nearby property 
or properties. The current zoning of the property is the recommend zoning classification for the proposed land use 
and would be similar to the property and properties.  
 

• Whether the proposed land use change will result in uses which will or could cause excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools. 

 

Adjacent & 
Surrounding 

Properties 
Zoning 

(Petition Number) 

 
Land Use 

Density 
Non-Residential 

(SF/Acre) 
Residential (Units/Acre) 

Applicant  Proposed: HR-1 
 

Residential 24 units/acre 

Adjacent: North 
MR-1 (Med 

Residential Density) 
District 

Multi-family  
(Bella Vista Apartments) 12 units/acre 

Adjacent: East  M (Light Industrial) 
District  

Industrial  
(Undeveloped parcel) n/a 

Nearby: South M (Light Industrial) 
District  

Office-Institutional 
(Hillandale Center) 7,500 square feet/acre 

Nearby: West MR-1 (Med 
Residential) District  

Institutional 
(Emory Hospital) n/a 
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The propose land use change will not cause an excessive or burdensome on utilities. The proposed land use 
change will not cause an excessive or burdensome use of existing streets or schools 
 

• Whether the amendment is consistent with the written policies in the comprehensive plan text and any 
applicable small areas studies. 
 
The amendment is consistent with the written polices in the Stonecrest comprehensive plan. The surrounding 
properties have the same FLU designation as the proposed change which allow the property to be more consistent 
with the Stonecrest Comp Plan.  
 

• Whether there are potential impacts on property or properties in an adjoining governmental jurisdiction, 
in cases of proposed changes near county or municipal boundary lines. 
 
There is no potential impact on property or properties in ad adjoining governmental jurisdiction in case of the 
proposed changes near county or municipal boundary lines.  
 

• Whether there are other existing or changing conditions affecting the use and development of the affected 
land areas which support either approval or denial of the proposed land use change. 
 
There are existing conditions affecting the use and development of the affected land area which supports the 
approval of the land use change. The current zoning of the property (M) is a not a permitted zoning classification 
in Office Professional, therefore changing the FLU character would make the property consistent with the 
Stonecrest Comp Plan.  
 

• Whether there will be an impact on historic buildings, sites, districts or archaeological resources resulting 
from the proposed change. 
 
 There are currently no historic buildings, sites, districts, or archaeological resources on the subject property, 
therefore there will be no impact on historic  

 

STANDARDS OF REZONING REVIEW 

Section 7.3.5 of the Stonecrest Zoning Ordinance list eight factors to be considered in a technical review of a zoning case 
completed by the Community Development Department and Planning Commission. Each element is listed with staff 
analysis. 

• Whether the zoning proposal will permit a use that is suitable in view of the use and development of 
adjacent and nearby property or properties.  
 
As shown in the table below, the subject property is surrounded by low to medium density housing. * Please see 
the map below table 
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The proposed change in zoning would permit a use that would be suitable in view and development of the nearby 
properties. The high residential density district is intended development for the Neighborhood Center Character 
area. The proposed density would be like other developments in the area.  

• Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan.  
 
The subject property is located within the Neighborhood character area of the Stonecrest Comprehensive Plan. 
The character area intends to general retail neighborhood services and Townhomes; Multi-family developments.   
The proposed zoning change and development of residential development would be in keeping with the policy 
and intent of the comp plan.  
 

• Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned.  
 
The property is currently zoned M, which permits the development of an light industrial use such as warehousing. 
The property is also located in residential/institutional area where industrial uses would not be a good fit. The 
property does not have reasonable economic use as currently zoned. 
 

• Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property or properties.  
 
The proposed zoning proposal is not anticipated to have a negative impact on the existing use or usability of 
adjacent or nearby properties. Staff believes the suggested zoning for the residential development would not 
adversely affect the existing use of the property as the applicant is essentially asking for the same zoning 
classification.  
 

Adjacent & 
Surrounding 

Properties 
Zoning 

(Petition Number) 

 
Land Use 

Density 
Non-Residential 

(SF/Acre) 
Residential (Units/Acre) 

Applicant  Proposed: HR-1 
 

Residential 24 units/acre 

Adjacent: North 
MR-1 (Med 

Residential Density) 
District 

Multi-family  
(Bella Vista Apartments) 12 units/acre 

Adjacent: East  M (Light Industrial) 
District  

Industrial  
(Undeveloped parcel) n/a 

Nearby: South M (Light Industrial) 
District  

Office-Institutional 
(Hillandale Center) 7,500 square feet/acre 

Nearby: West MR-1 (Med 
Residential) District  

Institutional  
(Emory Hospital) n/a 
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• Whether there are other existing or changing conditions affecting the use and development of the property, 
which gives supporting grounds for either approval or disapproval of the zoning proposal.  
 
There are existing conditions affecting the use and development of the property, which give supporting grounds 
for either approval or disapproval of the zoning proposal. The current zoning is the same proposed zoning 
classification. The applicant is asking for increase in density which would still be consistent with the area.  
 

• Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources.  
 
There are currently no historic buildings, sites, districts, or archaeological resources on the subject property.  
 

• Whether the zoning proposal will result in a use that will or could cause excessive or burdensome use of 
existing streets, transportation facilities, utilities, or schools.  
 
The propose land use change will not cause an excessive or burdensome on utilities. The proposed land use 
change will not cause an excessive or burdensome use of existing streets or schools 
 

• Whether the zoning proposal adversely impacts the environment or surrounding natural resources. 
 
The zoning proposal will not adversely impact the environment or surrounding natural resources. 

 

 

STAFF RECOMMENDATION  

Staff recommends APPROVAL of RZ-20-004 (2654 DeKalb Medical Parkway) 

 

PLANNING COMMISSION 

On Tuesday October 6, 2020 the Planning Commission recommends APPROVAL of RZ-20-004 

 

 



 
 

CITY COUNCIL AGENDA ITEM 
 

SUBJECT:  Land Use Petition RZ-20-004 
                     (2654 Dekalb Medical Parkway) 
  
(  )  ORDINANCE     (   )  POLICY            (   )  STATUS REPORT 
 
(  )  DISCUSSION ONLY    (   )   RESOLUTION    ( X )   OTHER 
 
Date Submitted: 10/21/20         Work Section:             Council Meeting: 10/26/20 
 

 
SUBMITTED BY:  Christopher Wheeler, Planning and Zoning Director.  
 
PURPOSE: Land Use Petition RZ-20-005  
                     (6251 Rock Springs Road and 3810 Evans Mill Road) 

 
FACTS AND ISSUES:  The subject properties are undeveloped, with a zoning of R-100 
(Med Lot) District and Future Land Use Character designation of Suburban. 
 
HISTORY: This item was heard at the October 6th, 2020, Planning Commission 
Meeting. The applicant requested a withdrawal of their application. The Planning 
Commission recommended approval of the withdrawal. 
 
OPTIONS:  Approve or Deny 
 
RECOMMENDED ACTION:  
Planning Commission recommended approval of the withdrawal of RZ-20-005 at the 
October 6th meeting. 
 
ATTACHMENTS: 
# 1 10/21/20 Letter of Withdrawal  
# 2 10/21/20 Rezoning Application  
# 3 10/21/20 Power Point Presentation  
 







3120 Stonecrest Blvd. ● Stonecrest, Georgia 30038 ● (770) 224-0200 ● www.stonecrestga.gov  Page 10 of 21 
10/12/2017 

Rezoning Application 

Name: 
Address: 
Phone: Fax: 
Cell: Email: 

Is this development and/or request seeking any incentives or tax abatement through the City of Stonecrest or any entity 
that can grant such waivers, incentives, and/or abatements?  

1. Will the zoning proposal permit a use that is suitable in view of the use and development of adjacent and nearby
properties?
 

2. Will the affected property of the zoning proposal have a reasonable economic use as currently zoned?
 

3. Will the zoning proposal adversely affect the existing use or usability of adjacent or nearby property?

4. Are other existing or changing conditions affecting the existing use or usability of the development of the property
which give supporting grounds for either approval or disapproval of the zoning proposal?

5. Will the zoning proposal adversely affect historic buildings, sites, districts, or archaeological resources?

6. Will the zoning proposal result in a use which will or could cause an excessive or burdensome use of existing streets,
transportation facilities, utilities or schools?

□ Yes □ No

  O
w

ne
r  

 Q
ue

st
io

nn
ai

re
 

  P
ro

pe
rt

y 
In

fo
rm

at
io

n 
 

 In
fo

rm
at

io
n 

 
In

fo
rm

at
io

n
In

fo
rm

at
io

n

Bramblevine Property, LLC
305 Beauregard Blvd, Fayetteville, GA 30214

770.486.7774

6251 Rock Springs Road & 3810 Evans Mill Road Lithonia GA 30038

16 076 02 002 & 16 085 02 003 

R-100

RSM

Parkland Communities, Inc,  c/o Battle Law P.C. 
One West Court Square, Suite 750  Decatur, GA 30030 

404.601.7616 404.745.0045

mlb@battlelawpc.com 

X

Please see attached Statement of Intent

Please see attached Statement of Intent

Please see attached Statement of Intent
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I.  LETTER OF INTENT  
 
 

The Applicant, Parkland Communities, Inc., is seeking to acquire and develop 178.10 acres 

of land located at 3810 Evans Mill Road and 6251 Rock Springs Road (the “Subject Property”) 

for the development of a 367 mixed residential community.  The Subject Property has a land use 

designation of Suburban and is currently zoned R-100.  In order to develop the Subject Property 

as contemplated, the Applicant is seeking to rezone the Subject Property to RSM at a maximum 

gross density of 2.06 units per acre, and a net density of 2.94, excluding the 50.217 acres of 

floodplain existing on the Subject Property.     

 The proposed development will consist of the following unit mixed, based upon the RSM 

building dimensional requirements: 

 

 

The Subject Property is heavily forested and has both floodplain and overlapping wetlands areas 

which traversed North to South through the center of the Subject Property following various 

branches of Pole Bridge Creek.  As a result of these environmental features it is the Applicant’s 

contention that the only reasonable way to develop the Subject Property is to rezone the Subject 
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Property to allow for smaller lot development in order to preserve as much of the areas 

surrounding the environmentally sensitive areas as possible. 

This document is submitted both as a Statement of Intent regarding this Application, a 

preservation of the Applicant’s constitutional rights, and the Impact Analysis of this Application 

as required by the City of Stonecrest. A surveyed plat and conceptual site plan of the Subject 

Property controlled by the Applicant has been filed contemporaneously with the Application, along 

with other required materials.  

 

II. IMPACT ANALYSIS 

A. 

THE ZONING PROPOSAL IS IN CONFORMITY WITH THE POLICY AND INTENT 

OF THE COMPREHENSIVE PLAN 

The Subject Property is designated Suburban under the Stonecrest Comprehensive Plan 

through 2035.  It is the Applicant’s contention that the proposed rezoning: 

1. Promotes new communities that feature greenspace and neighborhood parks, 

pedestrian circulation transportation options, and appropriate mix of uses and 

housing types: 

2. Protects environmentally sensitive areas including wetlands, floodplains, water 

supply watersheds and stream corridors 

3. Encourages the preservation of open space, farmland, natural and critical 

environmental areas 

4. Implements zoning tools that preserve open space, natural resources and the 

environment 
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5. Preserve trees and other natural resources to protect the environment and 

aesthetically enhance communities.  

B. 

THE PROPOSED REZONING PERMITS A USE THAT IS 

SUITABLE IN VIEW OF THE USE AND DEVELOPMENT OF ADJACENT AND 

NEARBY PROPERTY. 

 

 The proposed rezoning to RSM will permit the continued development of single-family 

housing along the Rock Springs Road corridor.  The lots abutting the Subject Property along Rock 

Springs Road are all zoned unconditional RSM, which allows for development at up to 8 units per 

acre with density bonuses.  The Rock Springs Road corridor has a mixture of housing types and 

price ranges which supports the proposed development, including the Fairington Enclave 

townhome community developed at a density of 4.33 units per acre back in 2006, and the 

Fairington Farms single family detached community at a density of 2.70 units per acre built in 

2004 with minimum lot sizes of 6,000 sq. ft., both are which communities are zoned MR-1.   Unlike 

these communities, the Subject Property has environmental challenges which support smaller lot 

development which is in the best interest of the surrounding community to reduce the amount of 

disturbance within the environmentally sensitive areas located on the Subject Property.  Removal 

of trees in the tree save area, as well as developing larger lots to achieve density, would have a 

negative impact on the surrounding community, particularly for those living along Rock Springs 

Road.   
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 C. 

THE SUBJECT PROPERTY DOES NOT HAVE A 

REASONABLE ECONOMIC USE AS PRESENTLY ZONED. 

