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Planning Commission Hearing Date:  July 6, 2017, 6:30 P.M. 
Board of Commissioners Hearing Date:  July 27, 2017, 6:30 P.M. 

STAFF ANALYSIS 
 

Case No.: Z-17-21425 Agenda #:  D. 2 

Location/Address: The north side of Redan Road, approximately 
415 feet east of Ellis Road, at 4640 Redan 
Road, Stone Mountain. 

Parcel ID(s): 15-225-01-010 

Commission District: 4  Super District: 7 

Request: To rezone property from R-100 (Single-Family Residential) to RSM (Residential Small Lot 
Mix) to allow development of 42 single-family attached townhomes and 8 single-family 
detached homes at a density of 4.4 units per acre. 

Property Owner(s): Mountain View Baptist Church Stone Mt. GA, Inc. 

Applicant/Agent: Rea Ventures Group, LLC 

Acreage: 11.35 acres 

Existing Land Use: Vacant, wooded 

Surrounding Properties:  To the northwest, north, east, south, and southwest: single-family residential; to the 
west: Mountain View Baptist Church; to the southeast, the Avondale Automotive auto 
repair establishment. 

Adjacent Zoning: 

Comprehensive Plan: 

North:  R-100  South:  RSM  East: R-100  West: R-100  Northeast: R-100 
Northwest: R-100  Southeast: HR-2 Southwest: R-100 

 
SUB (Suburban) Consistent Inconsistent 

 
 
 
 
 
 

 

Zoning History: 

Based on DeKalb County records, it appears that the R-100 zoning of the property has not changed since adoption of 
the first zoning ordinance and map in 1956. 

 
PROJECT ANALYSIS 

The subject property is an 11.35-acre tract with 424 feet of frontage on Redan Road, a two-way minor thoroughfare, 
approximately 1,500 feet west of the Redan Road – South Hairston Road intersection. The property is undeveloped 

 
 

DeKalb County Department of Planning & Sustainability 
330 Ponce De Leon Avenue, Suite 500 

Decatur, GA 30030 
(404) 371-2155 / plandev@dekalbcountyga.gov 

Proposed Density: 4.41 units/acre Existing Density: None (vacant lot) 

Proposed Units: 50 units Existing Units: Not Applicable (vacant lot) 

Proposed Lot Coverage: less than 50%; 38.4% open 
space 

Existing Lot Coverage:  Not Applicable (vacant lot) 
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and wooded, with a few cleared areas, such as at the front of the site.  A stream runs through the northwestern 
portion of the property in a northeast to southwest direction. 

 
Character of Surrounding Area 

 

The property is located in a primarily residential area that has a mixture of residential zoning classifications (including 
four RSM districts within a 550-foot radius from the subject property), which are developed as single-family residential 
subdivisions. In addition, several institutional uses are located nearby. Like the subject property, surrounding areas to 
the northwest, north, northeast, south, and west are designated as Suburban on the land use map. A Neighborhood 
Commercial activity center, developed around the Redan Road – South Hairston Road intersection, is located 
approximately 1,500 feet to the southeast. The boundaries of this activity center are largely contiguous with Tier 2 of 
the Hidden Hills Overlay District. The activity center contains several shopping centers, including Hairston Square, 
Redan Village, and Crowes Crossing. A MARTA bus stop is located at the front of the property. 

 
The adjoining property to the west is developed with the New World Harvest Church, which owns the subject 
property. The next adjoining property to the west is developed with the Mountain View Baptist Church. The Lane 
Manor senior housing facility is located on an HR-2 (High Density Residential – 2) property to the southeast. Adjoining 
and nearby single-family residential subdivisions include: 

 Autumn Crest; located on adjoining and nearby properties to the east of the subject property; zoned RSM; 
density 4.65 units per acre; developed in 1985. 

 Ashton Oak Crossing; located further to the east of the subject property and next to Autumn Crest; zoned R-60; 
density 4.2 units per acre; developed 2000 – 2002. 

