
Agenda Item 

File ID: 2018-2784                         Substitute  12/4/2018 

 

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

 

SUBJECT: 
..Title  
Commission District(s):  3 & 7 

Application of Sid Tepaul to rezone property from R-100 (Residential Medium Lot-100) to RSM 

(ResidentialSmallLotMix)toallowdevelopmentofa33-loturbansingle-family detached subdivision, at 4601 & 

4625 Flat Shoals Road. (Amended to R-75 (Single-Family Residential District and 13 single family detached 

homes on 10/12/18). 
..Body 
Petition No.:    Z-18-1235209 

Proposed Use:    13 Single- Family Detached Homes (AMENDED from 33 Single-Family homes 

on 10/12/2018) 

Location:    4601 & 4625 Flakes Mill Road 

Parcel No.:    15 004 01 005 & 15 004 01 006 

Information Contact:  Marian Eisenberg 

Phone Number:   404-371-4922 

 

PURPOSE: 

Application of Sid Tepaul to rezone property from R-100 (Residential Medium Lot-100) to RSM (Residential 

Small Lot Mix) to allow development of a 33-lot urban single-family detached subdivision [Amended to R-75 

(Single-Family Residential District and 13 single-family detached homes on 10/12/18). The property is located 

on the northwest corner of Flakes Mill Road and Catalpa Lane, opposite Boxwood Walk, at 4601 and 4625 

Flakes Mill Road in Ellenwood, Georgia. The property has approximately 658 feet of frontage along Flakes 

Mill road and 461 feet of frontage along Catalpa Lane and contains 6.48 acres. 

 

RECOMMENDATION: 
..Recommended Action 
COMMUNITY COUNCIL:  OTHER 0-5-1 

 

PLANNING COMMISSION:  FULL CYCLE DEFERRAL 

 

STAFF RECOMMENDATION: DENIAL OF RSM; APPROVE SUBSTITUTE OF R-75 WITH 

CONDITIONS. 

 

PLANNING STAFF ANALYSIS:   (REVISED 11/27/18)   Since the October 10th Community Council 

meeting, the applicant has amended the rezoning application to a less intense district, from RSM (Residential 

Small Lot Mix) to R-75 (Single-Family Residential). The proposed site plan has been amended from 33 urban 

single-family detached lots at a proposed density of 5 units per acre to 13 single-family detached lots at a 

proposed density of 2 units per acre. Given that the subject properties are located in a predominantly 

undeveloped area bounded by three minor arterial roads (Flakes Mill Road, River Road, and Linecrest Road) it 

appears that a slightly more dense single-family residential district (R-75) would be appropriate, and appears to 

be in conformity with the following Suburban (SUB) Comprehensive Plan policies: 1) Protect stable 

neighborhoods from incompatible development that could alter established single-family residential 

development patterns and density. The applicant’s proposed single-family detached subdivision at a density of 2 



units per acre appears to be compatible with surrounding single-family subdivisions including the Holly Springs 

single-family subdivision to the east (across Flakes Mill Road) developed at a density of 1.83 units per acre, and 

the Legacy Mills single-family subdivision to the south (across Catalpa Lane) developed density of 1.6 units per 

acre. Based on input at the November 13th Board of Commissioner public hearing, Staff has included additional 

zoning conditions..   Therefore, it is the recommendation of the Planning and Sustainability Department that the 

application be “Approved, with Staff’s recommended conditions”. 
 

PLANNING COMMISSION VOTE:  FULL CYCLE DEFERRAL 6-0-0. V. Moore moved, J. West seconded 

for a full cycle deferral to allow time for the applicant to meet with the community to discuss the amendment to 

R-75. 
 

COMMUNITY COUNCIL VOTE/RECOMMENDATION:  OTHER 0-5-1. No quorum. Five of the six CC3 

Board members present agreed that the application should be denied. One of the Board members abstained. 

Comments included: the proposed buildings, because of the compact layout, look like "fire traps"; the layout 

with front porches looking onto a common green space looks like "the projects"; there is not enough 

information about the appearance of the homes; the houses are too close together and aren't consistent with the 

development pattern of the surrounding area. 

 

 



Z 18 1235209 RECOMMENDED ZONING CONDITIONS  

1. Site shall be zoned R-75 District to develop up to a maximum of 13 single-family detached lots as 

shown on the conceptual site plan submitted to the Planning Department on October 12, 2018. 
 

2. Must comply with minimum 20% open space requirement, of which 50% must be “enhanced” as 

defined in Section 5.5.3 (Open Space Standards) of the Zoning Ordinance.  Detention pond 

cannot be counted as open space unless designed as a water feature. 
 

