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Case No.: 2018-2445/ Z-18-1235092 
 

Agenda #:  N.9 
 

Location/Address: The west side of Candler Road 
and the south side of Kelly Lake 
Road within Tier 2 of the I-20 
Overlay District at 2537 Candler 
Road, Atlanta, Georgia.  
 

Commission District: 3 Super District: 6 

Parcel ID: 15-137-02-001 
 

Request: To rezone property from C-1 (Local Commercial) District and MR-2 
(Medium Density Residential-2) District to MR-2 (Medium Density 
Residential-2) District to develop 224 apartment units at a density of 
17.36 units per acre within Tier 2 of the I-20 Overlay District. 
 

Property Owners: Gladden Ruth Bolton Estate 
 

Applicant/Agent: Flatiron Partners/ Kathryn M. Zickert 
 

Acreage: 12.90 Acres 
 

Existing Land Use: Vacant Single-Family Residences & Accessory Structures 
Cell Tower & A Large Undeveloped Tract of Land   
 

Surrounding Properties: Commercial properties; Express Oil Change; Eastwyck Apartments 
Park on Candler Apartment Homes; Single-Family Residences 
 

Adjacent & Surrounding 
Zoning: 

C-1 & C-2 (Commercial District) & MR-2 (Residential) along Candler Road 
R-75 & RSM (Residential) along Kelly Lake Road 
 

Comprehensive Plan: Commercial Redevelopment Corridor                   Consistent X                  
 

Proposed Units: 224 Apartment Units  
 

Existing:  N/A 

Proposed Lot Coverage: 56% Existing Lot Coverage:  N/A 
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SUBJECT PROPERTY  
 

The 12.90-acre site has frontage on Candler Road (a major arterial) and Kelly Lake Road within Tier 2 of the I-
20 Overlay District. Per information in the submitted application, the property was historically used as a 
dairy farm, but has remained vacant for several years.  The site is currently occupied by several single-story 
buildings and a cell tower. A large portion of the site is undeveloped and heavily wooded with mature 
vegetation.  A site visit by Planning Staff revealed what appeared to be several deteriorated and crumbled 
buildings behind a lattice fence.  The site is within a Commercial Redevelopment Corridor designated by the 
Comprehensive Plan. The Candler Road frontage is adjacent to and nearby several commercial uses along 
Candler Road.  Such uses include but not limited to is a U-Haul Rental Facility; Express Oil Change; New 
Orleans Seafood; Coin Laundry and a package store. There are several apartment communities on Candler 
Road near the subject site. They include the Park on Candler Apartment Homes; Eastwyck Apartments and 
Spring Valley Apartments. 

The site currently carries multiple zonings: part of it is zoned C-1 (Local Commercial) District and MR-2 
(Medium Density Residential 2) District. The C-1 zoned property has frontage on Candler Road and Kelly Lake 
Road.  The MR-2 zoned portion of the property has frontage on Kelly Lake Road behind the C-1 zoned 
property.     

PROJECT ANALYSIS: 

Per the submitted application, the request is to rezone the property from the C-1 (Local Commercial) and 
MR-2 (Medium Density Residential 2) Districts to the MR-2 (Medium Density Residential 2) District to 
develop 224 apartment units at a density of 17.36 units per acre.  The existing cell tower will remain. The 
complex will consist of nine (9) apartment buildings and provide an amenity area with a pool and 
playground. Given that the site is located within the I-20 Overlay District, architectural development 
standards will apply.  

The submitted site plan depicts access to one (1) full service curb-cut on Candler Road and Kelly Lake Road. 
Given the large volume of traffic on Candler Road, the Transportation Division has conditioned that the 
access on Candler Road be limited to a right-in, right-out only.   

ZONING ANALYSIS: 

The current C-1 zoned property allows for general commercial and retail uses. The current MR-2 (Medium 
Density Residential-2) District allows apartments at a density of 12-24 units per acre.    

