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STAFF ANALYSIS 

November 19, 2019   BOC   Prepared By:  BNB  Page 1   LP-19-1243384 

330 Ponce De Leon Avenue, Suite 300 
Decatur, GA  30030 

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

Case No.:    LP-19-1243384 Agenda #:  D.3   
Location/Address: 2658 Kelley Chapel Road, Decatur, GA 30034 Commission District:3 Super District:7  
Parcel IDs: 15 126 05 003, 015, 021, & 022 
Request: Future Land Use Plan Map Amendment 
Property Owner(s): Georgia General Snapfinger Dev 
Applicant/Agent: Battle Law Group 
Acreage: 17.23 
Existing Land Use: Suburban (SUB) 
Proposed Land Use: Town Center (TC) 
Surrounding Properties: 
Adjacent Zoning: 
(Adjacent Land Use): 
Comprehensive Plan: 

North:R-100 (SUB) South: R-100 (SUB) East: HR-2 (TC) West: R-100 (SUB) Northeast: HR-
2 (TC) Northwest: R-100 (SUB) Southeast: R-100 (SUB) Southwest: R-100 (SUB) 

Consistent   Inconsistent 

 Proposed Density: 9.75 units/a.c. Existing Density:  1 unit 

 Proposed Units/Square Ft.:  132 townhomes; 24 lots Existing Units/Square Feet:  

 Proposed Lot Coverage: N/A Existing Lot Coverage:  

Companion Application: 

The applicant has filed a companion application (Z-19-1243385) to amend the Zoning of the parcels from R-100 (single-
family) to MR-1 (medium density residential 1). 

STAFF RECOMMENDATION:  WITHDRAWAL WITHOUT PREJUDICE 

The development proposal matches the ‘Outer Ring Intensity’ policies which protect surrounding single-family 
detached residential from Activity Center development.  The proposed townhomes transition from the multi-family 
development (Wesley Club Apartments) and the incorporated single-family detached lots transition to the existing 
single-family to the west of Kelley Chapel Road by matching the existing single-family detached homes in the area. 

The development proposal is consistent with Land Use Policies (general) and the Town Center Character Area policies 
of the DeKalb County 2035 Comprehensive Plan.  However, staff recommends ‘Withdrawal Without Prejudice’ of the 
requested Future Land Use Plan Map Amendment at the request of the applicant. 

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



DeKalb County Long Range Planning Division 
Supplemental Land Use Report (for developments proposed in Activity Centers) 

Case No. 
Project 
Name: 

Existing FLU: Suburban 
Proposed FLU: Town Center 

BOC Hearing Date 
9/24/2019 

Staff Recommendation 
Withdrawal Without Prejudice 

LP-19-123384 Town Center Premise - These policies are primarily applicable to activity centers that do not have adopted studies. 
Studies that are adopted for Town Centers are referred to as Small Area Plans (SAP), and they provide more 
detailed guidelines and recommendations for land use, zoning, development, transportation, housing, economic 
development, and green space. If there are conflicts between SAP and Town Center policies, SAP policies shall take 
precedence.   

Town Center Intent - The intent of the Town Center Character Area is to promote the concentration of residential 
and commercial structures, which serve many communities in order to reduce automobile travel, promote walkability 
and increased transit usage. The areas consist of a focal point for several neighborhoods with a variety of activities 
such as general retail, commercial, professional office, higher-density housing, and appropriate public and open 
space uses that are easily accessible by pedestrians. This character area is similar to neighborhood center, but at a 
larger scale. The preferred density for areas of this type is up to 60 dwelling units per acre. 

MAPS 
Land Use 
Town Center 
60 dwelling units 
per acre 

Primary Uses 
• Townhomes
• Condominiums
• Apartments
• Health Care

Facilities
• Retail and 

Commercial
• Office 
• Institutional
• Entertainment

and Cultural
Facilities

• Park and 
Recreational
Facilities

• Public and Civic
Facilities
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Project Description  
Location:  2658 Kelley Chapel Road, 2317, 2349, & 2610 Snapfinger Road 

Developer/Owner:  Georgia General Snapfinger Development, LLC 

Estimated Completion: 2021 

Project Size (Acres, Square Footage, etc.) 

