
 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:  November 5, 2019, 6:30 P.M. 
Board of Commissioners Hearing Date:  November 19, 2019, 6:30 P.M. 

 

STAFF ANALYSIS  

Prepared 10/30/2019 by:  MLF  Page 1   Z-19-1243385/D. 4  
 

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

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

 

 

 

  

Case No.:   Z-19-1243385 Agenda #:  D. 4 

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 124 single-family 
attached townhomes and 26 single-family detached homes at a density of 8.7 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; to the southeast:  vacant, wooded land; to the south, 
southwest, west, and northwest:  single-family detached homes 

Adjacent Zoning: 
 
 
Comprehensive Plan: 

North: I-20  South: R-100  East: HR-2  West: R-100  Northeast: HR-2  Northwest: R-100 
Southeast: R-100  Southwest: R-100  
   
SUB (Suburban)                    Consistent        Inconsistent   (See LP-19-1243384) 

  

      Proposed Density:  8.7 units/acre Existing Density:  .12 units/acre 

      Proposed Units:  150 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 that allowed up 
to 18 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 a the Town Center land uses north of I-20 
with the educational land uses approximately 1600 feet south of the subject property (the Wesley Chapel Library, 
Rainbow Elementary School, and South DeKalb High School). The study 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. 

 
Revised Proposal 
 
The proposal was deferred full cycle from the October zoning cycle and has been revised during the deferral period.  
The  number of units has been reduced from 156 units to 150 units and the density has been reduced from 9.05  to 8.7 
units per acre.  The revised proposal consists of 124 single-family attached townhome units (formerly, 132 units) and 
26 single-family detached homes (formerly 24 homes).  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.  
Building lengths have been reduced and contain four to eight units each (reduced from six to ten units each).  Each 
townhome unit would have a front-entry, two-car garage.   
 
The revised proposal involves vehicular access from the Kelley Chapel Road stub and via a turnaround on Snapfinger 
Road (formerly, access was at three points on Snapfinger).  The reduction in the number of units and provision of a 
roundabout at the Snapfinger Road entrance reduced the required number of access points.  The north-south internal 
street on the west side of the site is proposed to be a public street.  The applicant has verbally described a plan to 
petition for abandonment of the portion of the Snapfinger Road R-O-W to the north of a proposed turnaround 
entrance that fronts the site and to swap this right-of-way with the proposed north-south public street.  A linear park 
is proposed to replace the Snapfinger Road right-of-way north of the turnaround entrance.  An 8-foot privacy fence 
would be installed along what is now the east side of the right-of-way.  The park and fence are intended to buffer the 
proposed development from the Wesley Club Apartments.  Staff has recommended a condition for streetscaping on 
the section of Snapfinger Road south of the turnaround entrance to Wesley Club Drive (the entrance to the adjoining 
Wesley Club Apartments). 
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The site plan shows that the wooded area at the north end of the site, next to I-20, would remain undeveloped.    A 
4,000 square foot “tot lot” playground is located next to this undeveloped area.   
 
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 to the south.  Kelley Chapel Road ends in a stub that intersects with Shadowbrook Place, a local street 
that provided access to the single family residential neighborhood to the west.  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. A Quik Trip service station on the northwest corner 
of the intersection generates numerous vehicular trips and turning movements at this busy intersection.  The 
proposed entrance to the development at the Kelley Chapel Road-Shadowbrook Place intersection is intended to 
relieve traffic from the development that might otherwise  travel through the Snapfinger Road-Rainbow Drive 
intersection. 

 

MR – 1 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

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

Base:  8 units/acre            
W/Bonuses:  12 units/ac. 

8.7 units/acre Yes w/density bonus 

DENSITY BONUSES Sidewalks and/or road 
improvements beyond project 
site.  

Improvements on Snapfinger 
Road beyond the project site 
to the Snapfinger Road 
driveway entrance of the 
Wesley Club apartments 
(20% greater than base = + 
1.6 units)   

Yes 

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. 

Approx.. 24.9% = approx.. 
4.55 acres 

Approx. 16,000 s.f. 

Yes 
 

Yes 

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. 

S-F attached:  Not applicable 

5,000 – 6,669 s.f. 

S-F attached:  Not applicable 

Yes 

N.A. 

MIN. LOT WIDTH S-F detached:  45 feet 

S-F attached:  Not applicable 

S-F detached:  50 - 64 feet 

S-F attached:  Not applicable 

Yes 

N.A. 

MIN LOT WIDTH- NEW 
CORNER LOT 

60 feet 63 – 64 feet Yes 

MAX. LOT COVERAGE – S-F 
LOTS 

60% 60% Yes 

MAX. LOT COVERAGE –TOTAL 
ACREAGE OF TOWNHOME 
PORTION 

80% 80% Yes 
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MR – 1 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

  FRONT (Town Center)   S-F detached: 0 ft. - 
determined by utility 
placement and streetscape  

S-F attached:  : 0 ft. - 
determined by utility 
placement and streetscape 

S-F detached:  10 ft. 

