
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2019-4075 9/24/2019
File Status: Preliminary Item

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

SUBJECT:
COMMISSION DISTRICT(S): 3 & 7

Application of Georgia General Snapfinger Dev c/o Battle Law to rezone property from R-100
(Residential Medium Lot-100) to MR-1 (Medium Density Residential-1) for a mixed residential
development, at Kelley Chapel Road and Snapfinger Road.
PETITION NO: N8. Z-19-1243385

PROPOSED USE: Single-Family Townhomes and Detached Homes

LOCATION: 2658 Kelley Chapel Road and 2317, 2349, & 2610 Snapfinger Road, Decatur.

PARCEL NOS.: 15-126-05-003, -015, -021, & -022

INFO.  CONTACT: Marian Eisenberg

PHONE NUMBER: 404-371-4922

PURPOSE:
Application of Georgia General Snapfinger Dev c/o Battle Law to rezone property from R-100
(Residential Medium Lot-100) to MR-1 (Medium Density Residential-1) for a mixed residential
development consisting of 132 single-family attached townhomes and 24 single-family detached homes at
a density of 9.05 units per acre. The property is located on the east side of Kelley Chapel Road and the west
side of Snapfinger Road, at 2658 Kelley Chapel Road and 2317, 2349, and 2610 Snapfinger Road, Decatur.
The property has approximately 1,067 feet of frontage along the east side of Kelley Chapel Road (including the
abandoned right-of-way) and 847 feet of frontage along the west side of Snapfinger Road and contains 17.24
acres.

RECOMMENDATIONS:
COMMUNITY COUNCIL: DENIAL.

PLANNING COMMISSION: FULL CYCLE DEFERRAL.

PLANNING STAFF: FULL CYCLE DEFERRAL.

STAFF ANALYSIS: The applicant has requested a full cycle deferral to allow time to work with Department
of Planning and Sustainability staff and community representatives on the proposal and the site plan. Staff
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of Planning and Sustainability staff and community representatives on the proposal and the site plan. Staff
concurs with this request and recommends “Full Cycle Deferral”.

PLANNING COMMISSION VOTE: Full Cycle Deferral, 8-0-1.  V. Moore moved and E. Patton seconded
for a full cycle deferral as per the staff recommendation.  A. Atkins abstained.

COMMUNITY COUNCIL VOTE/RECOMMENDATION: Denial 6-2-4. The Board thought that the
density of the proposed development is too high, that it would generate too much traffic, and that the units
would not be maintained in good condition.
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DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:  September 10, 2019, 6:30 P.M. 
Board of Commissioners Hearing Date:  September 24, 2019, 6:30 P.M. 

 

STAFF ANALYSIS  
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330 Ponce De Leon Avenue, Suite 500 
Decatur, GA  30030 

(404) 371-2155 / plandev@dekalbcountyga.gov 

 

 

 

  

Case No.:   Z-19-1243385 Agenda #:  N. 8 

Location/Address: 2658 Kelley Chapel Road, Decatur Commission District: 3   Super District:  7 

Parcel ID(s): 15-126-05-003, -015, -021, -022 

Request: Rezone property from R-100 (Residential Medium Lot-100) to MR-1(Medium Density 
Residential-1) for a mixed residential development consisting of 132 single-family 
attached townhomes and 24 single-family detached homes at a density of 9 units per 
acre. 

Property Owner(s): Georgia General Snapfinger Development, LLC 

Applicant/Agent: Georgia General Snapfinger Development, LLC c/o Battle Law, P.C. 