Acres: 17.23 

• Retail SF:  N/A
• Restaurant SF: N/A
• Office SF:  N/A 
• Hotel SF:   N/A       Rooms:  N/A 
• Entertainment:  N/A
• Residential SF:   N/A Units:  132 Townhomes; 24 single-family detached 
• Other:
• Total SF: N/A
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Land Use Policy Analysis 
(Based on Chapter 7 Land Use of the DeKalb County 2035 Comprehensive Plan) 

Town Center Policies Compliant with 
Comprehensive Plan 

Additional comments that justify staff 
recommendation 

YES NO 
Not 

Applicabl
e 

1. Protect Single Family Neighborhoods -
Preserve and enhance the integrity and quality of
existing residential neighborhoods.

☒ ☐ ☐
This proposal would be consistent with ‘Outer Ring 
Intensity’ Land Use policies that fits compatibility with 
the surrounding uses. 

2. Maximum Density— Encourage the
maximum density of residential in mixed use
projects not to exceed 60 dwelling units per acre,
with the most intense development located
towards the commercial and/or office core of the
Town Center.  Properties located along the outer
edges of the Town Center shall be sensitive to
the building height and density of adjacent single
family residential.  (Refer to Figure 7.3, page 60
of the comprehensive plan)

☒ ☐ ☐

3. Retrofitting - Foster retrofitting for conformity
with traditional neighborhood principles. ☐ ☐ ☒
4. Pedestrian Scale Development - Create
pedestrian scale communities that focus on the
relationship between the street, buildings,
streetscaping and people.

☒ ☐ ☐

First rendering indicates that the development intends 
to create enhanced open space as a part of the 
development and an internal complete street grid. 

5. Mixed Use Development - Create compact
mixed-use districts and reduce automobile
dependency and travel to obtain basic services.

☒ ☐ ☐

6. Transitional Buffers - Require greater
setbacks and/or transitional buffers for
developments when located adjacent to lower
density residential uses.

☒ ☐ ☐

7. Enhanced Buffers - Require the incorporation
of enhanced buffers in efforts to protect single
family neighborhoods.

☒ ☐ ☐

8. Staggered Heights - Require the
consideration of staggered height implementation
when developments are adjacent to single family
residential neighborhoods.

☒ ☐ ☐

9. Streetscaping - Improve street character with
consistent signage, lighting, landscaping and
other design features.

☒ ☐ ☐
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10. Pocket Parks - Create focal points through 
the use of existing pocket parks and squares for 
community activities. 

☒ ☐ ☐ 
The proposal would convert land to enhanced open 
space. 

11. Cultural Diversity - Promote activities to 
highlight historic and cultural assets in the 
community and provide opportunities for 
community interaction. 

☐ ☐ ☒ 

 

12. Infill Development - Utilize vacant properties 
in the neighborhood as an opportunity for infill 
development of   compatible structures. 

☒ ☐ ☐ 
 

13. Parking - Clearly define road edges by 
locating buildings near the roadside with parking 
in the rear.    

☐ ☐ ☒ 
 

14. Open Space and linkages - Encourage that 
all development and redevelopment in activity 
centers provide open space and/or contribute to 
the public realm with wider public sidewalks, 
pedestrian linkages and other design features.  

☐ ☐ ☒ 

 

15. Healthy Neighborhoods - Promote healthy 
living in neighborhoods by incorporating a 
pedestrian environment that encourages 
socialization, walking, biking and connectivity. 
Implement the recommendations of the Master 
Active Living Plans (MALPs).   

☒ ☐ ☐ 

 

16. High Density Residential - Residential 
development shall reinforce the center by 
locating higher density housing options adjacent 
to the center. Housing in Town Center shall be 
targeted to a broad range of income levels. 

☒ ☐ ☐ 

This development proposal is consistent with ‘Outer 
Ring Intensity’ policies. 

17. Pedestrian Enhancements - Create a 
pedestrian-friendly environment by adding 
sidewalks that link neighborhood amenities. 

☒ ☐ ☐ 
 

18. Traffic Calming - Organize circulation 
patterns through traffic calming techniques and 
access management.  Add traffic calming 
improvements, sidewalks, and increased street 
interconnections to increase safety and improve 
walkability. 