3. Complete plat approval process for the subdivision of property. 
 

4. Flakes Mill Road is a minor arterial.  Requires right of way dedication of 40 feet from centerline 

of roadway, 6-foot sidewalks, 5-foot landscape strip, streetlights on back of sidewalk and bike 

lanes.  Existing vegetation within the landscape strip shall be preserved and supplemented with 

new vegetation in accordance with the provisions of Article 5 of the Zoning Ordinance and 

subject to approval of the County Arborist. 
 

5. Install a minimum 6-foot wide sidewalk and 5-foot wide landscape strip along Catalpa Lane 

subject to the provisions of Article 5 of the Zoning Ordinance.   Existing vegetation within the 

landscape strip shall be preserved and supplemented with new vegetation in accordance with the 

provisions of Article 5 of the Zoning Ordinance and subject to approval of the County Arborist. 
 

6. If approved by the Transportation Division at the time of Land Disturbance Permit, install speed 

bumps or speed humps along the proposed interior subdivision road. 
 

7. There shall be a mandatory homeowners’ association to own and control all common areas and 

green space not conveyed to the County. 
 

8. Proposed single-family subdivision shall include distinctly different front façade designs subject 

to the provisions of Article 5 of the Zoning Ordinance. 
 

9. All proposed homes shall include a front porch and a rear screened patio with dimensions subject 

to the provisions of Article 5 of the Zoning Ordinance. 
 

 

 



 

DeKalb County Department of Planning & Sustainability 

   

 
     

 

 

 

                                            Planning Commission Hearing Date:    November 1, 2018 6:30 P.M. 
                    Board of Commissioners Hearing Date:   November 13, 2018 6:30 P.M.  
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          Chief Executive Officer 

  
 

 
 

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

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

 

 

 

  

Case No.:  Z-18-1235209  Agenda #:  N.8 
 

 Location/ 
Address: 
 

4601 & 4625 Flakes Mill Road, Ellenwood, Georgia  Commission District: 3      Super 
District:  7 

 Parcel ID: 15 004 01 005 & 15 004 01 006   
 

 

 Request: To rezone property from R-100 (Residential Medium Lot-100) to RSM (Residential Small Lot 
Mix) to allow development of a 33-lot urban single-family detached subdivision [Revised to 
R-75 on 10/12/2018].   
 

 Property Owner: NHS Capital Properties 
 

 Applicant/Agent: Sid Tepaul     

 Acreage: 6.48 
 

 Existing Land Use: Vacant  
 

 Surrounding 
Properties: 

Vacant land to the north;  vacant land, a single-family home, and a church (God Life and 
Living Holiness church) to the west;  a utility substation, vacant land, and Legacy Mill single-
family subdivision (approx. 1.6 units per acre) to the south across Catalpa Lane; and Holly 
Hills single-family subdivision (approx..  1.83 units per acre) to the east across Flakes Mill 
Road. 

  
Adjacent Zoning: 
 
Comprehensive Plan: 

 
North:  R-100 South:  R-100  East: R-100     West:  R-100 
 
SUB                                  Consistent                       Inconsistent  

   
 

 Proposed Density:    NA Existing Density:  NA  
 Proposed Units/Square Ft.:  12 single-family lots Existing Units/Square Feet:  Two Vacant Lots 
 Proposed Lot Coverage:  NA Existing Lot Coverage:  NA 

 
ZONING HISTORY 

It appears that the property has been zoned R-75 since the initial adoption of the DeKalb County Zoning Ordinance 
in 1956.  
 

X

__

_ 

 

mailto:plandev@dekalbcountyga.gov
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PROJECT ANALYSIS 

Since the October 10th Community Council meeting, the applicant has amended the rezoning application to a less 
intense district, from RSM (Residential Small Lot Mix) to R-75 (Single-Family Residential).  The proposed site plan has 
been amended from 33 urban single-family detached lots at a proposed density of 5 units per acre to 13 single-
family detached lots at a proposed density of 2 units per acre.    The proposed site plan shows one proposed cul-de-
sac off of Catalpa Lane providing access to 13 single-family detached lots and one lot to be used for detention.   
 
The 6.48 acre project site is located on the northwest corner of Flakes Mill Road and Catalpa Lane, opposite 
Boxwood Walk, at 4601 and 4625 Flakes Mill Road in Ellenwood, Georgia.  The subject property is undeveloped with 
an abundance of mature vegetation.   
 