The proposed zoning district and use is compatible with adjacent and nearby properties in the area. Along 
the north side of Kelly Lake Road across from the site is Whispering Pines Apartments zoned MR-2. South of 
the site along Candler Road is zoned MR-2 and developed with the Park on Candler Apartment Homes.  On 
the east side of Candler Road is Eastwyck Apartments and Spring Valley Apartments zoned MR-2. The 
rezoning request expands the current MR-2 District on the site by removing the commercial component 
from the property.     
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IMPACT ANALYSIS: 

 
Section 27-7.3.4 of the DeKalb County Code states that the following standards and factors shall govern 
the review of all proposed amendments to the Official Zoning Map. 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 
 

Located within a Commercial Redevelopment Corridor (CRC) character area, the request for 
apartments is consistent with the following 2035 Comprehensive Plan Policy: Focus development on 
parcels that abut or have access to the designated Commercial Redevelopment Corridor. However, the 
policy intent focus on mixed-use development. 

 
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 rezoning to the MR-2 (Medium Density Residential-2) District for 224 apartments is 
suitable given the use of nearby apartments in the area at Candler Road and Kelly Lake Road 
intersection which include Whispering Pines; Spring Valley Apartments; the Park on Candler Apartment 
Homes. However, the proposed zoning for apartments is not suitable for the area along Kelly Lake 
Road which is primarily developed with single-family detached residences.   

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

currently zoned: 
 

The property as currently zoned C-1 (Commercial) and MR-2 (Medium Density Residential-2) District has 
a reasonable use as currently zoned.  

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

property: 
 
The rezoning request to the MR-2 (Medium Density Residential-2) District for apartments should not 
adversely affect the use or usability of adjacent and nearby commercial and apartment uses in the area 
on Candler Road.  However, the proposed rezoning for 224 apartments has frontage on Kelly Lake Road.  
The area along Kelly Lake Road is dominated by single-family residences.  The apartments will increase 
traffic on Kelly Lake Road (a local street) and may adversely affect residents travelling to access Candler 
Road.   

 
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 property is currently in a rapidly deteriorating state. Development on the site would greatly improve 
 the esthetic appeal along Candler Road and Kelly Lake Road. However, apartments fronting on Kelly 
 Lake Road may not be appropriate given the single-family detached residential character of the area.  
 
 



 

 

 

Prepared 9/12/2018 by:  KFHILL                Page 4                   Z-18-1235092 
BOC: 09/25/2018 
 

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

 
There are no known historic buildings, sites, districts or archeological resources that would be adversely 
 affected by the rezoning request to the MR-2 District. 
 

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: 
 
The addition of 224 apartments along Candler Road and Kelly Lake Road will impact traffic and increase 
enrollment in area schools.    Candler Road, a four-lane major arterial should be able to absorb the 
impact of an additional 25 residences. The proposed use is likely to generate some increase in area 
schools. When fully constructed, this development would be expected to house 114 students: 61 at 
Kelley Lake ES, 15 at McNair MS, 17 at McNair HS, and 21 at other DCSD schools. All three 
neighborhood schools have capacity for additional students. 
 

H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources. 
 
The request for residential zoning on the site should not adversely impact the environment or 
surrounding natural resources.  

 
COMPLIANCE WITH MR-2 (MEDIUM DENSITY RESIDENTIAL-2) DISTRICT STANDARDS PER TABLE 2.4: 
Medium and High Density-Residential Zoning Districts & Tier 2 of the I-20 Overlay District 
 

STANDARD REQUIREMENT PROPOSED 
 

COMPLIANCE 

UNIT SIZE  Min. 650 Square 
Feet 

Min. 675 Square Feet 
 

Yes 

  FRONT SETBACKS  0 Feet from right-of 
way of public street 
when distance 
between property 
line & back of curb is 
15 feet or greater 
 

0 Feet Unable to determine 

INTERIOR SIDE YARD 
3.33.9.A.2 I-20 Overlay 

10 Feet 10 Feet Yes 

 REAR YARD 
3.33.9.A.3 I-20 Overlay 

 Min. 10 Feet 
 

20 Feet 
 

Yes 
 
 

LOT WIDTH 100 Feet 165 Feet on Candler Rd 
468 Feet on Kelly Lake Rd 

Yes 
 

HEIGHT 3.33.9.B 
I-20 Overlay Tier 2 
 

 Max. 8 Stories   4 Stories  Yes 
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LOT COVERAGE Max. 75% Max 56 % Yes 
 