The Subject Property as currently zoned has marginal value, due to the costs associated 

with the development of the Subject Property in its entirety to achieve a marketable lot yield.  The 

Applicant and the owners respectfully submit that the Zoning Ordinance of the City of Stonecrest, 

Georgia, as amended from time to time and known as the "Stonecrest Zoning Ordinance deprives 

the current owner of any alternative reasonable use and development of the Subject Property.  

Additionally, all other zoning classifications, including ones intervening between the existing 

classification and the one requested herein, would deprive the current owner of any reasonable use 

and development of the Subject Property.  Further, an attempt by the Stonecrest City Council to 

impose greater restrictions upon the manner in which the Subject Property will be developed than 

presently exist, such as by way of approving the zoning district requested but limiting development 

to standards allowed under more stringent zoning classifications, would be equally unlawful. 

The Applicant submits that the current zoning classification and any other zoning of the 

Subject Property save for what has been requested by it as established in the Stonecrest Zoning 

Ordinance constitute an arbitrary and unreasonable use of the zoning and police powers because 

they bear no substantial relationship to the public health, safety, morality or general welfare of the 

public and substantially harm the Applicant.  All inconsistent zoning classifications between the 

existing zoning and the zoning requested hereunder would constitute an arbitrary and unreasonable 

use of the zoning and police powers because they bear or would bear no substantial relationship to 

the public health, safety, morality or general welfare of the public and would substantially harm 

the Applicant.  Further, the existing inconsistent zoning classifications constitute, and all zoning 
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and plan classifications intervening between the existing inconsistent zoning classification and that 

required to develop this project would constitute a taking of the owner's private property without 

just compensation and without due process in violation of the Fifth Amendment and Fourteenth 

Amendment of the Constitution of the United States, and Article I, Section I, Paragraph I and 

Article I, Section III, Paragraph I of the Constitution of the State of Georgia and the Due Process 

Clause of the Fourteenth Amendment of the United States Constitution and the Equal Protection 

Clause of the Fourteenth Amendment to the Constitution of the United States. 

Further, the Applicant respectfully submits that the Stonecrest City Council’s failure to 

approve the requested zoning change would be unconstitutional and would discriminate in an 

arbitrary, capricious and unreasonable manner between the Applicant and owners of similarly 

situated property in violation of Article I, Section III, Paragraph I of the Constitution of the State 

of Georgia and the Equal Protection Clause of the Fourteenth Amendment of the Constitution of 

the United States. 

The Applicant respectfully submits that the Stonecrest City Council cannot lawfully 

impose more restrictive standards upon the development of the Subject Property than presently 

exist as to do so not only would constitute a taking of the Subject Property as set forth above, but 

also would amount to an unlawful delegation of their authority, in response to neighborhood 

opposition, in violation of Article IX, Section IV, Paragraph II of the Georgia Constitution. 

Finally, the Applicant protests any action which would prohibit development of the Subject 

Property as requested inasmuch as the Zoning Ordinance was adopted in violation of or in other 

respects does not comply with the Zoning Procedures Law, O.C.G.A. § 36-66-1 et seq. and 

minimum procedural due process standards guaranteed by the Constitutional provisions set forth 

above. 
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This Application meets favorably the prescribed test set out by the Georgia Supreme Court 

to be used in establishing the constitutional balance between private property rights and zoning 

and planning as an expression of the government's police power, Guhl vs. Holcomb Bridge Road, 

238 Ga. 322 (1977).  

 

D. 

THE PROPOSED REZONING WILL NOT ADVERSELY AFFECT THE EXISTING 

USE OR USABILITY OF ADJACENT OR NEARBY PROPERTY 

The proposed rezoning will not adversely affect the existing use or usability of adjacent 

or nearby property.  As noted above, development patterns in the area are entirely consistent with 

the proposed use for the Subject Property.   

E. 

OTHER EXISTING OR CHANGING CONDITIONS 

AFFECTING THE USE AND DEVELOPMENT OF THE PROPERTY 

 The area in which the Subject Property is a residential community.   The Subject Property 

has been undeveloped for decades due to the environmental challenges with the Subject Property.  

The currently required 15,000 sq. ft. lots will only serve to support urban sprawl, and have 

damaging impact on the environmentally sensitive areas on the Subject Property.       

F. 

THE ZONING PROPOSAL WILL NOT 

ADVERSELY AFFECT HISTORIC BUILDINGS, 

SITES, DISTRICTS OR ARCHAEOLOGICAL RESOURCES 

The Applicant knows of no historic buildings, sites, districts, or archaeological resources 
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either on the Subject Property or located in the immediate vicinity that would suffer adverse 

impacts from the rezoning requested.    

 

G. 

THE REQUESTED REZONING WILL NOT RESULT IN A USE WHICH 

WILL OR COULD CAUSE EXCESSIVE OR BURDENSOME USE OF EXISTING 

STREETS, TRANSPORTATION FACILITIES, UTILITIES, OR SCHOOLS 

The Applicant is submitting the required Traffic Study with this Application and will 

address any required road improvements along Rock Springs Road which are a result of the 

additional traffic that will be generate by the proposed subdivision.  Sidewalks, curb and gutter 

will be installed along the frontage of the Subject Property.  Additionally, overhead lights will also 

be installed.   There is no questions that improvements need to be made by the City of Stonecrest 

along Rock Springs Road.  It is this type of development, however, that can be the catalyst for the 

improvements needed, as Rock Springs has only been improvement in connection with the new 

developments.   In this case, the build out of the proposed subdivision will take between 5 to 7 

years to be completed.   As a result, there is amply time for the City of Stonecrest to place Rock 

Springs Road on its transportation plan to make the improvements that have been needed for 

decades but ignored by DeKalb County.  This is the benefit of having a new City that can respond 

to anticipated projects and work cooperatively with developers to make certain that needed 

improvements are made.  As for the schools in the area, while there is capacity at Lithonia Middle 

School and Lithonia High School, there is over enrollment at Flat Shoals Elementary.  This project, 

however, gives the DeKalb County School Board ample time to anticipate and plan for the new 

development coming into the areas.   So, that schools can grow sufficiently as development grows.   
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IV.  CONCLUSION 

For the foregoing reasons, the Applicant respectfully requests that the Rezoning 

Application at issue be approved. The Applicant also invites and welcomes any comments from 

Staff or other officials of the City of Stonecrest so that such recommendations or input might be 

incorporated as conditions of approval of this Application. 

 
This 6th July, 2020. 
 

Respectfully submitted, 
 

__________________________ 
   Michèle L. Battle 

Attorney For Applicant 
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ADDITIONAL CONSTITUTIONAL ALLEGATION 

The existing zoning classification on the Subject Property is unconstitutional as it applies 

to the Subject Property.  This notice is being given to comply with the provisions of O.C.G.A. 

Section 36-11-1 to afford the County an opportunity to revise the Subject Property to a 

constitutional classification.  If action is not taken by the County to rectify this unconstitutional 

zoning classification within a reasonable time, a claim will be filed by the Applicant in the Superior 

Court of DeKalb County demanding just and adequate compensation under Georgia law for the 

taking of the Subject Property, diminution of value of the Subject Property, attorney’s fees and 

other damages arising out of the unlawful deprivation of the Applicant’s property rights.  

 



 

 

Environmental Site Analysis (ESA) 
 

1. Conformance with the Comprehensive Plan.    The Subject Property is a 178.10 assembled tract 
of land located at 3810 Evans Mill Road and 6251 Rock Springs Road in the City of Stonecrest.  
The Stonecrest Comprehensive Land Use Map shows the Subject Property as having a land use 
designation of Suburban. The proposed rezoning to RSM is consistent with the Suburban land use 
designation.  

 
2. Environmental Impacts of the Proposed Project. 
 

(a) Wetlands.  According to the National Wetlands Inventory Wetlands Mapper, there are 
wetlands on portions of the Subject Property as shown on Attachment 1 to this ESA.   
 

(b) Floodplain.  According to the FEMA National Flood Hazard interactive mapping system, 
portions of the Subject Property are designated AE and Floodway, Zone AE as shown on 
Attachment 2 to this ESA.  
 

(c) Streams/stream buffers.  Based on fields observation and verification by the Applicant’s 
surveyor, Pole Bridge Creek crosses through the Subject Property as shown on the submitted 
survey.   
 

(d) Slopes exceeding 33 percent over a 10-foot rise in elevation.  Based on fields observation 
and verification by the Applicant’s surveyor, there are no slopes exceeding 33 percent over a 
10-foot rise in elevation on the Subject Property. 
 

(e) Vegetation (including endangered species). The Subject Property is heavily wooded, 
however, to the Applicant’s knowledge, based on field observation there are no endangered 
species located on the Subject Property.  
 

(f) Wildlife Species (including fish and endangered species).  Based on field observation, to the 
Applicant’s knowledge, there are no endangered species located on the Subject Property.  
 

(g) Archeological/Historical Sites.  Based on field observation, to the Applicant’s knowledge, 
there are no archeological or historical sites located on the Subject Property.  
 

3. Project Implementation Measures 
 

(a)  Protection of environmentally sensitive areas.   The Applicant is seeking to protect the 
environmentally sensitive areas on the Subject Property by developing the site in a manner 
which minimize the impact on the wetlands, stream and floodway areas located on the Subject 
Property.  

 
(b) Protection of water quality.  All stormwater runoff generated from a site shall be adequately 

treated before discharge in accordance with Section 25-363 of the DeKalb County Code of 
Ordinances. 

 
(c) Minimization of negative impacts on existing infrastructure.  The existing infrastructure 

surrounding the Subject Property will not be negatively impacted by the development of the 
proposed project.  It is the Applicant’s intent to comply with all City of Stonecrest 
development regulations, and to connect into the existing utilities in the area in order to 
minimize disturbance.  
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(d) Minimization on archeological/historically significant area.  To the Applicant’s 

knowledge, there are no archeological/historically significant areas located on or near the 
Subject Property. 

 
(e) Minimization of negative impacts on environmentally stressed communities.  The 

proposed uses in the proposed project will be for residential uses which are generally 
compatible with nearby communities, as the use will be contained and to the knowledge of 
Applicant, will not generate any measurable dust, vibrations, odor, glare, emissions or noise 
beyond the Subject Property. 

 
(f) Creation and preservation of green space and open space. The proposed project will result 

in the removal of trees from the Subject Property.  There will, however, be significant open 
space areas preserved on the Subject Property, and enhanced green space pocket parks will be  
as shown on the site plan.   

 
(g) Protection of citizens from the negative impacts of noise and lighting.  All lighting on the 

Subject Property will be in compliance with the City rules and regulations, and there will be 
no negative impact from the noise generated by a typical residential subdivision.  

 
(h) Protection of parks and recreational green space.  To the Applicant’s knowledge, there are 

no parks or recreational green spaces in the area, or on the Subject Property. 
 
(i) Minimization of impacts to wildlife habitats.  To the Applicant’s knowledge, there are no 

wildlife habitats on or near the Subject Property.  
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 Environmental Impact Report 
 
1. Environmental Adverse Uses.  There will not be any environmentally adverse uses 
located on the Subject Property. 
 
2. Impact on noise levels of the surrounding area.  The use of the Subject Property will be 
in compliance with the City rules and regulations regarding noise levels.  As the use on the Subject 
Property will be wholly contained within the proposed improvements with adequate and required 
noise buffering, there should be no impact on the surrounding area from the proposed use of the 
Subject Property.  
 
3. Impact on air quality of surrounding area.  As previously stated, the proposed project 
will not generate any measurable dust, vibrations, odor, glare, emissions or noise beyond the 
Subject Property. 
 
4. Impacts of water quality/resources.  All stormwater runoff generated from a site shall be 
adequately treated before discharge in accordance with the City of Stonecrest Land Development 
Ordinance.   

  
5. Impacts on vegetation, fish and wildlife species.  The Applicant will be preserving over 
50 acres of area in which vegetation, and any fish or wildlife, will be able to remain in tact and 
undisturbed.   
 
6. Impacts of thermal and explosive hazards on the surround areas.   The Subject 
Property will be used for the development of a residential community.  Currently there is no intent 
for thermal or explosive hazards to be located on the Subject Property or used in connection with 
the development of the Subject Property, but to the extent that any such materials are needed in 
connection with the development of the proposed subdivision, they will be used in accordance  with 
all Federal, State and local laws and regulations. 
 
7. Impacts of hazardous wastes on the surrounding area.  The Subject Property will be 
used for a residential community, and to the extent that any hazardous waste is generated in 
connection development of the community, such waste shall be disposed of in accordance with all 
Federal, State and local laws and regulations. 
 