Acreage: 17.24 acres 

Existing Land Use: Two single-family homes 

Surrounding Properties: To the north: Interstate 20; to the northeast and east: the Wesley Club multifamily 
residential development (zoned HR-2); to the southeast: vacant, wooded land (zoned R-
100); to the south, southwest, west, and northwest: single-family detached homes 
(zoned R-100) 

Comprehensive Plan: SUB (Suburban)                    Consistent      Inconsistent   (See LP-19-1243384) 

  

      Proposed Density:  9.05 units/acre Existing Density:  .12 units/acre 

      Proposed Units:  156 Existing Units:  2 

      Proposed Open Space:  Information not provided Existing Open Space: (estimated)  98% 

 
Companion Application:  The applicant has filed a companion application (LP-19-1243384) to amend the 2035 Future 
Land Use Map from SUB (Suburban) to TC (Town Center). 

 
Zoning History:  In June, 2007, the Board of Commissioners denied an application to rezone the subject property from 
R-100 (Residential Medium Lot-100) to RM-75 (a pre-2015 multifamily residential zoning classification) for a mixed 
single-family and townhome development of 10.4 units per acre.   The Board of Commissioners also denied a 
companion application to amend the Future Land Use Map from LDR (Low Density Residential) to HDR (High Density 
Residential). 
 

 

 X 
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SITE AND PROJECT ANALYSIS 
 
The subject property is a 17.24-acre tract of land located approximately 1,000 feet southwest of the Interstate 20 - 
Wesley Chapel Road interchange.  Approximately 225 feet of the west side of the property fronts on a paved stub of 
Kelley Chapel Road that extends just beyond Kelley Chapel Road’s intersection with Shadowbrook Place, a local 
collector street that connects with neighborhoods to the west.  The remainder of the western frontage is on 
abandoned Kelley Chapel Road right-of-way, which forms a 34-foot wide boundary between the subject property 
and the rear yards of properties located in the Rainover Estates single-family residential subdivision to the west.  The 
east side of the property fronts on Snapfinger Road.  The Wesley Club Apartments, a multifamily development with 
a density of 19 units per acre, is located across Snapfinger Road from the subject property. 
 
The site is densely wooded.  Although the site plan indicates the footprints of homes on two of the four parcels that 
comprise the site, the County’s aerial photographs indicate that these homes have been demolished or partially 
destroyed. 
 
The I-20-Wesley-Chapel Road interchange is the focal point of a Town Center character area that includes several 
shopping centers and a range of service-oriented establishments and religious and educational institutions, as well 
as several gas stations, primarily on Wesley Chapel Road.  It is also one of the major interchanges in the I-20 Overlay 
District.  Snapfinger Road separates the subject property from the Town Center and I-20 Overlay District.   
 
The property is included in the study area of the Wesley Chapel Livable Centers Initiative (LCI) study, which proposes 
a four- to two-lane residential street through the subject property to connect the Town Center land uses north of I-
20 with the educational land uses approximately 1,600 feet south of the subject property (the Wesley Chapel 
Library, Rainbow Elementary School, and South DeKalb High School). The master plan of the study shows 
townhomes to the east of this street and single-family residential to the west.  Mixed use development would be 
located to the west of Wesley Chapel Road.  The study thus plans for a transition of densities and intensities of land 
uses from Wesley Chapel Road to the single-family residential neighborhoods to the west of the subject property. 
 
The proposal under consideration is for 132 single-family attached (townhome) units and 24 single-family detached 
homes with a density of 9.05 units per acre.  Vehicular access would be provided from the Kelley Chapel Road stub 
and at three points on Snapfinger Road.  The single-family lots would be located on the west side of the site, on the 
side of the site that is closest to the single-family residential lots of the Rainover Estates subdivision.  The 
townhomes are laid out in rows along 560- to 600- foot long blocks in buildings of six to ten units each.  Each 
townhome unit would have a front-entry, two-car garage.  Areas to be used for rear yards are delineated.  Strips of 
common area, approximately 12 feet wide, run between the rear yards.   
 
The site plan shows that the wooded area at the north end of the site, next to I-20, would remain undeveloped.    A 
“tot lot” playground which appears to be approximately 80 square feet, is shown near the Kelley Chapel Road 
entrance to the development.  A mail kiosk is also located near this entrance. 
 