TRANSITIONAL BUFFER 
3.33.11.A Per I-20 
Overlay District 

30 Feet Adjacent to 
R-75 zoned property 

50 Feet Adjacent to R-75 
zoned property 

Yes 

OPEN SPACE 3.33.10.A 
I-20 Overlay 

Min. 20% Per I-20 
Overlay 

>15%  No. Applicant must re-
design or seek variance 
from ZBOA 
 

PARKING 3.33.9.E.4 
I-20 Overlay 

 Min. (1.25) space per 
dwelling unit = 280 
parking spaces   

448 parking spaces Yes 

 
STAFF RECOMMENDATION:   WITHDRAWAL WITHOUT PREJUDICE 

The proposed rezoning request to rezone property from C-1 (Local Commercial) District and MR-2 (Medium 
Density Residential-2) District to MR-2 (Medium Density Residential-2) District to develop 224 apartment units 
is compatible with other MR-2 zoned properties on Candler Road and developed with apartments in the area 
but may not be compatible with stable single-family detached residential development along Kelly Lake Road.  
However, the applicant has submitted a letter requesting withdrawal of the application. Therefore, it is the 
recommendation of the Planning and Sustainability Department that the application be “Withdrawn Without 
Prejudice”. 

 
Attachments: 
1. Department and Division Comments 
2. Application 
3. Site Plan 
4. Zoning Map 
5. Land Use Plan Map 
6. Aerial Photograph 
 

 
 
 





  

NEXT STEPS 

 

 Following an approval of this request, 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 space and for use of property 

for any business type.  The issuance follows the review of submitted plans if required based on the type 

occupancy.) 

 

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

“administratively”; no public hearing required.) 

 

 • Sketch Plat & Final 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. 

 
 



SEPTEMBER 2018 REZONING AGENDA – TRANSPORTATION COMMENTS 
 
N1.  Lawrenceville Hwy is a major arterial on a state route.  Dedicate right of way at least 50 from 
centerline.  Install sidewalks along property frontage (ensure sidewalks are within right of way).  GDOT 
review and permits required.  Street lights required 1 foot behind sidewalks on right of way. 
  
N2. Clairmont Road is a major arterial on a state route. Dedicate right of way at least 50 from 
centerline.  GDOT review and permits required. 
   
N3.  Briarcliff Road is a minor arterial and state route.  GDOT review and permits required. No access 
allowed onto Briarcliff Road. 
  
N4.  No Comments. 
 
N5.  No Comments. 
 
N6. No Comments. 
 
N7. No Comments. 
 
N8 & N9.  Columbia Drive is a minor arterial.  See Section 5.4.3 of the Zoning Code for required 
improvements and Section 14-190 of the Land Development Code for required infrastructure 
improvements at time of permit.  (The Zoning Code trumps the Land Development Code- but when the 
Zoning Code is silent, the Land Development Code takes effect. Overlay Districts trump both of the 
above.)  40 feet right of way dedication from centerline.  6-foot sidewalks, 4-foot bike lanes. Street lights 
behind the sidewalk within right of way.  As shown in the application, interior roads must be private.  
 
N10. Candler Road is a major arterial and a state route.  GDOT review and permits required.  Kelly Lake 
Road is a local road.  See Section 5.4.3 of the Zoning Code for required improvements and Section 14-
190 of the Land Development Code.  (The Zoning Code trumps the Land Development Code- but when 
the Zoning Code is silent, the Land Development Code takes effect. Overlay Districts trump both of the 
above.)  Right of way dedication of 50 from centerline on Candler Road, 6-foot sidewalks.  Right of way 
dedication on Kelly Lake Road 27.5 feet from centerline, 5-foot sidewalks.  Extend sidewalks along Kelly 
Lake Road within existing right of way to Candler Road. Street Lights required on back of sidewalk within 
right of way along both frontages. See Section 5.4.3 of the Zoning Code for required improvements and 
Section 14-190 of the Land Development Code for required infrastructure improvements at time of 
permit.  (The Zoning Code trumps the Land Development Code- but when the Zoning Code is silent, the 
Land Development Code takes effect.)  The access point on Candler Road should be limited to right in-
right-out. 
 