8. Minimization of negative impacts on environmentally stressed communities.  The 
proposed use is compatible with nearby residential communities.  Furthermore, to the best of the 
Applicant’s knowledge, there are no environmental stressed communities within the general 
vicinity of the Subject Property. 
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EXHIBIT “A” 
 

Evans Mill Road 178.10 Acres 

All that tract or parcel of land lying and being in Land Lots 76 and 85 of the 16th District, 
DeKalb County, Georgia and being more particularly described as follows: 

BEGINNING  at 1/2" rebar set at the southwestern corner of land lot 76 being the corner of 
Land Lots 52, 53, 76 and 77 THENCE from said point of beginning along western line of Land 
Lot 76 North 00 degrees 29 minutes 05 seconds East a distance of 1481.09 feet to 1/2" rebar, 
THENCE leaving the western line of Land Lot 76 South 89 degrees 42 minutes 21 seconds East 
a distance of 2915.39 feet to 1/2” rebar set at the western line of Land Lot 85; THENCE 
following said western line of Land Lot 85 North 00 degrees 09 minutes 47 seconds East a 
distance of 587.83 feet to 1/2” rebar set at the intersection the western line of Land Lot 85 and 
the southern right of way of Rock Springs Road (right of way varies); THENCE following said 
southern right of way of Rock Springs Road (right of way varies) the following courses: along a 
curve to the right with a radius of 644.68 feet and an arc length of 121.39 feet, said curve having 
a chord bearing of North 88 degrees 29 minutes 36 seconds East and a chord distance of 121.21 
feet to a point; THENCE  South 85 degrees 11 minutes 45 seconds East a distance of 64.96 feet 
to a point; THENCE along a curve to the left with a radius of 1186.73 feet and an arc length of 
130.36 feet, said curve having a chord bearing of South 85 degrees 37 minutes 53 seconds East 
and a chord distance of 130.29 feet to a point; THENCE along a curve to the left with a radius of 
786.13 feet and an arc length of 92.80 feet, said curve having a chord bearing of North 84 
degrees 55 minutes 59 seconds East and a chord distance of 92.74 feet to a point; THENCE 
along a curve to the left with a radius of 183.37 feet and an arc length of 211.65 feet, said curve 
having a chord bearing of North 48 degrees 25 minutes 03 seconds East and a chord distance of 
200.09 feet to a point; THENCE along a curve to the right with a radius of 1486.08 feet and an 
arc length of 111.63 feet, said curve having a chord bearing of North 18 degrees 34 minutes 26 
seconds East and a chord distance of 111.61 feet to a point; THENCE along a curve to the right 
with a radius of 2368.44 feet and an arc length of 123.61 feet, said curve having a chord bearing 
of North 17 degrees 47 minutes 06 seconds East and a chord distance of 123.60 feet to a point; 
THENCE along a curve to the right with a radius of 5283.21 feet and an arc length of 313.65 
feet, said curve having a chord bearing of North 23 degrees 52 minutes 15 seconds East and a 
chord distance of 313.61 feet to a point; THENCE along a curve to the right with a radius of 
573.83 feet and an arc length of 41.33 feet, said curve having a chord bearing of North 30 
degrees 12 minutes 13 seconds East and a chord distance of 41.32 feet to a point; THENCE 
along a curve to the right with a radius of 317.34 feet and an arc length of 94.56 feet, said curve 
having a chord bearing of North 42 degrees 59 minutes 14 seconds East and a chord distance of 
94.21 feet to a point; THENCE along a curve to the right with a radius of 1096.07 feet and an arc 
length of 91.42 feet, said curve having a chord bearing of North 51 degrees 51 minutes 28 
seconds East and a chord distance of 91.39 feet to a 1/2" rebar set on the aforesaid right of way; 
THENCE leaving said right of way South 25 degrees 41 minutes 07 seconds East a distance of 
52.18 feet to 1/2” rebar set; THENCE North 62 degrees 48 minutes 09 seconds East a distance of 
68.19 feet to 1/2” rebar set; THENCE North 14 degrees 32 minutes 13 seconds West a distance 
of 60.89 feet to 1/2” rebar set on the southern right of way of Rock Springs Road (right of way 
varies); THENCE following said right of way along a curve to the right with a radius of 226.62 
feet and an arc length of 136.10 feet, said curve having a chord bearing of North 74 degrees 42 



minutes 46 seconds East and a chord distance of 134.07 feet to a point; THENCE North 85 
degrees 40 minutes 26 seconds East a distance of 95.05 feet to a point; THENCE North 87 
degrees 16 minutes 08 seconds East a distance of 83.21 feet to a point; THENCE along a curve 
to the right with a radius of 5854.79 feet and an arc length of 110.60 feet, said curve having a 
chord bearing of North 86 degrees 55 minutes 28 seconds East and a chord distance of 110.60 
feet to a point; THENCE along a curve to the right with a radius of 3582.82 feet and an arc 
length of 13.75 feet, said curve having a chord bearing of North 87 degrees 09 minutes 37 
seconds East and a chord distance of 13.75 feet to 1/2” rebar set; THENCE  leaving the aforesaid 
right of way South 01 degrees 28 minutes 59 seconds West a distance of 953.36 feet to 1/2" 
rebar; THENCE South 01 degrees 25 minutes 29 seconds West a distance of 546.95 feet to axle; 
THENCE South 00 degrees 32 minutes 11 seconds West a distance of 1440.01 feet to 1/2” rebar 
set on the northern right of way Evans Mill Road (right of way varies); THENCE following said 
northern right of way Evans Mill Road (right of way varies) along a curve to the right with a 
radius of 456.34 feet and an arc length of 27.98 feet, said curve having a chord bearing of South 
60 degrees 08 minutes 57 seconds West and a chord distance of 27.98 feet to 1/2” rebar set at the 
intersection of the northern right of way Evans Mill Road (right of way varies) and the southern 
line of land lots 85 and 76; THENCE following said southern line of land lots 85 and 76 North 
89 degrees 57 minutes 12 seconds West a distance of 4267.87 feet to 1/2” rebar set at the 
common corner of Land Lots 52, 53, 76, and 77; said 1/2" rebar being the  TRUE POINT OF 
BEGINNING. 

 

Said tract contains 7758216 square feet or 178.10 acres. 
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CITY COUNCIL AGENDA ITEM 
 

SUBJECT:  Special Land Use Petition SLUP-20-005 
                     (2831 Hillvale Cove Drive) 
  
(  )  ORDINANCE     (   )  POLICY            (   )  STATUS REPORT 
 
(  )  DISCUSSION ONLY    (   )   RESOLUTION    ( X )   OTHER 
 
Date Submitted: 10/21/20         Work Section:             Council Meeting: 10/26/20 
 

 
SUBMITTED BY:  Christopher Wheeler, Planning and Zoning Director.  
 
PURPOSE: Special Land Use Petition SLUP-20-005  
                     (2831 Hillvale Cove Drive) 

 
HISTORY:  The subject property sits in an existing single-family residence, with a 
zoning of RSM (Small lot residential Mix) and located in the Hillvale Commons 
Subdivision. 
 
FACTS AND ISSUES: This item was heard at the October 6th, 2020, Planning 
Commission Meeting. The applicant requested a Special Land Use Permit to operate a 
personal care home for three individuals. The Planning Commission recommended 
approval of the application with conditions. 
 
OPTIONS:  Approve; Deny; or make Alterative conditions  
 
RECOMMENDED ACTION:  
Planning Commission recommended Approval of SLUP-20-005 at the October 6th 
meeting. 
 
ATTACHMENTS: 
# 1 10/21/20 Staff Report  
# 2 10/21/20 Rezoning Application  



# 3 10/21/20 Power Point Presentation  
 



 
PLANNING COMMISSION AND CITY COUNCIL STAFF REPORT 

 

    
  SLUP-20-005  

                             MEETING DATE: October 6th, 2020 / October 26th, 2020 

GENERAL INFORMATION 

Petition Number:   SLUP 20-005 

Applicant:    Tomika Turner 

Owner:    Tomika Turner 

Project Location:   2831 Hillvale Cove Drive Stonecrest Ga 30038 

District:    District 2 

Acreage:    0.2 Acres 

Existing Zoning:   Small Lot Residential Mix (RSM) 

Proposed Zoning:   Small Lot Residential Mix (RSM)  

Proposed Development/Request: The applicant is requesting a Special Land Use Permit (SLUP) to operate 
a Personal Care Home up to six (6) residents within in an R-100 
(Medium Lot Residential) District, in accordance with Chapter 27-
Article 4.1 Use Table and Sections 4.2.41. B of Stonecrest Zoning Code. 

Staff Recommendations:  Approval with Conditions  

Planning Commission   Approval with Conditions 
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Zoning Map 

 

 

 

Subject Site  
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Aerial Map 

 

 

Subject Site  
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PROJECT OVERVIEW 

 

 

 

 

 

 

Location              

The subject property, 2831 Hillvale Cove Drive, is in the 
Hillvale Cove Subdivision. The subject site sits existing 
single-family residence. Access is available via the 
existing driveway on Hillvale Cove Drive. The subject 
property is surround by single-family homes.  

 

 

 

 

Background               

Currently, the property maintains its original zoning 
RSM (Small Lot Residential mix) classification and the 
property has 2,689 square foot single story frame house. 
The property can be characterized as even across the 
property.                  
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Existing Elevations 

 

 

Special Land Use Permit Request 

The applicant is requesting a Special Land Use Permit to a personal care home. The subject location will house three 
individuals with an applicant living in the home. The applicant will provide active daily living and recreational activities 
for the residents. 
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Neighborhood Meeting 

Property owners within 500 feet of the subject property were mailed notices of the propose special land use permit 
application. The community meeting was held August 16th at 4:30 pm via zoom link. No one attended the meeting.  

 

 

STANDARDS OF REVIEW 

A. Adequacy of the size of the site for the use contemplated and whether or not the adequate land area is 
available for the proposed use including the provision of all required yards, open space, off-street parking, 
and all other applicable requirements of the zoning district in which the use is proposed to be located. 
 
The approximately 2,689 square foot residence on 0.5 acres is adequate for the operation of the personal care 
home. 
 

B. Compatibility of the proposed use with adjacent properties and land uses and with other properties and 
land uses in the district. 
 
The proposed personal care home for three (3) person is compatible with another single-family residence. There 
will be no outside physical changes to the existing single-family structure or signage indicating the use is personal 
care home. 
 

C. Adequacy of public services, public facilities, and utilities to serve the proposed use. 
 
The subject property is located in an established single-family residential neighborhood, it appears that there are 
adequate public services, public facilities, and utilities to serve the proposed personal care home. 
 

D. Adequacy of the public street on which the use is proposed to be located and whether or not there is 
sufficient traffic-carrying capacity for the use proposed so as not to unduly increase traffic and create 
congestion in the area. 
 
Hillvale Cove Drive is a local road, the Planning Staff believes little or no impact on the public streets or traffic in 
the area. 
 

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

You   
You   
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F. Adequacy of ingress and egress to the subject property and to all proposed buildings, structures, and uses 
thereon, with particular reference to pedestrian and automotive safety and convenience, traffic flow and 
control, and access in the event of a fire or another emergency. 
 
The existing residential structure on the site is accessed by vehicles via existing curb cut with a driveway on 
Hillvale Cove Drive. Emergency vehicles can access the site from the existing driveway. 
 

G. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of noise, 
smoke, odor, dust, or vibration generated by the proposed use. 
 
The proposed use may not create an adverse impact upon any adjoining single-family land uses by reason of 
noise, smoke, odor, dust or vibration, 
 

H. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the hours 
of operation of the proposed use. 
 
Per the information submitted with the application, the applicant intends to run an adult care facility with three 
residents.  
 

I. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the 
manner of operation of the proposed use. 
 
The operation of the personal care home of three (3) residents will not affect the adjoining single-family residence 
on Hillvale Cove Drive. The site will operate basically as a single-family residence with the owner/operator is 
required to reside at the property.  
 

J. Whether the proposed use is otherwise consistent with the requirements of the zoning district classification 
in which the use is proposed to be located. 
 
The proposed use is otherwise consistent with the requirement of the zoning district classification in which the use 
is proposed to be located. 
 

K. Whether the proposed use is consistent with the policies of the comprehensive plan. 
 
The subject property is in the Suburban Neighborhood Character area designated by the 2035 Comprehensive 
Land Use Plan. The proposed use is listed as primary land use and is consistent with the policies of the character 
area specifically policy H-20.  
 

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

M. Whether there is adequate provision of refuse and service areas. 
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An adequate refuse area will be provided. 
 

N. Whether the length of time for which the special land use permit is granted should be limited in duration. 
 
Staff believes there isn’t a compelling reason to limit the special land use duration as the applicant appears to be 
the only personal care home within the vicinity,  
 

O. Whether the size, scale, and massing of proposed buildings are appropriate in relation to the size of the 
subject property and in relation to the size, scale, and massing of adjacent and nearby lots and buildings. 
 