Access and Transportation Considerations: 

 
Snapfinger Road and the Kelley Chapel Road dead-end are both two-way local streets that connect the property to 
Rainbow Drive, a two-way, east-west arterial.  The Kelley Chapel Road-Rainbow Drive intersection is improved with 
turn lanes, traffic signals, and pedestrian crossings.  Snapfinger Road intersects with Rainbow Drive approximately 
300 feet west of the Rainbow Drive-Wesley Chapel Road intersection, where Rainbow Drive has been widened to 
accommodate turning movements in and out of the commercial properties located on all four sides of the 
intersection.  Sidewalks are located on both sides of Rainbow Drive up to the intersection, allowing pedestrian 
access from the subject property to the commercial land uses at the intersection, which has signalized pedestrian 
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crosswalks.  However, dedicated turn lanes and numerous curb cuts on the commercial properties pose hazards for 
pedestrians. 

 
Compliance with District Standards:  
 

 

MR – 1 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE (BASE, 
W/BONUSES) 

Base:  8 d.u.s/acre            
W/Bonuses:  12 d.u.s/ac. 

9.05  

DENSITY BONUSES Public improvements, transit 
proximity, non-residential 
uses, amenity proximity 

Information not provided.  Information not 
provided. 

MIN. OPEN SPACE 
/ENHANCED OPEN SPACE 
(Applicable if project is > 5 
ac. or > 36 d.u.s)   

Open space:  min. 20% of total 
site acreage = 3.44 ac. 

Enhanced O.S.:  min. 10% of 
total site acreage = 15,019 s.f. 

Information not provided.  

 
“Tot lot” – approximately 
80 square feet 
 

Information not 
provided. 
 
Variance required for 
enhanced open space 

MIN. TRANSITIONAL BUFFER 30-foot buffer along north and 
south property lines 

30-foot buffer along north 
and south property lines 

Yes 

MIN. LOT AREA S-F detached:  5,000 s.f. 5,000 s.f. Yes 

MIN. LOT WIDTH S-F detached:  50 feet 50 feet Yes 

MIN LOT DEPTH- NEW 
CORNER LOT 

65 feet 90 – 124 ft. Yes 

MAX. LOT COVERAGE – S-F 
LOTS 

50% Information not provided Information not 
provided 

MAX. LOT COVERAGE –TOTAL 
ACREAGE OF TOWNHOME 
PORTION 

70% Information not provided Information not 
provided 

  FRONT (Town Center)   S-F detached:  determined by 
ROW and streetscape (min. 10 
ft.) 

S-F attached:  Not applicable 

 10 ft. Yes 

 INTERIOR SIDE  S-F detached:  3 ft. w/min. 10 
ft. separation between bldgs. 

S-F attached:  Not applicable 

 5 ft. for each lot (10 ft. 
separation) 

Yes 

 SIDE – CORNER LOT S-F detached:  10 ft. 

S-F attached:  Not applicable 

 10 ft.  Yes 

 REAR W/O ALLEY  S-F detached:  20 ft. 

S-F attached:  Not applicable 

15 ft. 

 

Setbacks must 
comply or variances 
must be approved. 

B
U

IL
D

IN
G

 S
ET

B
A

C
K

S 
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MINIMUM UNIT SIZE S-F detached:  1,200 s.f. 

S-F attached:  1,200 s.f. 

Information not provided.  Information not 
provided. 

MAX. BLDG. HEIGHT  S-F detached:  35 ft. 

S-F attached:  3 stories or 45 
ft. 

2 stories or 35 ft. 

2 stories or 35 ft. 

Yes 

Yes 

PARKING S-F detached:  Min. 2/unit; 
Max. 4/unit 

S-F attached:  min. 1.5/unit + 
.25 guest pkng.; max. 3/unit + 
.25 guest pkng.  