S-F attached:  20 ft. 

S-F detached:  Yes 

 

S-F attached:  Yes 

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

S-F attached:  20 ft. on sides of 
overall building site 

S-F detached:  5 ft. for each 
lot (10 ft. separation) 

S-F attached:  More than 20 
ft. open space provided 
around s-f attached portion 
of site 

S-F detached:  Yes 

S-F attached:  Yes 

 SIDE – CORNER LOT S-F detached: 0 ft. - 
determined by utility 
placement and streetscape  

S-F attached:  Not applicable – 
no corner lots 

 S-F detached: 10 ft. 

 

S-F attached:  Not applicable 

S-F detached:  Yes 

 

S-F attached:  Not 
applicable 

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

S-F attached:  15 ft. for overall 
bldg. site 

S-F detached:  18 ft. 

S-F attached:  More than 15 
ft. open space provided 
around s-f attached portion 
of site 

S-F detached: 
variances required.  

S-F attached:  Yes 
 

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

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

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

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

Yes 

Yes 

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

S-F attached:  3 stories or 45 
ft. 

2 stories or 35 ft. 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. 

Guest pkng: min. 30, max. 30   

S-F detached:  2 garage, 2 
driveway 

S-F attached:  1 garage, 1 
driveway 

 
30 spaces (on private drive E) 

S-F detached:  Yes 

 
S-F attached:  Yes 

 
 
Yes 

MAX. BLOCK LENGTH IN 
TOWN CENTER 

500 feet 560-600 feet Admin. waiver 
required 

MIN. STREETSCAPE 
DIMENSIONS - PRIVATE 
DRIVES  

5-ft. landscape strip and 5-ft. 
sidewalk on each side; street 
trees every 50 ft. or every 
other unit, whichever is less 

6-ft. landscape strip and 5-ft. 
sidewalk; street trees every 
other unit for s-f attached (40 
ft.), every 60 ft. for s-f 
detached  

Admin. waiver 
required for street 
tree spacing 
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QUALITY OF LIFE METRICS 

Open Space:  approx. 4.55 acres 

Linear Feet of New Sidewalks: 8,430 feet  

Linear Feet of New Trails:  approx.. 430 ft. 
 
 

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 policy and intent of the comprehensive plan:    The 
companion application for a land use map amendment would re-designate the property to a Town Center activity 
center.  If constructed in accordance with the conditions for streetscaping and pedestrian connections recommended 
by Staff, the development would be consistent with the following Town Center policies:  “Improve street character 
with consistent signage, lighting, landscaping, and other design features. (No. 9) and “Design shall be pedestrian-
oriented with walkable connections between different uses. (No. 19)  By providing both single-family detached and 
attached (townhome) housing types, the zoning proposal is consistent with Housing Policy No. 9 to  “. . . provide a 
variety of housing opportunities and choices to better accommodate the needs of residents.”   

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 would result in a suitable transition of residential densities and 
housing types in relation to the Wesley Club Apartments to the east and the Rainover Estates single-family residential 
neighborhood to the west, consistent with the Wesley Chapel Livable Centers Initiative (LCI) Study.   

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned:  The property to be affected by the zoning proposal appears to have reasonable economic use as currently 
zoned for single-family detached homes.  However, this statement doesn’t preclude the possibility that the proposed 
zoning proposal is suitable.     

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 or nearby property.  A 30-foot buffer 
would be located along the residentially-zoned property to the south.  On the west, the rear yards of single-family 
lots would be buffered from rear yards of the homes to the west by a 34-foot wide unopened right-of way.  The 
proposed linear park would form a buffer on the east side of the site, and the north end of the site would be reserved 
as natural open space.        

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 step-down of residential densities across the site is consistent with the transition of densities and intensities of 
land uses proposed in the Wesley Chapel Livable Centers Initiative (LCI) Study for the area between Wesley Chapel 
Road and the single-family residential neighborhoods to the west of the subject property.  The proposed density of 
8.7 units per acre is .7 units per acre above the base Suburban density and far below the maximum density allowed in 
a Town Center.   
 
F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources: 

There are no historic buildings, sites, districts, or archaeological resources on or near the subject property. 
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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 applicant has been working with County Transportation Division on roadway improvements that would mitigate 
the effect of traffic from the proposed development on the Snapfinger Road-Rainbow Drive intersection.    The 
School District has indicated in its comments that there is adequate capacity for the number of elementary, middle, 
and high school students who are projected to live in the development.   There have been no comments from 
reviewing departments and agencies that indicate other problems.  Staff has recommended to the applicant that, if 
rezoning of the property is approved, a Sewer Capacity Request be submitted early in the permitting process. 

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

The proposed development would not impact the environment to a greater degree than what is expected for 
residential development of a predominently  wooded property. 
 