The personal care home would be in an existing residential structure which is consistent in size, scale and massing 
with adjacent surrounding single-family residence in the area. 
 

P. Whether the proposed use will adversely affect historic buildings, sites, districts, or archaeological 
resources. 
 
This use will not adversely affect any historic buildings, sites, districts, or archaeological resources. 
 

Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for 
such special land use permit. 
 
The proposed use satisfies the requirement contatined in Sec.4.2.31 and Sec 4.2.41 (A) and (B) of the Stonecrest 
Zoning Ordinance.  
 

R. Whether the proposed use will create a negative shadow impact on any adjoining lot or building as a result 
of the proposed building height. 
 
Adjacent and surrounding residential properties are one-story frame structures which are the same as the existing 
residence on the site. There will be no negative show impact on any adjoining lot. 
 

S. Whether the proposed use would result in a disproportionate proliferation of that or similar uses in the 
subject character area. 
 
The proposed use would not result in an excessive proliferation of similar use in the subject character area as there 
are no other personal care homes already established in the Hillvale Cove subdivision. 
 

T. Whether the proposed use would be consistent with the needs of the neighborhood or the community as a 
whole, be compatible with the neighborhood, and would not be in conflict with the overall objective of the 
comprehensive plan. 
 
The proposed use would be consistent with the needs of the community as a whole, as it appears there are no 
immediate personal care homes within the immediate area. 
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RECOMMENDATION 

Base on the findings and conclusions, it appears the applicant does meet all the criteria for approval. Therefore, staff 
recommends APPROVAL of SLUP-20-005 with the following conditions; 

1. Limit the use of personal care home only to three (3) persons.  
2. Access shall be limited to the existing curb cut off Hillvale Cove Drive. 
3. All refuse containers shall be screened from public view except during pick up. 
4. No identification sign for personal care home shall be posted on the property.  
5. Owner/Operator must live on the property according to the supplemental regulations cited in the Stonecrest 

Zoning Ordinance Sec. 4.2.31 and 4.2.41. 
6. The applicants shall secure the necessary certification by the State of Georgia and the necessary business license, 

building permits and certification of occupancy for three people from the city of Stonecrest.  
7. The Special Land Use Permit shall be issued to Tomika Turner (operator) for the operation of a personal care 

home and shall not be transferable.  

 

 

PLANNING COMMISSION 

On Tuesday October 6, 2020 the Planning Commission recommends APPROVAL of SLUP-20-005 with the following 
conditions; 

1. Limit the use of personal care home only to three (3) persons.  
2. Access shall be limited to the existing curb cut off Hillvale Cove Drive. 
3. All refuse containers shall be screened from public view except during pick up. 
4. No identification sign for personal care home shall be posted on the property.  
5. Owner/Operator must live on the property according to the supplemental regulations cited in the Stonecrest 

Zoning Ordinance Sec. 4.2.31 and 4.2.41. 
6. The applicants shall secure the necessary certification by the State of Georgia and the necessary business license, 

building permits and certification of occupancy for three people from the city of Stonecrest.  
7. The Special Land Use Permit shall be issued to Tomika Turner (operator) for the operation of a personal care 

home and shall not be transferable.  

 









Office Area

Storage















 

 

Letter of Intent 

2831 Hillvale Cove Drive, Lithonia GA 30058 

 

 

The intent use of property is to have community living arrangement office 
behind home to operate the day to day operations and business for Mofazzal 
Suraiya , LLC serving the Dekalb County area. 

The two rooms to the left will be for residents and the other room is for storage 
of PPE supplies.  Office will be in the back of home where all files will be stored. 
There will be no more than two rooms for residents in home. No contact of 
customers will be at this location there is a main corporate office at 3675 
Crestwood Parkway, Duluth, GA 30096. 

 

If you have any question, please feel free to contact at 678-682-1787. 

Thank you.  

 

Jamil Irman 

 

 

Tomika Turner 



 

LEGAL DESCRIPTION 
 
BEGINNING at a point located on the Southeasterly Right-of-Way of Hillvale Cove Drive 
(55 foot right-of-way), said point being located 504.71 feet as measured in a generally 
Southern direction along the Easterly 55 foot right-of-way of Hillvale Cove Drive from its 
intersection with the Southerly right-of-way of Hillvale Road (variable right-of-way, 30 feet 
from centerline at this point of intersection); thence leaving said 55 foot Easterly right-of-
way South 64 degrees 13 minutes 39 seconds East, a distance of 4.24 feet to a 
reinforcing bar found; thence South 1 degree 17 minutes 12 seconds West, a distance of 
159.63 feet to a point (said line having a reinforcing bar found located South 01 degrees 
17 minutes 12 seconds West, 111.35 feet and 0.21 feet West of said line as measured 
from the aforementioned reinforcing bar found); thence North 88 degrees 42 minutes 48 
seconds West, a distance of 109.82 feet to a point located on the Easterly right-of-way of 
Hillvale Cove Drive (said point also being located 260 feet North as measured along said 
Easterly right-of-way  from a reinforcing bar found located on said Easterly right-of-way); 
thence Northeasterly along a curve of said 55 foot Easterly right-of-way and following the 
curvature thereof for an arc distance of 108.05 feet to a point (said arc being subtended by 
a chord of North 29 degrees 39 minutes  00 seconds East, 104.58 feet with a radius to the 
Southeast of 122.51 feet) to a point; thence continuing along said Easterly 55 foot right-of-
way Northeasterly and following the curvature thereof for an arc distance of 90.29 feet 
(said arc being subtended by a chord of North 40 degrees 20 minutes 32 seconds East, 
89.32 feet with a radius to the Northwest of 177.50) to a point and the POINT OF 
BEGINNING. 
 
 
Said tract or parcel of land containing 0.242 acres or 10,520 square feet, more or less. 
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CITY COUNCIL AGENDA ITEM 
 

SUBJECT:  Special Land Use Petition SLUP-20-006 
                     (6763 Hill Creek Cove) 
  
(  )  ORDINANCE     (   )  POLICY            (   )  STATUS REPORT 
 
(  )  DISCUSSION ONLY    (   )   RESOLUTION    ( X )   OTHER 
 
Date Submitted: 10/21/20         Work Section:             Council Meeting: 10/26/20 
 

 
SUBMITTED BY:  Christopher Wheeler, Planning and Zoning Director.  
 
PURPOSE: Special Land Use Petition SLUP-20-005  
                     (6763 Hill Creek Cove) 

 
HISTORY:  The subject property sits in an existing single-family residence, with a 
zoning of RSM (Small lot residential Mix) and located in the Hill Creek Subdivision. 
 
FACTS AND ISSUES: This item was heard at the October 6th, 2020, Planning 
Commission Meeting. The applicant requested a Special Land Use Permit to operate a 
personal care home for three or six individuals. The Planning Commission recommended 
approval of the application with conditions. 
 
OPTIONS:  Approve; Deny; or make Alterative conditions  
 
RECOMMENDED ACTION:  
Planning Commission unanimously recommended Approval of SLUP-20-006 at the 
October 6th meeting. 
 
ATTACHMENTS: 
# 1 10/21/20 Staff Report  
# 2 10/21/20 Rezoning Application  
# 3 10/21/20 Power Point Presentation  



 



RZ-20-004
2654 DeKalb Medical Parkway, 

Stonecrest GA 30058

1



Petition Information

• APPLICANT:  Prestwick Companies c/o Edrick Harris    

• LOCATION:     2654 Dekalb Medical Parkway

• ACREAGE:       6.83 acres 

• REQUEST:  The applicant is requesting to rezone the subject 
properties from M to HR-1 and Future Land Use Character to 
Neighborhood Center for existing Senior Housing 
Development. 

2



General Information
• Current zoning:  M(Light Industiral) District  

• Future Land Use Character Area: Office Professional 

• Policies / Intent for this area emphasize:
– Focus high density redevelopment along major transportation 

corridors and in areas with alternate transit options. 
– Create compact mixed-used developments and reduce auto 

mobile dependency and travel to obtain basic services. 

• Surrounding uses: Residential / Institutional 

• Surrounding zoning: MR-1 (Medium Density Residential) District 
and M (Light Industrial) District 
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Background Information 
Currently, the property has kept its 
original zoning classification of M 
under Stonecrest Zoning Ordinance 
per Dekalb County Zoning case Z-
75036. The property was under the 
Stonecrest Overlay District Tier 2, 
however the property was removed 
from the district when overlay was 
updated.. 
The property currently is being used 
for Senior Housing Complex which 
was developed and approved in 
2017. 

The topography of the property is 
characterized as being slightly 
elevated toward Dekalb Medical 
Parkway and then being even 
throughout the property. 

4
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Zoning Map
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FLU Map
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Conceptual Site Plan 
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Proposed Elevations  
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STANDARDS OF REVIEW (Land Use)

9

• Whether the proposed land use change will permit uses that are suitable in consideration of the 
use and development of adjacent and nearby property or properties.

• Whether the proposed land use change will adversely affect the existing use or usability of 
adjacent or nearby property or properties.

• Whether the proposed land use change will result in uses which will or could cause excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools.

• Whether the amendment is consistent with the written policies in the comprehensive plan text 
and any applicable small areas studies.

• Whether there are potential impacts on property or properties in an adjoining governmental 
jurisdiction, in cases of proposed changes near county or municipal boundary lines.

• Whether there are other existing or changing conditions affecting the use and development of the 
affected land areas which support either approval or denial of the proposed land use change.

• Whether there will be an impact on historic buildings, sites, districts or archaeological resources 
resulting from the proposed change.



STANDARDS OF REVIEW (Zoning)

10

• Whether the zoning proposal will permit a use that is suitable in view of the use and development of 
adjacent and nearby property or properties.

• Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan. 

• Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned.

• Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property or properties. 

• Whether there are other existing or changing conditions affecting the use and development of the 
property which gives supporting grounds for either approval or disapproval of the zoning proposal. 

• Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources. 

• Whether the zoning proposal will result in a use which will or could cause excessive or burdensome use 
of existing streets, transportation facilities, utilities, or schools. 

• Whether the zoning proposal adversely impacts the environment or surrounding natural resources.



Zoning Review-Permit a use that is suitable in view of the use 
and development 
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Zoning Review- Conformity with Policy and 
Intent of Comp Plan 

• The subject property is located 
within the Neighborhood 
Center character area of the 
Stonecrest Comprehensive 
Plan. The character area 
intends to limit small scale 
goods and Townhomes; Multi-
family developments.  

• The proposed zoning change 
and development of residential 
development would be in 
keeping with the policy and 
intent of the comp plan. 
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Zoning Review 

Reasonable Economic Use
• The property is currently zoned M, 

which permits the development of an 
light industrial use such as 
warehousing. The property is also 
located in residential/institutional area 
where industrial uses would not be a 
good fit. The property does not have 
reasonable economic use as currently 
zoned.

Adversely affect environmental and 
historic sites
• There are currently no historic building, sites, 

districts or archaeological resources on the 
subject property.

• The zoning proposal will not adversely 
impact the environment or surrounding 
natural resources. The applicant will have to 
provide for the management of stormwater 
according to the City’s regulations and state 
regulations.
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Zoning Review 

Conditions giving either approval 
or disapproval
• There are existing conditions 

affecting the use and development 
of the property, which give 
supporting grounds for either 
approval or disapproval of the 
zoning proposal. The current 
zoning is the same proposed 
zoning classification. The 
applicant is asking for increase in 
density which would still be 
consistent with the area

• Affect existing use or usability 
of nearby properties

• The proposed zoning proposal is 
not anticipated to have a negative 
impact on the existing use or 
usability of adjacent or nearby 
properties. Staff believes the 
suggested zoning for the 
residential development would 
not adversely affect the existing 
use of the property as the 
applicant is essentially asking for 
the same zoning classification
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Zoning Review- Excessive use of streets, 
transportation, utilities and schools. 
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Staff Analysis
Therefore Staff recommends APPROVAL of RZ-20-004.
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Planning Commission 
August 6th2019

Public Hearing
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Nannie’s Personal Care Home 
6763 Hill Creek Cove 
Lithonia, GA 30058 
 
 
 
 
Greeting Neighbor, 
 
My name is Judith Goulbourne, my husband, Tyrell Carty and I are interested in opening and 
operating a Personal Care Home in our home. We will be hosting a meeting to discuss our plans 
with all of you. Due to the current state of COVID-19 our meeting date will be determined at a 
later date, please be on the lookout for another notice from us as we’d love to answer any 
questions you may have and address any concerns. 
 
Thank you so much in advance. 
 
Judith Goulbourne and Tyrell Carty 
  



Sign-In Sheet 
Date: TBD 

 
1.   

 
2.   

 
3.   

 
4.   