 An RSM district located approximately 550 feet to the west, on the north side of Redan Road; lot sizes similar to 
those in Autumn Crest and Ashton Oak Crossing; developed around 1984. 

 An RSM district located approximately 200 feet to the west, on the south side of Redan Road; lot sizes similar to 
or slightly larger than those in Autumn Crest and Ashton Oak Crossing developed 1984 – 1985. 

 The Sherrington single-family residential subdivision; located directly across Redan Road to the south; zoned R- 
100; developed in the late 1960s to early 1970s. 

 

The proposed RSM zoning classification is consistent with the zoning pattern of the surrounding area.  At 4.41 units 
per acre, the proposed density is consistent with the newer subdivisions in the surrounding Suburban character area. 

 
Project Description 

 

The proposal is for residential development with a mixture of housing types: 48 two-and three-family units in 16 
buildings and eight units in a cottage home layout. A private drive with parallel parking provides vehicular access from 
Redan Road, and there are pedestrian walkways throughout the development. Two- and three-family buildings would 
face Redan Road with walkways leading to a public sidewalk. The site plan indicates that street trees would be 
provided a 40-foot intervals.  The site plan incorporates a club house, a community green, a tot lot, and a community 
garden, as well as passive open space distributed throughout the development. The application proposes to obtain 
EarthCraft certification for the homes, and a bus shelter for the existing MARTA bus stop that is located on Redan Road 
in front of the development. 

 
LAND USE AND ZONING ANALYSIS 
Section 27-832 of the Zoning Ordinance, “Standards and factors governing review of proposed amendments to the 
official zoning map” states that the following standards and factors shall govern the review of all proposed 
amendments to the zoning maps. 

 

A. Whether the zoning proposal is in conformity with the policies and intent of the comprehensive plan: 

The proposed zoning classification of RSM is in conformity with the existing Suburban land use designation, and no 
amendment to the Future Land Use Map is necessary.  The development incorporates traditional neighborhood 
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development features, e.g., a mixture of housing types, short blocks, parallel parking,relatively small clusters of 
units around common green space, and pedestrian walkways that provide connectivity throughout the 
development. In addition, the property is close to an activity center and there is convenient availability of bus 
service to and from the activity center. Thus, the proposal is consistent with the following policy of the 2035 
Comprehensive Plan: “In appropriate locations, encourage residential development to conform with traditional 
neighborhood development principles, including a higher mix of uses and increased pedestrian access to retail and 
other activities.” (Suburban Character Area Policy No. 2) 

 
B. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent 

and nearby properties: 

The proposed development is suitable at the subject location.  The proposed density and character of the 
development is compatible with single-family residential developments on adjacent and nearby properties, 
particularly with Autumn Crest and Ashton Oak Crossing, which are located on the adjoining properties to the 
east.  In addition to the mixture of housing types, the amenities in the development, including a tot lot, a 
community garden, and a clubhouse, make it suitable for different segments of the population found in the 
surrounding area, including families as well as empty nesters and young professionals. 

 
C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently zoned: 

The application states that the property has been on the market for sale by the Mountain View Baptist Church for 
seven years “without success”; thus indicating that the property may not have reasonable market value. As 
indicated by higher-density zoning classifications on nearby subdivisions that were developed after 1985, the R- 
100 classification may be diminishing the value of the property. 

 
D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 

The proposal is not expected to adversely affect the use or usability of adjacent and nearby properties. 

 
E. Whether there are other existing or changing conditions affecting the use and development of the property, 

which give supporting grounds for either approval or disapproval of the zoning proposal: 

The availability of goods and services in the nearby Neighborhood Commercial activity center to the east supports 
development of the property at the proposed density. 

 
F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological resources: 

No historic buildings, sites, districts, or archaeological resources are located on the property or in the surrounding 
area. 