 
STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS. 

The proposed development would result in a suitable transition of residential densities and housing types in relation 
to the Wesley Club Apartments to the east and the Rainover Estates single-family residential neighborhood to the 
west., consistent with the Wesley Chapel Livable Centers Initiative (LCI) Study.  The companion application for a land 
use map amendment would re-designate the property to a Town Center activity center.  If constructed in 
accordance with the Staff-recommended conditions for streetscaping and pedestrian connections, the development 
would be consistent with the following Town Center policies:  “Improve street character with consistent signage, 
lighting, landscaping, and other design features. (No. 9) and “Design shall be pedestrian-oriented with walkable 
connections between different uses. (No. 19)  By providing both single-family detached and attached (townhome) 
housing types, the zoning proposal is consistent with Housing Policy No. 9 to  “. . . provide a variety of housing 
opportunities and choices to better accommodate the needs of residents.”  The proposal is not expected to 
adversely affect the use or usability of adjacent or nearby property.  Therefore, the Department of Planning and 
Sustainability recommends “Approval” with the following conditions:   
 
1. The proposed development shall consist of a maximum of 124 single-family attached townhomes and 26 single-

family detached homes at a maximum density of 8.7 units per acre. 

2. Open space and enhanced open space shall be provided at the square footages and locations shown on the site 
plan titled, “Site Zoning Plans for Snapfinger Road Tract”, prepared by AEP, dated 10-21-19.  Enhancements to 
the linear park on the former Snapfinger Road right-of-way shall be subject to approval by staff of the Planning 
Division. 

3. Landscaping and streetscaping (including street trees, open space enhancements in parks, and between Units 
123 - 137 and Units 138 - 150 and between Units 89 – 106 and Units 107 - 122) shall substantially comply with 
the colored site plan titled, “Snapfinger Road”, prepared by AEP, stamped as received by the Department of 
Planning and Sustainability on October 22, 2019. 

4. Applicant shall make roadway/streetscaping improvements on Snapfinger Road from the entrance to the 
proposed development to Wesley Club Drive (the entrance to the Wesley Club Apartments), which shall be 
constructed to current county standards, including:  a 24-foot pavement, a header curb, a six-foot landscape 
strip back of curb planted with street trees at least 30 feet on center, a five-foot sidewalk adjacent to the 
interior edge of the landscape strip, and street lights.  The roadway/streetscaping improvements shall be subject 
to approval by the county Transportation Division. 

5. Pedestrian crossings shall be marked across the west entrance to the development, across the east turnaround 
entrance to link sidewalks on either sides of the refuge triangles in the turnaround, and across street 
intersections to connect sidewalks on opposite sides of the street.   
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6. Driveways to individual units shall be at least 20 feet long as measured from edge of sidewalk to garage, to 
prevent parked vehicles from blocking pedestrian crossings.  Pedestrian crossings shall be provided across 
residential driveways by continuing the sidewalk paving material across the intervening driveway or by 
otherwise marking the crossing. 

7. An outdoor lighting plan shall be submitted in conjunction with the application for a land disturbance permit and 
shall meet the standards of Sec. 5.6.1 of the DeKalb County Zoning Code. 

8. The approval of this rezoning application by the Board of Commissioners has no bearing on other approvals by 
the Zoning Board of Appeals or other authority, whose decision should be based on the merits of the application 
before said authority. 

9. Final lot layout shall be subject to sketch plat approval in accordance with DeKalb County Ordinances, Chapter 
27 (Zoning Code) and Chapter 14 (Land Development Code). 

10. At no time shall more than 35% of the homes located within the homes located within the subdivision be rental 
units.  Additionally, the leasing of non-owner occupied units for short term rentals of less than six months shall 
be strictly prohibited.  The rental restrictions shall be detailed in the Declaration of Restrictive Covenants 
recorded for the community, a copy of which shall be delivered to DeKalb County simultaneously with the 
recording of the Final Subdivision Plat. 

 

 
 
 

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. Land Use Map 
8. Zoning 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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D. 4    Z-19-1243385                                                                                 Site Plan 10-21-19
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D. 4    Z-19-1243385                                                                          Colored Site Plan 

Received by Dept. of 
Planning & Sustainability

10-22-19
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D. 4    Z-19-1243385 Building  Design Example 1
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D. 4    Z-19-1243385 Building  Design Example 2
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D. 4    Z-19-1243385                                                                                                      Zoning Map
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D. 4    Z-19-1243385                                                                                                 Land Use Map
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D. 4    Z-19-1243385                                                                Wesley Chapel LCI Plan (detail)
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D. 4    Z-19-1243385 Aerial View

Wesley Club 

Apartments
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D. 4    Z-19-1243385 Site Photos

Kelley Chapel Road frontage and single-family 
homes to the west.
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D. 4    Z-19-1243385 Site Photos

Snapfinger Road frontage and Wesley Club Apartments on opposite side.