S-F detached:  2 garage, 2 
driveway 

S-F attached:  1 garage, 2 
driveway 

19 spaces at mail kiosk 

S-F detached:  Yes 

 
S-F attached:  
Variance required to 
reduce guest parking 

 

MIN. STREETSCAPE 
DIMENSIONS - PRIVATE 
DRIVES  

5-ft. landscape strip and 5-ft. 
sidewalk on each side; street 
trees every other unit, or 
separation of peds & autos 

6-ft. landscape strip and 5-
ft. sidewalk on each side; 
street trees every 50 ft. 

Variance required for 
street tree spacing 

 

QUALITY OF LIFE METRICS 

Open Space:  Information not provided. 

Linear Feet of New Sidewalk or Trails:  Information not provided. 
 
STAFF RECOMMENDATION:   
 
The applicant has requested a full cycle deferral to allow time to work with Department of Planning and 
Sustainability staff and community representatives on the proposal and the site plan.  Staff concurs with this request 
and recommends “Full Cycle Deferral”. 
 
 
Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments  
4. Application 
5. Site Plan 
6. Building Design Examples 
7. Zoning Map 
8. Land Use Map 
9. Aerial View 
10. Site Photos 
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NEXT STEPS 

 

 Following an approval of this zoning action, one or several of the following may be required:                    

 

 
• Land Disturbance Permit    (Required for of new building construction on non-residential properties, or land 

disturbance/improvement such as storm water detention, paving, digging, or landscaping.)   

 

 
• Building Permit   (New construction or renovation of a building (interior or exterior) may require full plan 

submittal or other documentation.  Zoning, site development, watershed and health department standards will 

be checked for compliance.)  

 

 
• Certificate of Occupancy (Required prior to occupation of a commercial or residential space and for use of 

property for a business.  Floor plans may be required for certain types of occupants.) 

 

 • Plat Approval  (Required if any parcel is being subdivided, re-parceled, or combined. Issued 

“administratively”; no public hearing required.) 

 

 
• Sketch Plat Approval  (Required for the subdivision of property into three lots or more.  Requires a public 

hearing by the Planning Commission.) 

 

 • Overlay Review  (Required review of development and building plans for all new construction or exterior 

modification of building(s) located within a designated overlay district.) 

 

 • Historic Preservation  (A Certificate of Appropriateness is required for any proposed changes to building 

exteriors or improvements to land when located within the Druid Hills or the Soapstone Geological Historic 

Districts.  Historic Preservation Committee public hearing may be required.) 

 

 
• Variance (Required to seek relief from any development standards of the Zoning Ordinance.  A public hearing 

and action by the Board of Appeals are required for most variances.) 

 

 • Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 

approved by the Board of Commissioners.  The review is administrative if the changes are determined to be 

minor as described by Zoning Code.) 

 

 • Major Modification (Required submittal of a complete zoning application for a public hearing if there are any 

proposed major changes to zoning conditions that were approved by the Board of Commissioner for a prior 

rezoning.)  

 

 • Business License (Required for any business or non-residential enterprise operating in Unincorporated 

DeKalb County, including in-home occupations). 

 

 • Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site 

consumption.  Signed and sealed distance survey is required. Background checks will be performed.) 

 

  

 

Each of the approvals and permits listed above requires submittal of application and supporting documents, and 

payment of fees.  Please consult with the appropriate department/division. 
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N. 8    Z-19-1243385 Building  Design Example 1
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N. 8    Z-19-1243385 Building  Design Example 2
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N. 8    Z-19-1243385                                                                                                      Zoning Map
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N. 8    Z-19-1243385                                                                                                 Land Use Map
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N. 8    Z-19-1243385                                                                                Wesley Chapel LCI Plan
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N. 8    Z-19-1243385 Aerial View

Wesley Club 

Apartments
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N. 8    Z-19-1243385 Site Photos

Kelley Chapel Road frontage and single-family 
homes to the west.
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N. 8    Z-19-1243385 Site Photos

Snapfinger Road frontage and Wesley Club Apartments on opposite side.