 
G. Whether the zoning proposal will result in a use which will or could cause an excessive or burdensome use of 

existing streets, transportation facilities, utilities, or schools: 

There has been no indication that the zoning proposal will overburden existing streets or transportation facilities. 
The property is served by public water and sewer infrastructure. 

 
H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources: 

The proposed development does not encroach on the 75-foot stream buffer located in the northwestern part of 
the site and provides more than the required open space; thus, it meets zoning requirements for protection of the 
environment and surrounding natural resources. 
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Compliance with District Standards: 

RSM STANDARD REQUIRED/ALLOWED PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE Base:  4; with bonuses: up to 8 
d.u.s/acre 

4.41 units per acre 

Bonuses:  Transit proximity – 
add’l. 20% = add’l. 0.8 
unit/acre; EarthCraft 
certification –  add’l. 50% 
unit/acre = add’ l. 2.0 
units/acre 

Total bonuses = add’l. 2.8 units 

Yes 

MIN. OPEN SPACE 20% 34.4% Yes 

MIN. LOT AREA Two- and Three-family Attached: 
4,000 s.f. 

 
S-F Detached Cottages: 2,000 s.f. 

The portion of the property 
w/2- and 30 family bldgs. is 
approx. 355,878 s.f. 

3,000 s.f 

Yes 
 

 
Yes 

MIN. LOT WIDTH Two- and Three-family Attached: 
60 feet 

 
S-F Detached Cottages: 2,000 s.f. 

The parcel is 424 feet wide at 
the Redan Road street 
frontage. 

50 feet 

Yes 
 

 
Yes 

MAX. LOT COVERAGE 70% of total parcel acreage Less than 50% of total lot Yes 

B
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FRONT (Arterials): min. 20 ft.; max. 30 

(Utility easement from back of 
curb of private drive: 10 feet) 

From Redan Road:  25 feet; 

From back of curb of private 
drive: 22 ft. 

Yes 

Yes 

INTERIOR SIDE (All bldg. types): 3 ft. w/ min. 10 
ft. separation between bldgs. 

Two- and Three-family 
Attached: 20 ft. separation 

 
S-F Detached Cottages: 13.5 ft. 
separation 

Yes 
 
 

Yes 

REAR W/O ALLEY 
(for entire bldg. 
site) 

20 ft. 27 feet Yes 

MINIMUM UNIT SIZE Two- and Three-family Attached: 
1,000 s.f. 

S-F Detached Cottages: 800 s.f. 

Greater than minimum 

 
Greater than 800 s.f. 

Yes 

 
Yes 

MAX. BLDG. HEIGHT 35 feet Less than 25 feet Yes 

PARKING Two- and Three-family Attached: 
Min. 1.75 spaces/ d.u. = 73.5 
spaces; Max 3,25/d.u. = 136.5 
spaces 

S-F Detached : Min. 1 space/d.u.= 
8 spaces; Max. 4 spaces/d.u. = 32 
spaces 

78 on- and off-street spaces + 
20 garage spaces = 98 total 

 

 
12 spaces 

Yes 
 
 

 
Yes 
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STAFF RECOMMENDATION:  Withdrawal Without Prejudice 

 
The applicant has requested “Withdrawal”, stating that Rea Ventures Group does not wish to pursue the application 
at this time.  Staff supports the request and recommends “Withdrawal Without Prejudice”. 

 

 
Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Application 
4. Site Plan 
5. Zoning Map 
6. Land Use Plan Map 
7. Aerial Photograph 
8. Site Photographs 
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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. 7    Z-17-21425           Architectural Design Concept - Examples

   



N. 7    Z-17-21425                     Zoning Map 

  



N. 7    Z-17-21425                     Land Use Map
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Oak 

Crossing 

Lane Manor 
Sr. Housing 

Mt. View 
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N. 7    Z-17-21425                     Site Photos 

  

Subject Property. 

View from Sherrington 
Drive of adjoining 
properties to the west.  