The property is surrounded by vacant land to the north; vacant land, a single-family home, and a church (God Life 
and Living Holiness church) to the west;  a utility substation, vacant land, and Legacy Mill single-family subdivision 
(approx. 1.6 units per acre) to the south across Catalpa Lane; and Holly Hills single-family subdivision (approx. 1.83 
units per acre) to the east across Flakes Mill Road.   

The properties are located in a predominantly undeveloped area bounded by Flakes Mill Road, River Road, and 
Linecrest Road (all minor arterial roads), and Catalpa Lane (a local road).    Given this area is largely undeveloped and 
bounded on three sides by minor arterial roads, it appears that a slightly more dense single-family residential district 
would be appropriate.   The applicant’s proposed single-family detached subdivision at a density of 2 units per acre 
appears to be consistent with the Holly Springs single-family subdivision to the east across Flakes Mill Road 
developed at an approximate density of 1.83 units per acre, and is compatible with the Legacy Mills single-family 
subdivision to the south across Catalpa Lane developed with an approximate density of 1.6 units per acre. 

IMPACT ANALYSIS 

Section 7.3.4 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 policy and intent of the comprehensive plan: 

Based on the submitted information, it appears that the zoning proposal is in conformity with the following 
Suburban (SUB) Comprehensive Plan policies:   1) Protect stable neighborhoods from incompatible development 
that could alter established single-family residential development patterns and density.  
 

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

Based on the submitted information, as well as field investigation of the project site, it appears that the 
proposed R-75 single-family district is suitable with adjacent and surrounding properties.    The applicant’s 
proposed single-family detached subdivision at a density of 2  units per acre appears to be consistent with the 
Holly Springs single-family subdivision to the east across Flakes Mill Road developed at an approximate density 
of 1.83 units per acre, and is compatible with the Legacy Mills single-family subdivision to the south across 
Catalpa Lane developed with an approximate density of 1.6 units per acre. 

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

zoned: 

It appears that the property may have a reasonable economic use as currently zoned R-100 which allows single-
family residential development.        
 



 

 

 

11/27/18      Prepared By: JLR      Page 3                                                                          Z -18-1235209/N-8 

 

 

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

The properties are located in a predominantly undeveloped area bounded by Flakes Mill Road, River Road, and 
Linecrest Road (all minor arterial roads), and Catalpa Lane (a local road).    Given this area is largely undeveloped 
and bounded on three sides by minor arterial roads, it appears that a slightly more dense single-family 
residential district would be appropriate.   The applicant’s proposed single-family detached subdivision at a 
density of 2  units per acre appears to be consistent with the Holly Springs single-family subdivision to the east 
across Flakes Mill Road developed at an approximate density of 1.83 units per acre, and is compatible with the 
Legacy Mills single-family subdivision to the south across Catalpa Lane developed with an approximate density 
of 1.6 units per acre. 

 
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 properties are located in a predominantly undeveloped area bounded by Flakes Mill Road, River Road, and 
Linecrest Road (all minor arterial roads), and Catalpa Lane (a local road).    Given this area is largely undeveloped 
and bounded on three sides by minor arterial roads, it appears that a slightly more dense single-family 
residential district would be appropriate.     
 

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

Based on the submitted information, there are no historic buildings, site, districts, or archaeological resources 
on the subject property. 

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 from reviewing departments and agencies that the proposal could cause excessive 
use of existing streets, transportation facilities, utilities, or schools.  The applicant will need to obtain a sewer 
capacity letter from the Department of Watershed Management to verify if sewer capacity is adequate. 
   

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

 
It does not appear that the zoning proposal will adversely impact the environment or surrounding natural 
resources. The zoning proposal is consistent with the Suburban (SUB) Comprehensive Plan designation and is 
generally consistent with the predominant single-family development patter to the south and east.     
 

 

COMPLIANCE WITH DISTRICT STANDARDS: 
         

STANDARD REQUIREMENT  PROPOSED COMPLIANCE 

LOT WIDTH  75  feet  75 feet 

 

 Yes 

 

LOT AREA  10,000 s.f.   10,000 sf  Yes 

  FRONT  30 ft 35 ft Yes 
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 INTERIOR SIDE   7.5 ft  7.5 ft 

 

 

Yes 

 REAR   40 ft 

 

40 ft  Yes 

TRANS. BUFFERS  None required None  Yes  

HEIGHT 35 ft max Not shown Can’t be determined.  Will 
have to comply with Max. 35 
Ft building height.  

OPEN SPACE 20% since project site is > 
5 acres.  A Minimum of 
50% of open space must 
be enhanced. 