 
5.   

 
6.   

 
7.   

 
8.   

 
9.   

 
10.   

 



a) Adequacy of the size of the site for the use contemplated and whether or not adequate land area is 
available for the proposed use including provision of all required yards, open space, off-street parking, 
and all other applicable requirements of the zoning district in which the use is proposed to be located; 
The proposed personal care home is 2,362 Sq. Ft., is on 0.3 acres and has suitable off-street parking. The 
site is adequate for all requirements. 
 

b) Compatibility of the proposed use with adjacent properties and land uses and with other properties and 
land uses in the district;  
The proposed personal care home is compatible with the adjacent properties and land uses in the 
district. 
 

c) Adequacy of public services, public facilities, and utilities to serve the use contemplated; 
The proposed personal care home is located within the residential neighborhood of Rogers Crossing; 
there is adequate access to public services, public facilities and all utilities. 
 

d) Adequacy of the public street on which the use is proposed to be located and whether or not there is 
sufficient traffic-carrying capacity for the use proposed so as not to unduly increase traffic and create 
congestion in the area; 
The proposed personal care home is located on Hill Creek Cove; Hill Creek Cove is local street and there 
should be no impact on the traffic patterns. 
 

e) Whether or not existing land uses located along access routes to the site will be adversely affected by 
the character of the vehicles or the volume of traffic generated by the proposed use; 
The proposed will not affect any preexisting sites or land uses along the route to the site. 
 

f) Ingress and egress to the subject property and to all proposed buildings, structures, and uses thereon, 
with particular reference to pedestrian and automotive safety and convenience, traffic flow and control, 
and access in the event of fire or other emergency; 
The proposed is safely accessed by automotive vehicles, access is convenient as there is no problem with 
traffic flow and control; access during any emergency event such as fire is open. 
 

g) Whether or not the proposed use will create adverse impacts upon any adjoining land use by reason of 
noise, smoke, odor, dust, or vibration generated by the proposed use; 
The proposed personal care home will not create any adverse impacts on any adjoining land by noise, 
smoke, odor, dust, or vibration generated by the use of the proposed. 
 

h) Whether or not the proposed use will create adverse impacts upon any adjoining land use by reason of 
the hours of operation of the proposed use; 
Although the proposed personal care home will be operated continuously to provide 24-hour care it will 
not create adverse impacts on any adjoining land because all care will be conducted inside the home. 
 

i) Whether or not the proposed use will create adverse impacts upon any adjoining land use by reason of 
the manner of operation of the proposed use; 
The proposed personal care home will no create any adverse impacts on any adjoining land use due to 
the manner of operation. 
  



j) Whether or not the proposed plan is otherwise consistent with the requirements of the zoning district 
classification in which the use is proposed to be located; 
The proposed personal care home is zone in a RCD - RES COMM DEV DIST. This district allows a personal 
care home at this site for up to 6 residents with a Special Land Use Permit. 
 

k) Whether or not the proposed use is consistent with the policies of the comprehensive plan; 
The proposed personal care home will be consistent with policies of the ‘Stonecrest Comprehensive Plan 
2038’; the comprehensive plan states GOAL H-4, “Support housing options for special needs 
populations”, in which the corresponding policy (H-17) states, “Work with agencies, private developers 
and non- profit organizations to locate housing to serve Stone- crest's special needs populations, 
particularly those with challenges related to age, health or disability”. The proposed personal care home 
will provide housing and care to residents who need assistant due to their age, health and/or disability.  
 

l) Whether or not the proposed plan provides for all required buffer zones and transitional buffer zones 
where required by the regulations of the district in which the use is proposed to be located; 
Buffer zones and transitional buffer zones are not required for the location of the proposed personal 
care home due to the proposed being located in a residential district. 
 

m) Whether or not there is adequate provision of refuse and service areas; 
Adequate provision of refuse and service areas will be provided to the proposed personal care home. 
 

n) Whether the length of time for which the special land use permit is granted should be limited in 
duration; 
The length of time in which the Special Land Use Permit is granted should not be limited in duration.  
 

o) Whether or not the size, scale and massing of proposed buildings are appropriate in relation to the size 
of the subject property and in relation to the size, scale and massing of adjacent and nearby lots and 
buildings; 
The proposed personal care home is an existing building therefore it is of an appropriate size, scale and 
massing with all adjacent buildings and lots.  
 

p) Whether the proposed plan will adversely affect historic buildings, sites, districts, or archaeological 
resources; 
The proposed plan will not adversely affect any historic buildings, sites, districts, or archaeological 
resources. 
 

q) Whether the proposed use satisfies the requirements contained within the supplemental regulations for 
such special land use permit;  
The proposed building satisfies the requirements due to it being a residential building that will be 
converted into a personal care home. 
 

r) Whether or not the proposed building as a result of its proposed height will create a negative shadow 
impact on any adjoining lot or building; 
The proposed building is a one-story building and does not create a negative shadow impact on any 
adjoining lot or building. 
  



s) Whether the proposed use would result in a disproportionate proliferation of that or similar uses in the 
subject character area; and 
The proposed should not result in a disproportionate proliferation of this similar service.  
 

t) Whether the proposed use would be consistent with the needs of the neighborhood or to the 
community as a whole, be compatible with the neighborhood; 
The proposed personal care home would be consistent with the needs of the neighborhood and 
community as a whole, the personal care home would provide a needed service to residents who need 
assistance with their daily activities.  



      EXHIBIT “A” 
 
ALL THAT TRACT OR PARCEL OF LAND lying and being in Land Lot 131 of the 16th District; of   
Dekalb County, Georgia, City of Stonecrest, and being more particularly described as follow: 
  
 
BEGINNING at a point on the West side of Hill Creek Cove, 580 feet Northeasterly from the 
Southeasterly corner of Hill Creek Cove and Dalehollow Drive, thence the following bearings and 
distances to describe the parcel. 
 
N  90°00’00” W for a distance of 150.00 feet to a point, thence 
N 00°00’00” E for a distance of 100.00 feet to a point, thence 
N 90°00’00” E for a distance of 150.00 feet to a point, thence 
S 00°00’00” E for a distance of 100.00 feet to a point and THE POINT OF BEGINNING.  
 
 
This parcel containing 15,000 sq.ft. known as 6763 Hill Creek Cove, Lithonia, Ga.  according to the 
house numbering system of City of Stonecrest Ga., and being more particularly shown on a Special Use 
Permit Site Plan for Jodi-Ann Goulbourne by George E. Vedder, Ga. R.L.S. #2562, dated 3-15-2020 
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                             MEETING DATE: October 6th, 2020 / October 26th, 2020 

GENERAL INFORMATION 

Petition Number:   SLUP 20-006 

Applicant:    Judith Goulbourne 

Owner:    Judith Goulbourne 

Project Location:   6763 Hill Creek Cove Stonecrest Ga 30038 

District:    District 1 

Acreage:    0.3 Acres 

Existing Zoning:   Residential Med Lot (R-100) 

Proposed Zoning:   Residential Med Lot (R-100)  

Proposed Development/Request: The applicant is requesting a Special Land Use Permit (SLUP) to operate 
a Personal Care Home up to six (6) residents within in an R-100 
(Medium Lot Residential) District, in accordance with Chapter 27-
Article 4.1 Use Table and Sections 4.2.41. B of Stonecrest Zoning Code. 

Staff Recommendations:  Approval with Conditions  

Planning Commision:   Approval with Conditions 
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Zoning Map 

 

 

 

Subject Site  
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Aerial Map 

 

 

Subject Site  
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PROJECT OVERVIEW 

 

 

 

 

 

 

Location              

The subject property, 6763 Hill Creek Cove, is in the 
Rogers Crossing Subdivision. The subject site sits 
existing single-family residence. The subject property is 
approximately 0.7 mile south of Rogers Lake and S. 
Deshon intersection. Access is available via the existing 
driveway on Hill Creek Cove Road. The subject 
property is surround by single-family homes.  

 

 

 

 

Background               

Currently, the property maintains its original zoning R-
100 (Med Lot) classification and the property has 2,831 
square foot single story frame house. The property and 
the surrounding area were developed in 2009 as part of a 
planned community. The property can be characterized 
as even across the property.                  
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Existing Elevations 

 

 

Special Land Use Permit Request 

The applicant is requesting a Special Land Use Permit to a personal care home. The subject location will house three 
individuals with an applicant living in the home. The applicant will provide active daily living and recreational activities 
for the residents. 
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Neighborhood Meeting 

Property owners within 500 feet of the subject property were mailed notices of the propose special land use permit 
application. The community meeting was held July 1ST at 6:30 pm at the subject property. The main concerns of the 
residents were the amount of traffic the use will generate and what type of residents would live at the property.  

 

 

STANDARDS OF REVIEW 

A. Adequacy of the size of the site for the use contemplated and whether or not the adequate land area is 
available for the proposed use including the provision of all required yards, open space, off-street parking, 
and all other applicable requirements of the zoning district in which the use is proposed to be located. 
 
The approximately 2,831 square foot residence on 0.5 acres is adequate for the operation of the personal care 
home. 
 

B. Compatibility of the proposed use with adjacent properties and land uses and with other properties and 
land uses in the district. 
 
The proposed personal care home for three (4) person is compatible with another single-family residence Panola 
Road. There will be no outside physical changes to the existing single-family structure or signage indicating the 
use is personal care home. 
 

C. Adequacy of public services, public facilities, and utilities to serve the proposed use. 
 
The subject property is located in an established single-family residential neighborhood, it appears that there are 
adequate public services, public facilities, and utilities to serve the proposed personal care home. 
 

D. Adequacy of the public street on which the use is proposed to be located and whether or not there is 
sufficient traffic-carrying capacity for the use proposed so as not to unduly increase traffic and create 
congestion in the area. 
 
Hill Creek Cove is a local road, the Planning Staff believes little or no impact on the public streets or traffic in the 
area. 
 

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

You   
You   



 
PLANNING COMMISSION AND CITY COUNCIL STAFF REPORT 

 

    
  SLUP-20-006  

F. Adequacy of ingress and egress to the subject property and to all proposed buildings, structures, and uses 
thereon, with particular reference to pedestrian and automotive safety and convenience, traffic flow and 
control, and access in the event of a fire or another emergency. 
 
The existing residential structure on the site is accessed by vehicles via existing curb cut with a driveway on Hill 
Creek Cove Road. Emergency vehicles can access the site from the existing driveway. 
 

G. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of noise, 
smoke, odor, dust, or vibration generated by the proposed use. 
 
The proposed use may not create an adverse impact upon any adjoining single-family land uses by reason of 
noise, smoke, odor, dust or vibration, 
 

H. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the hours 
of operation of the proposed use. 
 
Per the information submitted with the application, the applicant intends to run an adult care facility with three 
residents.  
 

I. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the 
manner of operation of the proposed use. 
 
The operation of the personal care home of three (4) residents will not affect the adjoining single-family residence 
on Hill Creek Cove Road. The site will operate basically as a single-family residence with the owner/operator is 
required to reside at the property.  
 

J. Whether the proposed use is otherwise consistent with the requirements of the zoning district classification 
in which the use is proposed to be located. 
 
The proposed use is otherwise consistent with the requirement of the zoning district classification in which the use 
is proposed to be located. 
 

K. Whether the proposed use is consistent with the policies of the comprehensive plan. 
 
The subject property is in the Suburban Neighborhood Character area designated by the 2035 Comprehensive 
Land Use Plan. The proposed use is listed as primary land use and is consistent with the policies of the character 
area specifically policy H-20. 
 

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

M. Whether there is adequate provision of refuse and service areas. 
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An adequate refuse area will be provided. 
 

N. Whether the length of time for which the special land use permit is granted should be limited in duration. 
 
Staff believes there isn’t a compelling reason to limit the special land use duration as the applicant appears to be 
the only personal care home within the vicinity,  
 

O. Whether the size, scale, and massing of proposed buildings are appropriate in relation to the size of the 
subject property and in relation to the size, scale, and massing of adjacent and nearby lots and buildings. 
 
The personal care home would be in an existing residential structure which is consistent in size, scale and massing 
with adjacent surrounding single-family residence in the area. 
 

P. Whether the proposed use will adversely affect historic buildings, sites, districts, or archaeological 
resources. 
 
This use will not adversely affect any historic buildings, sites, districts, or archaeological resources. 
 

Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for 
such special land use permit. 
 
The proposed use satisfies the requirement contatined in Sec.4.2.31 and Sec 4.2.41 (A) and (B) of the Stonecrest 
Zoning Ordinance.  
 

R. Whether the proposed use will create a negative shadow impact on any adjoining lot or building as a result 
of the proposed building height. 
 
Adjacent and surrounding residential properties are one-story frame structures which are the same as the existing 
residence on the site. There will be no negative show impact on any adjoining lot. 
 