N11. Treadway Road is classified local.  See Section 5.4.3 of the Zoning Code for required improvements 
and Section 14-190 of the Land Development Code for required infrastructure improvements at time of 
permit.  (The Zoning Code trumps the Land Development Code- but when the Zoning Code is silent, the 
Land Development Code takes effect. Overlay Districts trump both of the above.)  Public local roads 
require a 27.5 foot right of way from the centerline (for a total of 55 feet), 5-foot sidewalks, 5-foot 
landscape strip and street lights within the right of way.  The right of way width show on the application 
does not seem to meet the 55 feet for the interior streets.  Cul-de-sac appears to be substandard 
also.  These will need to be corrected prior to permitting and will impact storm detention, setbacks, etc.   



N12.  McClendon is a collector street.  Allow only one standard size commercial curb cut on McClendon 
Dr.  Install sidewalks along property frontage.  Street lights required behind sidewalk within right of way 
at permitting.  
 
N13.  Memorial Drive is a major arterial and a state route. GDOT review and permits required.  
 
N14. Memorial Drive is a major arterial and a state route. GDOT review and permits required.  Eliminate 
a curb cut on 6158 and restore streetscape.   
 
N15.  Snapfinger Road is a major arterial. Site limited to right in/right out access point.  
 
N16. Rockbridge Road is a minor arterial.  See Section 5.4.3 of the Zoning Code for required 
improvements and Section 14-190 of the Land Development Code for required infrastructure 
improvements at time of permit.  (The Zoning Code trumps the Land Development Code- but when the 
Zoning Code is silent, the Land Development Code takes effect. Overlay Districts trump both of the 
above.)  40 feet right of way dedication from centerline.  6-foot sidewalks, 4-foot bike lanes. Street lights 
behind the sidewalk within right of way.  Construct sidewalks along Rockbridge Road to Allgood Circle 
within right of way.  Limited to one access point onto Rockbridge Road. 
 
N17.  Bermuda Road is a collector road. See Section 5.4.3 of the Zoning Code for required improvements 
and Section 14-190 of the Land Development Code for required infrastructure improvements at time of 
permit.  (The Zoning Code trumps the Land Development Code- but when the Zoning Code is silent, the 
Land Development Code takes effect. Overlay Districts trump both of the above.)  35 feet right of way 
dedication from centerline.  6-foot sidewalks, 4-foot bike lanes. Street lights behind the sidewalk within 
right of way.  Add roundabout at the intersection of Stewart Mill Road and Bermuda Road.  Gordon 
Burkett at Keep DeKalb Beautiful is working on the concept for this project.  Add sidewalks and street 
lights along Bermuda Road (within right of way) to the intersection of Stewart Mill Road.  Complete all 
requirements of GRTA’s notice of decision that are within DeKalb County.  Design to restrict truck 
movements from using Stewart Mill Road to get to Rockbridge Road.   
 
N18.  Norris Lake is a collector road.  Pleasant Hill is a minor arterial.  Pleasant Hill Way is a local 
road.  Pleasant Hill Way appears to be public in some areas where the development is proposed.  I 
assume they are planning a right of way abandonment. Provide ped/bike access from the neighborhood 
into the park, as approved by the Parks and Recreation Department. Frontage on Pleasant Hill Way must 
be improved to Code also.  339 lots requires a traffic study be completed prior to zoning.  Traffic study 
should include the access points and the intersection of Norris Lake Road/Humphries at Pleasant Hill 
Road. Left turn lane required on Pleasant Hill Road. Add sidewalks along frontage of Norris Lake Road 
and extend to the intersection of Norris Lake Road/Humphries at Pleasant Hill Road.  Add sidewalks 
along frontage of Pleasant Hill Road and extend to the intersection of Norris Lake Road/Humphries at 
Pleasant Hill Road.  Consider moving the roundabout to Pleasant Hill Road. Request deferral until the 
study is received. Norris Lake requires right of way dedication of 35’ from centerline, 6-foot sidewalks, 
4-foot bike lanes and street lights on back of curb within the proposed right of way. Pleasant Hill Road 
requires right of way dedication of 40’ from centerline, 6-foot sidewalks, 4-foot bike lanes and street 
lights on back of curb within the proposed right of way. Pleasant Hill Way right of way dedication of 
27.5’ from centerline, 12-foot travel lane on the development side from centerline, 5 foot sidewalks and 
street light on back of curb within the proposed right of way. 
 