20%.  However proposed 
detention pond cannot be 
counted towards open 
space unless it is designed 
as a water feature.  

NO.  Proposed detention 
pond cannot be counted 
towards open space unless it 
is designed as a water 
feature.  Planning 
Department will require 
compliance as recommended 
condition of zoning approval. 

MAX LOT COVERAGE 35% Not shown Can’t be determined.  Will 
have to comply with Max 
35% lot coverage. 

MIN UNIT SIZE 1,600 sf 1,600 ft Yes 

 

Staff Recommendation (REVISED 11/27/18):   DENIAL OF RSM; APPROVE SUBSTITUTE FOR R-75 WITH CONDITIONS 
Since the October 10th Community Council meeting, the applicant has amended the rezoning application to a less 
intense district, from RSM (Residential Small Lot Mix) to R-75 (Single-Family Residential).  The proposed site plan has 
been amended from 33 urban single-family detached lots at a proposed density of 5 units per acre to 13 single-
family detached lots at a proposed density of 2 units per acre.   Given that the subject properties are located in a 
predominantly undeveloped area bounded by three minor arterial roads (Flakes Mill Road, River Road, and Linecrest 
Road) it appears that a slightly more dense single-family residential district (R-75) would be appropriate, and 
appears to be in conformity with the following Suburban (SUB) Comprehensive Plan policies:   1) Protect stable 
neighborhoods from incompatible development that could alter established single-family residential development 
patterns and density.    The applicant’s proposed single-family detached subdivision at a density of 2 units per acre 
appears to be compatible with surrounding single-family subdivisions including  the Holly Springs single-family 
subdivision to the east (across Flakes Mill Road) developed at a density of 1.83 units per acre, and the Legacy Mills 
single-family subdivision to the south (across Catalpa Lane) developed density of 1.6 units per acre.   Based on input 
at the November 13th Board of Commissioner public hearing, Staff has included additional zoning conditions..   
Therefore, it is the recommendation of the Planning and Sustainability Department that the application be 
“Approved” with the following conditions:  
 
1) Site shall be zoned R-75 District to develop up to a maximum of 13 single-family detached lots as shown on the 

conceptual site plan submitted to the Planning Department on October 12, 2018.   
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2) Must comply with minimum 20% open space requirement, of which 50% must be “enhanced” as defined in 
Section 5.5.3 (Open Space Standards) of the Zoning Ordinance.  Detention pond cannot be counted as open 
space unless designed as a water feature.   

3)    Complete plat approval process for the subdivision of property.   

4)  Flakes Mill Road is a minor arterial.  Requires right of way dedication of 40 feet from centerline of roadway, 6 
foot sidewalks, 5 foot landscape strip, streetlights on back of sidewalk and bike lanes.  Existing vegetation within the 
landscape strip shall be preserved and supplemented with new vegetation in accordance with the provisions of 
Article 5 of the Zoning Ordinance and subject to approval of the County Arborist.  

5) Install a minimum 6 foot wide sidewalk and 5 foot wide landscape strip along Catalpa Lane subject to the 
provisions of Article 5 of the Zoning Ordinance.   Existing vegetation within the landscape strip shall be preserved 
and supplemented with new vegetation in accordance with the provisions of Article 5 of the Zoning Ordinance and 
subject to approval of the County Arborist. 

6) If approved by the Transportation Division at the time of Land Disturbance Permit, install speed bumps or speed 
humps along the proposed interior subdivision road.    

7) There shall be a mandatory homeowners’ association to own and control all common areas and green space not 
conveyed to the County. 

8) Proposed single-family subdivision shall include distinctly different front façade designs subject to the provisions 
of Article 5 of the Zoning Ordinance.     

9) All proposed homes shall include a front porch and a rear screened patio with dimensions subject to the provisions 

of Article 5 of the Zoning Ordinance. 
 
Attachments: 

1.  Departmental Comments 

a. Land Development Division  

b. Traffic Engineering Division  

c. Watershed Management 

d. Board of Health 

2. Application 

3. Site Plan 

4. Zoning Map 

5. Aerial Photograph 

6. Location Photographs 

 
NEXT STEPS: Following an approval of this  action, one or several of the following approvals or permits 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.)  

 

 Architectural Design Requirements of Article 5 (New construction or exterior renovation) 
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 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 Approval (Required for the subdivision of property into three lots or more.  Requires a public hearing by 

the Planning Commission.) 

 

 Variance or Special Exception (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.) 

 

 Major Modification (Required if there are any changes to zoning conditions approved  by the Board of Commissioner 

on 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 require submittal to the appropriate department or division 

 
 












