S. Whether the proposed use would result in a disproportionate proliferation of that or similar uses in the 
subject character area. 
 
The proposed use would not result in an excessive proliferation of similar use in the subject character area as there 
are no other personal care homes already established in the Hill Creek  subdivision. 
 

T. Whether the proposed use would be consistent with the needs of the neighborhood or the community as a 
whole, be compatible with the neighborhood, and would not be in conflict with the overall objective of the 
comprehensive plan. 
 
The proposed use would be consistent with the needs of the community as a whole, as it appears there are no 
immediate personal care homes within the immediate area. 
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RECOMMENDATION 

Base on the findings and conclusions, it appears the applicant does meet all the criteria for approval. Therefore, staff 
recommends APPROVAL of SLUP-20-06 with the following conditions; 

1. Limit the use of personal care home only to three (3) persons.  
2. Access shall be limited to the existing curb cut off Hill Creek Cove Drive. 
3. All refuse containers shall be screened from public view except during pick up. 
4. No identification sign for personal care home shall be posted on the property.  
5. Owner/Operator must live on the property according to the supplemental regulations cited in the Stonecrest 

Zoning Ordinance Sec. 4.2.31 and 4.2.41. 
6. The applicants shall secure the necessary certification by the State of Georgia and the necessary business license, 

building permits and certification of occupancy for three people from the city of Stonecrest.  
7. The Special Land Use Permit shall be issued to Judith Goulbourne (operator) for the operation of a personal care 

home and shall not be transferable.  

 

PLANNING COMMISSION 

On Tuesday October 6, 2020 the Planning Commission recommends APPROVAL of SLUP-20-06 with the following 
conditions; 

1. Limit the use of personal care home only to three (3) persons.  
2. Access shall be limited to the existing curb cut off Hill Creek Cove Drive. 
3. All refuse containers shall be screened from public view except during pick up. 
4. No identification sign for personal care home shall be posted on the property.  
5. Owner/Operator must live on the property according to the supplemental regulations cited in the Stonecrest 

Zoning Ordinance Sec. 4.2.31 and 4.2.41. 
6. The applicants shall secure the necessary certification by the State of Georgia and the necessary business license, 

building permits and certification of occupancy for three people from the city of Stonecrest. 
7. The Special Land Use Permit shall be issued to Judith Goulbourne (operator) for the operation of a personal care 

home and shall not be transferable 



 
 

CITY COUNCIL AGENDA ITEM 
 

SUBJECT:  Ordinance for Special Land Use Permit   
 SLUP-20-003 (7101 Covington Hwy) 

  
(X)  ORDINANCE     (   )  POLICY            (   )  STATUS REPORT 
 
(   )  DISCUSSION ONLY    (   )   RESOLUTION    (   )   OTHER  
 
Date Submitted: 9/22/20         Work Section:             Council Meeting: 9/28/20 
 

 
SUBMITTED BY:  Christopher Wheeler, Planning and Zoning Director   
 
PURPOSE:  Obtain Special Land Use Permits for construction of 6,000 square foot 
convenience store with accessory fuel pumps and drive thru per Sec. 4.2.23 and 4.2.28 
 
HISTORY:  The subject property sits along Covington Hwy and has been partially been 
developed. 
 
FACTS AND ISSUES:  This application was heard at the September 16th, 2020 Planning 
Commission Meeting. The applicant requested to a special land use permits to construct a 
6,000 square foot convenience store with the accessory fuel pump and drive thru.  
Planning Commission recommend approval of the application, with conditions. 
 
OPTIONS:  Approve; Deny; or make Alternative conditions 
 
RECOMMENDED ACTION:  
Planning Commission recommended approval of petition SLUP-20-003 at the September 
16th, 2020 meeting with conditions.  
 
ATTACHMENTS: 
# 1 9/22/20 Staff Report   
# 2  9/22/20 Power Point Presentation 



# 3     9/22/20 Supplemental Information  



Planning Commission 
September 16th, 2020

Public Hearing
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SLUP-20-002
6623 Housworth Lane, Stonecrest, 

GA 30038
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Petition Information

• APPLICANT: Angaleque Crawford-Fowler

• LOCATION:   6623 Hosuworth Lane

• ACREAGE:   0.3 Acres 

• REQUEST:  The applicant is requesting a Special Land Use 
Permit (SLUP) for the operation of childcare home up to six 
(6) children.   
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General Information
• Current zoning: (R-85) Residential Medium Lot District 

• Future Land Use Character Area: Suburban Residential 

• Policies for this area emphasize:
– Protect stable neighborhoods from incompatible development that 

could alter established single-family residential development pattern 
and density.

– Encourage residential development to conform with traditional 
neighborhood development principles including improved pedestrian 
vehicular activity. . 

• Surrounding uses: Residential.

• Surrounding zoning: R-85 (Residential Med Lot) District  
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Aerial Map 
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Zoning Map 

6



Survey of Proposed Child Care 
Home 
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Elevation of subject property 
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STANDARDS OF REVIEW
A. Adequacy of the size of the site for the use contemplated and whether or not the adequate land area is available for 

the proposed use including the 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

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

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

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

E. Whether existing land uses located along access routes to the site will be adversely affected by the character of the 
vehicles or the volume of traffic generated by the proposed use.

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

G. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of noise, smoke, odor, 
dust, or vibration generated by the proposed use.

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

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

J. Whether the proposed use is otherwise consistent with the requirements of the zoning district classification in which 
the use is proposed to be located.

9



STANDARDS OF REVIEW
K. Whether the proposed use is consistent with the policies of the comprehensive plan.

L. Whether the proposed use provides for all required buffer zones and transitional buffer zones where required by the 
regulations of the zoning district in which the use is proposed to be located.

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

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

O. Whether the size, scale, and massing of proposed buildings are appropriate in relation to the size of the subject property 
and in relation to the size, scale, and massing of adjacent and nearby lots and buildings.

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

Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for such special land 
use permits.

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

S. Whether the proposed use would result in a disproportionate proliferation of that or similar uses in the subject character 
area.

T. Whether the proposed use would be consistent with the needs of the neighborhood or the community as a whole, be 
compatible with the neighborhood, and would not be in conflict with the overall objective of the comprehensive plan.
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Staff Analysis
Base on the findings and conclusions, it appears the applicant meets all the criteria for 
approval. Therefore, staff recommends APPROVAL of SLUP-20-002 the following 
conditions;

1. Limit the use of childcare homes only to five (5) persons. 
2. Access shall be limited to the existing curb cut off Housworth Lane.
3. All refuse containers shall be screened from public view except during pick up.
4. No identification sign for childcare home shall be posted on the property. 
5. Owner/Operator must live on the property according to the supplemental 

regulations cited in the Stonecrest Zoning Ordinance Sec. 4.2.31 and 4.2.41.
6. The applicants shall secure the necessary certification by the State of Georgia, and 

the license of business required building permits and certificates of occupancy from 
the city of Stonecrest. 

7. The Special Land Use Permit shall be issued to Angaleque Fowler (operator) to 
operate a childcare home and shall not be transferable. 
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SLUP-20-003
7101 Covington Hwy, Stonecrest, 

GA 30038
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Petition Information

• APPLICANT: RS Covington Development c/o Julie Sellers

• LOCATION:   7101 Covington Hwy

• ACREAGE:   1.6 Acres 

• REQUEST: The applicant is requesting a special land use permits 
to construct a 6,000 square foot convenience store with the 
accessory fuel pump and drive thru per Sec 4.2.23 and Sec.4.2.28
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General Information
• Current zoning: (C-1) Local Commercial District 

• Future Land Use Character Area: Urban Neighborhood 

• Policies for this area emphasize:
– Protect stable neighborhoods from incompatible development 

that could alter established single-family residential development 
pattern and density.

– Promote street design that fosters traffic calming including 
narrower residential streets, on-street parking and the additional 
of bicycle and pedestrian facilities.

• Surrounding uses: Commercial and Industrial.

• Surrounding zoning: C-1 and M (Light Industrial)  District  
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Aerial Map 
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Zoning Map 
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Site Plan for Proposed Development
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Elevation of Commercial 
Development 
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STANDARDS OF REVIEW
A. Adequacy of the size of the site for the use contemplated and whether or not the adequate land area is available for 

the proposed use including the 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

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

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

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

E. Whether existing land uses located along access routes to the site will be adversely affected by the character of the 
vehicles or the volume of traffic generated by the proposed use.

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

G. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of noise, smoke, odor, 
dust, or vibration generated by the proposed use.

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

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

J. Whether the proposed use is otherwise consistent with the requirements of the zoning district classification in which 
the use is proposed to be located.
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STANDARDS OF REVIEW
K. Whether the proposed use is consistent with the policies of the comprehensive plan.

L. Whether the proposed use provides for all required buffer zones and transitional buffer zones where required by the 
regulations of the zoning district in which the use is proposed to be located.

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

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

O. Whether the size, scale, and massing of proposed buildings are appropriate in relation to the size of the subject property 
and in relation to the size, scale, and massing of adjacent and nearby lots and buildings.

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

Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for such special land 
use permits.

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

S. Whether the proposed use would result in a disproportionate proliferation of that or similar uses in the subject character 
area.

T. Whether the proposed use would be consistent with the needs of the neighborhood or the community as a whole, be 
compatible with the neighborhood, and would not be in conflict with the overall objective of the comprehensive plan.
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Staff Analysis
Base on the findings and conclusions, it appears the applicant does not meet all the criteria for approval. 
However, since the applicant has the right to construct a convenience store with fuel pumps without the 
special land use permit by meeting three of four criteria in Sec 4.2.23 of the zoning ordinance. The Staff 
believes the convince store with fuel pumps and restaurant with a drive, though, would be a better fit for 
the city than the standalone convenience store. Therefore, Staff recommends, subject to the following 
conditions:
1. The use of the Subject Property for any of the following shall be strictly prohibited: 

a. A child's daycare center and/or kindergarten. 
b. Barbershop / Beauty Salon or similar establishments.
c. Gold-Buying establishment. . 
d. Nightclub. 
e. Skating rink; and 
f. indoor and/or outdoor recreation.

2. The site shall be developed in general conformance with the site plan received by the City on June 6, 
2020.

3. Exterior elevations shall be similar to the elevations received by the City on June6. Final elevations 
shall be subject to review and approval of the Planning and Zoning Director.

4. Owner/Developer shall install a five-foot (5’) wide sidewalk along the entire frontage of Covington 
Hwy. 

5. Owner/Developer shall obtain all permits required by the City of Stonecrest in accordance with the 
development of the subject property.
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Planning Commission Recommendation
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LETTER OF INTENT AND IMPACT ANALYSIS 
 

City of Stonecrest 
 

Special Land Use Permit Application 
For Fuel Pumps  

  
Applicant: 

RS Covington Developments, LLC 

 
 

Property: 
7101 Covington Highway 

 
 

Parcel ID No: 
16 104 04 002  

  
  

Submitted for Applicant by: 
 

Julie L. Sellers 
DILLARD SELLERS 

1776 Peachtree Street NW, Suite 390N 
Atlanta, Georgia, 30309 

(404) 665-1242 
jsellers@dillardsellers.com 

  
  



 
Introduction 
 

Applicant, RS Covington Developments, LLC, requests approval of a Special Land Use 
Permit for the property located at 7101 Covington Highway, Stonecrest, Georgia (tax parcel no. 
16 104 04 002) (the “Property”).  The Property is approximately +/- 1.56 acres of land located at 
the corner of Covington Highway and Lithonia West Drive. The Property is zoned C-2, General 
Commercial.  

The Applicant plans to develop a one-story building for use as a convenience store with 
fuel pumps and a restaurant with a drive-thru facility on the Property. The architecture of the 
building and development of this vacant parcel will positively contribute to this area once 
envisioned as the Lithonia West Industrial Park.  As shown on the attached site plans, the 
building will include both a convenience store and a restaurant use with a drive-thru.  There are 
two access points into the Property providing safe and convenient vehicular access.  This new 
development will also add landscaping and improved streetscaping.  The proposed development 
is consistent with the current C-2 zoning district.  

The City’s Zoning Code allows fuel pumps without the requirement of a Special Land 
Use Permit if certain criteria can be met as set forth in Section 4.2.28(D).  As such, the Applicant 
is entitled to use the Property for a convenience store and fuel pumps with a new building at least 
5,000 square feet.  Here, the convenience store portion of the building proposed is ~4,000 sq. ft. 
and the restaurant ~ 2,008 sq. ft.  Applicant is proposing a building that while exceeding the 
5,000 square foot minimum would include both the convenient store and a restaurant.  As such, 
this application requests approval of the fuel pumps as an accessory to the ~ 4,000 sq. ft. 
convenience store.  A separate application is being submitted for the drive-thru.  