N19.  No Comments. 



N20 & N21.  Rock Chapel Road is a major arterial and state route.  GDOT review and permits required at 
permitting. See Section 5.4.3 of the Zoning Code for required improvements and Section 14-190 of the 
Land Development Code for required infrastructure improvements at time of permit.  (The Zoning Code 
trumps the Land Development Code- but when the Zoning Code is silent, the Land Development Code 
takes effect. Overlay Districts trump both of the above.)   
 
N22.  S. Stone Mountain Lithonia Road is a minor arterial.  Add sidewalks and street lights behind 
sidewalks and within right of way along property frontage and dedicate 40 feet of right of way from 
centerline.  
 
N23.  Stephenson Road is a collector road.  Dedicate 35 feet of right of way from centerline, add 
sidewalks and street lights behind sidewalks and within right of way.  
 
N24.  Briarcliff Road is a minor arterial and a state route.  GDOT has already permitted the right in only 
driveway.  The right-out driveway was probably not allowed due to restricted sight distance when 
exiting due to the curve (trying to verify with GDOT).  No other comments.  

 



DeKalb County School District Analysis Date: 8/17/2018

Zoning Review Comments

Submitted to: DeKalb County Case #: Z-18-1235092

Parcel #: 15-137-02-001

Name of Development: Candler Road Development

Location: 2537 Candler Road

Description: Proposed development of 224 affordable apartment units on currently vacant property.

Impact of Development:

Current Condition of Schools

Kelley Lake 

ES McNair MS McNair HS

Other 

DCSD 

Schools

Private 

Schools Total

Capacity 492 1,074 1,594

Portables 2 0 0

Enrollment (Fcst. Oct. 2018) 317 660 687

Seats Available 175 414 907

Utilization (%) 64.4% 61.5% 43.1%

New students from development 61 15 17 21 0 114

New Enrollment 378 675 704

New Seats Available 114 399 890

New Utilization 76.8% 62.8% 44.2%

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

0.273333 0.060000 0.000000 0.333333

0.066667 0.006667 0.000000 0.073333

0.076667 0.026667 0.000000 0.110000

Total 0.4167 0.0933 0.0067 0.5167

Student Calculations

Proposed Units 224

Unit Type APT

Cluster McNair

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

61.23 13.44 0.00 74.67

14.93 1.49 0.00 16.42

17.17 5.97 0.00 23.14

Total 93.33 20.90 0.00 114.23

Attend Home 

School

Attend other 

DCSD School

Private 

School Total

61 13 0 74

15 2 0 17

17 6 0 23

Total 93 21 0 114

When fully constructed, this development would be expected to house 114 students: 61 at Kelley 

Lake ES, 15 at McNair MS, 17 at McNair HS, and 21 at other DCSD schools. All three 

neighborhood schools have capacity for additional students.

Yield Rates

Elementary

Middle

McNair HS

Anticipated Students

Units x Yield

High

Elementary

Middle

High

Kelley Lake ES

McNair MS
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N.9 Z 18  1235092 Site Survey



N.9 Z 18  1235092 Site Plan



N.9 Z -18-1235092                                    Site Elevations



N.9 Z-18-1235092 Existing Zoning MR-2 & C-1                       

MR-2

SITE



N.9 Z-18-1235092 Zoning Map

SITE



N.9 Z-18-123092                                     Future Land Use Map

SITE



N.9 Z-18-1235092 Aerial

SITE



N9               Z-18-1235092 Site Photos

Candler Road

Frontage



N9               Z-18-1235092 Site Photos

Kelly Lake Road

Frontage