The new development with accessory fuel pumps will operate in accordance with all 
provisions of the City’s Zoning Code Sec. 4.2.28. The proposed use is consistent with the City’s 
Future Land Use Map, which designates the Property as Urban Neighborhood. The surrounding 
area is characterized as a combination of commercial, residential and light industrial uses. 
Additionally, the proposed use is consisted with the adjacent general commercial properties and 
local commercial uses along Covington Highway.    

 
As set forth below, the Applicant satisfies the City’s requirements for a special land use 

permit for accessory fuel pumps. For these reasons, the Applicant respectfully requests its 
application be granted as submitted.  
  
Documented Impact Analysis 

 
The Applicant’s application satisfies the applicable criteria set forth in sections 7.4 and 4.2.28 
of the City of Stonecrest’s Zoning Code.   

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

adequate land area is available for the proposed use including provision of all 
required yards, open space, off-street parking, and all other applicable 
requirements of the zoning district in which the use is proposed to be located:  



 
The size of the site is adequate for the contemplated use. All required yards, open space, 
off-street parking, and all other applicable requirements required by the C-2 zoning 
district are satisfied. The proposed development is an approximate +/- 1.56 acre site with 
all requirements being met.  
 

B. Compatibility of the proposed use with adjacent properties and land uses and with 
other properties and land uses in the district: 
 
The accessory fuel pumps are compatible with the surrounding area and land use within 
the district.  

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

contemplated: 
 
Adequate public services, facilities, and utilities exist to serve the accessory fuel pumps.  

 
D. Adequacy of the public street on which the use is proposed to be located and 

whether or not there is sufficient traffic-carrying capacity for the use proposed so as 
not to unduly increase traffic and create congestion in the area: 
 
Covington Highway is a minor arterial road. There is sufficient capacity to support a 
convenience store with accessory fuel pumps, and there will be little impact on the public 
streets or traffic in the area.  

 
E. Whether or not existing land uses located along access routes to the site will be 

adversely affected by the character of the vehicles or the volume of traffic generated 
by the proposed use: 
 
No, traffic generated by the accessory fuel pumps will not adversely impact existing land 
uses along access routes to the site.  

 
F. Adequacy of Ingress and egress to the subject property and to all proposed 

buildings, structures, and uses thereon, with particular reference to pedestrian and 
automotive safety and convenience, traffic flow and control, and access in the event 
of fire or other emergency: 

 
There is adequate ingress and egress to the subject property. Fire and other emergency 
vehicles will be able to access the property if there is an emergency.  

 
G. Whether or not the proposed use will create adverse impacts upon any adjoining 

land use by reason of noise, smoke, odor, dust, or vibration generated by the 
proposed use:  
 
No, the accessory fuel pumps will not create adverse impacts upon any adjoining land use 
by reason of noise, smoke, odor, dust or vibration.  



 
H. Whether or not the proposed use will create adverse impacts upon any adjoining 

land use by reason of the hours of operation of the proposed use:  
 
No, the accessory fuel pumps will not create adverse impacts upon any adjoining land use 
by reason of hours of operation.  

 
I. Whether or not the proposed use will create adverse impacts upon any adjoining 

land use by reason of the manner of operation of the proposed use:  
 

No, the accessory fuel pumps will not create adverse impacts upon any adjoining land use 
by reason of the manner of operation.  

 
J. Whether or not the proposed plan is otherwise consistent with the requirements of 

the zoning district classification in which the use is proposed to be located: 
 

Yes, the accessory fuel pumps are consistent with the requirements of the C-2 Zoning 
Classification.  

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

plan; 
 
Yes, the accessory fuel pumps are consistent with the policies of the City’s 
comprehensive plan.  

 
L. Whether or not the proposed plan provides for all required buffer zones and 

transitional buffer zones where required by the regulations of the district in which 
the use is proposed to be located: 

 
Yes, the site plan includes all required buffer zones and transitional buffer zones.  

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

 
Yes, there will be adequate provision of refuse and service areas.  

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

be limited in duration: 
 
No, the length of time for the SLUP should not be limited in duration.  

 
O. Whether or not the size, scale and massing of proposed buildings are appropriate in 

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



The size, scale, and massing of the proposed convenience store and accessory fuel pumps 
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.  

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

archaeological resources: 
 
No, there are no known historic buildings, sites, districts, or archaeological resources at 
the Property. 
 

Q. Whether the proposed use satisfies the requirements contained within the 
supplemental regulations for such special land use permit:  
 
Yes, the accessory fuel pumps will satisfy the requirements of the supplemental 
regulations, specifically Zoning Code Sec. 4.2.28.  

 
R. Whether or not the proposed building as a result of its proposed height will create a 

negative shadow impact on any adjoining lot or building: 
 
No, the single-story building with accessory fuel pumps will not create a negative shadow 
impact on any adjoining lot or building.  

 
S. Whether the proposed use would result in a disproportionate proliferation of that or 

similar uses in the subject character area: 
 
No, the accessory fuel pumps will not result in a disproportionate proliferation of that or 
similar uses in the subject character area.  

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

or to the community as a whole, be compatible with the neighborhood: 
 

Yes, the accessory fuel pumps will provide a service for the neighborhood and to the 
community as a whole by a new, attractive and convenient location for fuel.   

  
CONCLUSION 

 
For the foregoing reasons, the Applicant respectfully requests that this application be 

granted as requested by the Applicant.  If there are any questions about this request, you may 
contact me at 404-665-1242 or jsellers@dillardsellers.com.  

  
  
  

  
  

 
 



Public Participation Plan 

 

In light of the COVID-19 physical distancing recommendations from local and state governmental 
agencies, the Applicant will conduct a community meeting via video conference.  We will post signs on 
the Property with the information.  In addition, the enclosed letter will also be sent to the owners within 
500 feet of the Property. 

 

The Applicant is working with the staff to obtain the addresses for the owners within 500 feet because 
as of now the GIS information available to the Applicant does not include the Property within the City 
and we have not been able to pull the addresses for submittal.  We contacted and have been working 
with the City’s Planning Director and anticipate sending the attached letter on June 9th to allow sufficient 
time for notice. 

 

In addition, the Applicant and representative will be available via phone, email or video conference to 
discuss the development plans, the specific SLUP applications, receive feedback and address any 
questions or concerns from the Community. 



  

 
June 9, 2020 

 
 

Dear Property Owner: 
 

Please take notice that a Special Land Use Permit Application has been submitted to the City 
of Stonecrest for development located within 500 feet of your property.  Please be advised of the 
following information pertaining to the Application and public hearings:   
 
 
APPLICANT NAME:   RS Covington Developments, LLC 
 
REQUEST:   Special Land Use Permit Application 
 
STREET LOCATION:   7101 Covington Highway  

(Parcel ID No. 16 104 04 002) 
 

PROPOSED DEVELOPMENT:  Development of a convenience store with fuel pumps and a 
restaurant drive-thru facilities 

 
COMMUNITY MEETING  

June 30, 2020 
6:30pm 

 
PLANNING COMMISSION HEARING  

August 4, 2020 
6:00pm 

 
CITY COUNCIL HEARING  

August 10, 2020 
7:00pm 

 
Due to the COVID-19 outbreak and in accordance with social distancing guidelines, please take 
notice that the Community Meeting will be held by videoconference through online access: 
 

GoTo Meeting 
https://global.gotomeeting.com/join/579870141  

 
 

 If you have questions about the applications, please contact Julie L. Sellers at (404) 665-
1242 or jsellers@dillardsellers.com. 
 
       

https://global.gotomeeting.com/join/579870141
mailto:jsellers@dillardsellers.com


ENVIRONMENTAL SITE ANALYSIS (ESA) FORM 

 
1. Conformance with the Comprehensive Plan 
 

The development of the Property as proposed is consistent with the Urban Neighborhood 
designation of the Future Land Use Map and Comprehensive Plan.   The adjacent properties 
are vacant and surrounding properties are industrial, commercial with some residential on 
the opposite side of Covington Highway.   
 
The Future Land Use Map: 
 

 
 

The proposed use is consistent with the Comprehensive Plan. 
 
  



2. Environmental Impacts of the Proposed Project 
 

a. Wetlands  
None 
 

b. Floodplain 
None 
 

c. Streams/stream buffers 
None. 
 

d. Slopes exceeding 25 percent over a 10-foot rise in elevation 
None. 
 

e. Vegetation 
None. 
 

f. Wildlife Species (including fish) 
None. 
 

g. Archeological/Historical Sites 
None. 

 

3. Project Implementation Measures 
 

a. Protection of environmentally sensitive areas, i.e., floodplain, slopes exceeding 25 
percent, river corridors. 
 
None on site. 
 

b. Protection of water quality. 
 
Measures will be taken to ensure water quality meets or exceeds the City’s requirements. 
 

c. Minimization of negative impacts on existing infrastructure 
 
No negative impact to existing infrastructure is anticipated.   
 

d. Minimization of archeological/historically significant areas 
 
None on site. 
 

e. Minimization of negative impacts on environmentally stressed communities where 
environmentally stressed communities are defined as communities exposed to a 
minimum of two environmentally adverse conditions resulting from public and 
private municipal (e.g., solid waste and wastewater treatment facilities, utilities, 



airports, and railroads) and industrial (e.g., landfills, quarries and manufacturing 
facilities) uses. 
 
Not applicable.  This area is not an environmentally stressed community, but rather the 
commercial corridor in the City. 
 

f. Creation and preservation of green space and open space 
 
Open space will meet the City’s requirements and the development will include 
landscaping not currently present on the vacant Property.   
 

g. Protection of citizens from the negative impacts of noise and lighting 
 
No negative impact from light or noise is anticipated. 
 

h. Protection of parks and recreational green space 
 
There are no parks or recreational green space adjacent to the Property. 

i. Minimization of impacts to wildlife habitats 
 
None on site. 
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All that tract or parcel of land lying and being in Land Lot 104, of the 16th District, of Dekalb 
County, Georgia, and being more particularly described as follows: 
 
Commencing at a scribed X found at the intersection of the Westerly right of way line of Lithonia West 
Drive (having a 60-foot publicly dedicated right-of-way) and the Southerly right of way line of Covington 
Highway (having a variable width publicly dedicated right of way), said X being the TRUE POINT OF 
BEGINNING. 
 
Thence leaving said Southerly right of way line of Covington Highway and following said Westerly right 
of way line of Lithonia West Drive the following courses and distances: South 15 degrees 57 minutes 07 
seconds West a distance of 90.73 feet to a 5/8-inch capped rebar set; along a curve to the left, said 
curve having a radius of 540.00 feet, with an arc distance of 116.55 feet, with a chord bearing of South 
09 degrees 45 minutes 55 seconds West and a chord length of 116.32 feet to a 5/8-inch capped rebar 
set; South 03 degrees 34 minutes 43 seconds West a distance of 84.13 feet to a 5/8-inch capped rebar 
set; Thence leaving said Westerly right of way line of Lithonia West Drive North 86 degrees 25 minutes 
17 seconds West a distance of 20.13 feet to a 5/8-inch capped rebar set; Thence along a curve to the 
right, said curve having a radius of 75.00 feet, with an arc distance of 70.08 feet, with a chord bearing of 
North 59 degrees 39 minutes 10 seconds West and a chord length of 67.56 feet to a 5/8-inch capped 
rebar set; Thence along a curve to the left, said curve having a radius of 75.00 feet, with an arc distance 
of 70.51 feet, with a chord bearing of North 59 degrees 49 minutes 02 seconds West and a chord length 
of 67.94 feet to a 5/8-inch capped rebar set; Thence North 86 degrees 45 minutes 00 seconds West a 
distance of 107.48 feet to a 5/8-inch capped rebar set; Thence North 03 degrees 15 minutes 00 seconds 
East a distance of 24.54 feet to a 5/8-inch capped rebar set; Thence North 03 degrees 15 minutes 00 
seconds East a distance of 215.64 feet to a to a 5/8-inch capped rebar set on the Southerly right of way 
line of Covington Highway; Thence following said Southerly right of way line of Covington Highway the 
following courses and distances: South 86 degrees 45 minutes 00 seconds East a distance of 44.87 feet 
to a 5/8-inch capped rebar set; North 43 degrees 30 minutes 09 seconds East a distance of 11.79 feet to 
a 5/8-inch capped rebar set; along a curve to the right, said curve having a radius of 1174.29 feet, with 
an arc distance of 230.95 feet, with a chord bearing of South 81 degrees 07 minutes 00 seconds East and 
a chord length of 230.58 feet to a scribed X found, said X being the TRUE POINT OF BEGINNING.  
 
Said tract of land contains 1.564 Acres (68,106 square feet). 
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Trip Generation Memo - June 2, 2020: 
To: RS Covington Developments, LLC 

1776 Peachtree Street 
Suite 390-N 
Atlanta, GA 30309 
 

Re: Gas Station + Restaurant, Covington Hwy – Stonecrest, GA 
 
 
A development consisting of a 4,000-SF gas station with convenience market with 10 fueling pumps and 
a 2,008-SF fast-food restaurant with a drive-through window is proposed at 7101 Covington Hwy in the 
City of Stonecrest in Dekalb County. The project trips for the proposed development were calculated using 
equations contained in the Institute of Transportation Engineers’ (ITE) latest Trip Generation Manual, 10th 
Ed, 2017. Table 1 summarizes the trip generation for the proposed development.  
 
Table 1: Trip Generation 

 
 
The proposed development is anticipated to generate 1,096 net new daily trips (548 inbound and 548 
outbound) with the PM peak being the highest with the 94 net new trips (48 inbound and 46 outbound).  
There are 76 net new trips anticipated in the PM peak (39 inbound and 37 outbound). 
 
Please contact me at 770-368-1399 if you have any questions or need additional information. Thank you 
for your time and consideration. 

 

Sincerely, 

FORESITE GROUP, LLC  

 

 

Stevie Berryman, PE 
Project Manager 

ITE
LUC Total In Out Total In Out Total In Out

Gasoline/Service Station with Convenience Market 10 Pumps  945 1,524 762 762 93 47 46 140 71 69
Fast-Food Restaurant with Drive-Through Window 2,008 S.F. 934 946 473 473 81 41 40 66 34 32

2,470 1,235 1,235 174 88 86 206 105 101
1,374 687 687 98 49 49 112 57 55
1,096 548 548 76 39 37 94 48 46

PM Peak Hour

Reductions for Pass-By Trips
Total Net New Project Trips

Total Trips

Project Land Use Density
Daily AM Peak Hour
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  SLUP-20-003  

         Planning Commission September 16th, 2020 / Mayor and City Council Meeting September 28th, 2020 

GENERAL INFORMATION 

Petition Number:   SLUP-20-003  

Applicant:    RS Covington Development c/o Julie Sellers  

Owner:    Lithonia Real Estate Development  

Project Location:   7101 Covington Hwy 

District:    District 2 

Acreage:    2.75 acres 

Existing Zoning:   C-1 (Local Commercial) District   

Proposed Zoning:   C-1 (Local Commercial) District    

Comprehensive Plan Community: Urban Neighborhood        
 Area Designation 

Proposed Development/Request: The applicant is requesting a special land use permits to construct a 
6,000 square foot convenience store with the accessory fuel pump and 
drive thru per Sec 4.2.23 and Sec.4.2.28 

Staff Recommendations:  Approval with Conditions  

  Planning Commission:  Approval with Conditions 
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Aerial Map 

  

 

 

Subject Property   
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Zoning Map  

 

Subject Property   
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PROJECT OVERVIEW 

 

 

 

 

 

 

 

Location              

The subject property is located at 7101 Covington Hwy. The 
property is approximately 1,650 feet west of Covington Hwy 
and Lithonia Industrial Blvd intersection.   

The property is bounded by Covington Hwy to the north, by 
an industrial zoned property to the south, an undeveloped 
parcel to the east and commercial zoned property to the west.  

 

 

Background               

Currently, the property has kept its original zoning 
classification of C-1 (Local Commercial) under Stonecrest 
Zoning Ordinance but original was in the Stonecrest Tier IV 
Overlay. The property was removed during the November 
25th City Council Meeting.  

The property has been partially been developed with paved 
road existing on the property and sewer pipes. The 
topography of the property is characterized as being even 
throughout.                   

 

SLUP-20-003 
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Rezoning Request  

The applicant is requesting special land use permits the subject property to construct a 6,000 commercial convenience 
store and drive through. It should be noted the applicant can build the convince store with accessory fuel pumps without a 
SLUP per Sec.4.2.28 Stonecrest Zoning Ordinance. The applicant indicated it would prefer to develop the property with 
the restaurant drive, though than just a standalone convenience store.   

The first (A) request for the convenience store with accessory fuel pumps will be a total of 4,000 square feet, and the 
second (B) request is for the restaurant with a drive-through that will be 2,000 square feet. The applicant has provided a 
conceptual site plan and proposed elevations for review; 

Conceptual Site Plan                            
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Proposed Elevations  

 

 

 

Public Participation                        
Property owners within 500 feet of subject property were mailed notices of the proposed rezoning in January. The 
community meeting was held on August 4, 2020, at 6:00 pm via the global meeting web application. Several residents  
attended the community meeting regarding special land use permit applications. There were several concerns from 
residents regarding traffic and type of business at the subject property.  
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CRITERIA OF REVIEW 

Section 7.4.6 of the Stonecrest Zoning Ordinance list nineteen factors to be considered in a technical review of a special 
land use permit completed by the Community Development Department and Planning Commission. Each criterion is 
listed with staff analysis. * 

A. Adequacy of the size of the site for the use contemplated and whether or not the adequate land area is 
available for the proposed use including the provision of all required yards, open space, off-street parking, 
and all other applicable requirements of the zoning district in which the use is proposed to be located. 
 
The approximately 4,000 square foot commercial space on 1.5 acres is adequate for the operation of a retail 
convenience store with accessory fuel pumps and 2,000 square feet for the restaurant drive through 
 

B. Compatibility of the proposed use with adjacent properties and land uses and with other properties and 
land uses in the district. 
 
Both the proposed convenience store with accessorily fuel pumps and restaurant drive through is compatible with 
the adjacent properties and land uses in the district Staff believes a convenience store with fuel pumps and 
restaurant with a drive through retail would be with the surrounding business in the immediate area.  
 

C. Adequacy of public services, public facilities, and utilities to serve the proposed use. 
 
There are adequate public services, public facilities, and utilities to sever the for both uses.  
 

D. Adequacy of the public street on which the use is proposed to be located and whether or not there is 
sufficient traffic-carrying capacity for the use proposed so as not to unduly increase traffic and create 
congestion in the area. 
 
Covington Hwy classified as minor arterial, and the Planning Staff believes little or no impact on the public 
streets or traffic in the area for both uses.  
 

E. Whether existing land uses located along access routes to the site will be adversely affected by the character 
of the vehicles or the volume of traffic generated by the proposed use. 
 
The existing land use located along the access routes to the site would not be adversely affected by the character 
of the vehicles of the volume traffic generated by the proposed uses. Covington Hwy is a minor arterial road that 
is designed to handle a commercial development.  
 

F. Adequacy of ingress and egress to the subject property and to all proposed buildings, structures, and uses 
thereon, with particular reference to pedestrian and automotive safety and convenience, traffic flow and 
control, and access in the event of a fire or another emergency. 
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The existing subject property can be accessed by vehicles via an existing curb cut with a driveway on Covington 
Hwy and secondary access via Lithonia West Drive. Emergency vehicles can access the site from the existing 
driveway. 
 

G. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of noise, 
smoke, odor, dust, or vibration generated by the proposed use. 
 
The proposed use will not create an adverse impact upon any adjoining land use by reason of noise, smoke, odor, 
dust, or vibration generated by the proposed use. The adjoining property is zoned commercial.   
 

H. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the hours 
of operation of the proposed use. 
 
The proposed uses will not create an adverse impact upon any adjoining land use by reason of the hours of 
operation of the proposed uses. The adjoining property is undeveloped.  
 

I. Whether the proposed use will create adverse impacts upon any adjoining land use by reason of the 
manner of operation of the proposed use. 
 
The proposed uses will not create an adverse impact upon any adjoining land use by reason of the manner of 
operation of the proposed uses. The adjoining property is undeveloped 
 

J. Whether the proposed use is otherwise consistent with the requirements of the zoning district classification 
in which the use is proposed to be located. 
 
The proposed use is otherwise consistent with the requirement of the zoning district classification in which the use 
is proposed to be located.  
 

K. Whether the proposed use is consistent with the policies of the comprehensive plan. 
 
The proposed use is consistent with the policies of the comprehensive plan. Staff believes the convenience store 
with accessory fuel pumps and restaurant with a drive-through is intended for small-scale convenience goods or 
services meant for the area. There are several similar business places along Covington Hwy. 
 

L. Whether the proposed use provides for all required buffer zones and transitional buffer zones where 
required by the regulations of the zoning district in which the use is proposed to be located. 
 
The proposed uses do not require buffer and transitional buffers required by the zoning district.  
 

M. Whether there is adequate provision of refuse and service areas. 
 
An adequate refuse and service area will be provided by the applicant.  
 

N. Whether the length of time for which the special land use permit is granted should be limited in duration. 
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Staff believes there is not a compelling reason to limit the special land use duration as the applicant. 
 

O. Whether the size, scale, and massing of proposed buildings are appropriate in relation to the size of the 
subject property and in relation to the size, scale, and massing of adjacent and nearby lots and buildings. 
 
The proposed convenience store with accessory fuel pumps and restaurant with drive through has the appropriate 
structure, which is consistent in size, scale, and massing with adjacent and surrounding buildings in the area. 
 

P. Whether the proposed use will adversely affect historic buildings, sites, districts, or archaeological 
resources. 
 
This use will not adversely affect any historic buildings, sites, districts, or archaeological resources. 
 

Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for 
such special land use permits. 
 
The proposed use submitted site plan submitted to Staff has met all the requirements within the supplemental 
regulation Sec 4.2.23 and Sec 4.2.28 set forth by the zoning ordinance.  
 

R. Whether the proposed use will create a negative shadow impact on any adjoining lot or building as a result 
of the proposed building height. 
 
The proposed uses will not exceed the height of nearby residential structures. The proposed building would be 
similar to the height of other commercial developments in the area. There will be no negative show impact on any 
adjoining lot. 
 

S. Whether the proposed use would result in a disproportionate proliferation of that or similar uses in the 
subject character area. 
 
The proposed use of a convenience store with fuel pumps would result in excessive proliferation of similar use in 
the subject character area as there are no other existing convenience stores. The proposed use of restaurant with a 
drive-through would not result in a disproportionate proliferation.  
 

T. Whether the proposed use would be consistent with the needs of the neighborhood or the community as a 
whole, be compatible with the neighborhood, and would not be in conflict with the overall objective of the 
comprehensive plan. 
 
The proposed convenience store with auxiliary fuel pumps would not be consistent with the needs of the 
neighborhood or the community as a whole, and the restaurant drive-through would be consistent with the needs 
of the neighborhood and compatible with the neighborhood and is not in conflict with the overall objective of the 
comprehensive plan.  
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STAFF RECOMMENDATION  

Base on the findings and conclusions, it appears the applicant does not meet all the criteria for approval. However, since 
the applicant has the right to construct a convenience store with fuel pumps without the special land use permit by 
meeting three of four criteria in Sec 4.2.23 of the zoning ordinance. The Staff believes the convince store with fuel pumps 
and restaurants with a drive, though, would be a better fit for the city than the standalone convenience store. Therefore, 
Staff recommends, subject to the following conditions: 

1. The use of the Subject Property for any of the following shall be strictly prohibited:  
a. A child's daycare center and/or kindergarten.  
b. Barbershop / Beauty Salon or similar establishments. 
c. Gold-Buying establishment. .  
d. Nightclub.  
e. Skating rink; and  
f. indoor and/or outdoor recreation. 

 
2. The site shall be developed in general conformance with the site plan received by the City on June 6, 2020. 

 
3. Exterior elevations shall be similar to the elevations received by the City on June6. Final elevations shall be 

subject to review and approval of the Planning and Zoning Director. 
 
 

4. Owner/Developer shall install a five-foot (5’) wide sidewalk along the entire frontage of Covington Hwy.  
 

5. Owner/Developer shall obtain all permits required by the City of Stonecrest in accordance with the development 
of the subject property. 

 

PLANNING COMMISSION RECOMMENDATION 

On Wednesday, September 16, the Planning Commission recommends Approval of SLUP-20-003 with the following 
conditions; 

1. The use of the Subject Property for any of the following shall be strictly prohibited:  
a. A child's daycare center and/or kindergarten.  
b. Barbershop / Beauty Salon or similar establishments. 
c. Gold-Buying establishment. .  
d. Nightclub.  
e. Skating rink; and  
f. indoor and/or outdoor recreation. 
 

2. The site shall be developed in general conformance with the site plan received by the City on June 6, 2020. 
 

3. Exterior elevations shall be similar to the elevations received by the City on June6. Final elevations shall be 
subject to review and approval of the Planning and Zoning Director. 
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4. Owner/Developer shall install a five-foot (5’) wide sidewalk along the entire frontage of Covington Hwy. 
 

5. Owner/Developer shall obtain all permits required by the City of Stonecrest in accordance with the development 
of the subject property 
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