☒ ☐ ☐ 

 

19. Pedestrian Oriented Design - Design shall 
be pedestrian-oriented with walkable connections 
between different uses. 

☒ ☐ ☐ 
 

20. VMT - Promote new and redevelopment at or 
near activity centers as a means of reduce 
vehicle miles traveled (VMT). 

☒ ☐ ☐ 
Transit access within ½ mile? Yes 

21. High Density Development - Each Town 
Center shall include a very high-density mix of 
retail, office, services, and employment 
opportunities to serve several neighborhoods. 

☐ ☐ ☒ 

Percentage of mixed use: 
__Residential __ Office __ Retail __Open Space 
Job Creation Numbers: 
__ Construction __ Permanent Jobs __ Wages 

22. Small Area Plans (SAPs) -Implement 
appropriate sub-policies (pages 85-114 in 
the comprehensive plan) and development 
guidelines in Town Centers that have Small 
Area Plans, which provide more guidance to 
the development of mixed use and transition 
down to single family residential.   ☐ ☐ ☒ 

This project is within the following SAP of the Town 
Center:  
☐Medline Activity Center 
☐Wesley Chapel LCI  
☐Candler Road Flat Shoals LCI 
☐Redan Road Indian Creek Master Active Plan  
☐Toco Hills Node of the North Druid Hills LCI 
 
If one of the above is checked, provide policies and 
map for that particular study, that supports 
recommendation.   

23.  Preferred Uses – Each Town Center shall 
include a high density mix of retail, office, 
services, and employment to serve 
neighborhoods. 

☐ ☐ ☒ 

Percentage of mixed use: 
__Residential __ Office __ Retail __Open Space 
Job Creation Numbers: 
__ Construction __ Permanent Jobs __ Wages  
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Economic Development Analysis 

(Based on the 2014 DeKalb County Economic Strategic Plan) 
Policies Compliance with 

the Strategic Plan 
Additional comments that justify staff 
recommendation 

Yes No N/A 
Target Industry and Niches 
☒Click here if no Target Industry applies 

    

Professional and Business Services (PBS)  
 
☐Niche Markets: Entrepreneur-Enabled Businesses, E-
commerce, Engineering, Creative Design, Consulting, 
Accounting, & Marketing 
☐Criteria: Clean, Sustainable, Creative 
☐Theme Elements:  

• Job types: knowledge, technical, and innovation 
workers.   

• Entrepreneurship. Businesses in this industry are 
typically small and locally owned. The opportunity for 
entrepreneurship is high. 

• Business retention efforts could be expanded to 
reduce the outflow of businesses and keep them 
operating within the county. 

 

☐ ☐ ☒ 

Supporting Information:  Business services 
are, in their broadest sense, occupations 
geared toward providing services in the 
business world.  Professional services are 
those requiring niche educational training, 
such as architects, engineers, accountants, 
doctors, and lawyers.   
 
Professional and Business Services (PBS) 
firms exist both as subsidiary operations for 
parent firms as well as outsourced third-party 
service providers.  Entrepreneur business 
services is one of the fastest growing sectors 
of the US economy. 
 
Relevance to subject property: None  
  

Life Sciences - Services, products, and activities that are 
broadly related to research, manufacturing and other activities 
focused upon or utilizing living organisms, with particular 
attention to activities relating to the maintenance or restoration 
of health. 
 
☐Niche Markets:  Biotechnology, Bioinformatics, Proteomics, 
Health IT, Senior Care Services 
☐Criteria:  Clean, Sustainable, Creative 
☐Theme elements: 

• Jobs types: knowledge, technical, and innovation 
workers.  

• Progression in this industry relies on small businesses 
that pursue ideas and technological advancements 
made in the public sector. 

• As businesses grow, access to larger markets 
becomes vita. 

• Retention of existing companies is just as important as 
business attraction for sustained economic growth. 

☐ ☐ ☒ 

Supporting Information:  The Life Sciences 
industry is currently one of the largest in the 
U.S. economy and is projected to undergo the 
swiftest growth in employment and wages 
among all industries over the next ten years. 
 
Life sciences relies on high levels of scientific 
and technology research, and therefore 
depends heavily on research institutions such 
as universities. Moreover, funding 
requirements within the industry are 
substantial, placing companies and 
entrepreneurs that work within the industry in 
particular need of readily accessible venture 
capital, government funding, and other 
sources of funding. 
 
Relevance to subject property: None  

Tourism - Tourism as an industry focuses on destinations, 
travelers, and the businesses that accommodate those 
travelers.  
 
☐Niche Markets:  Cultural Tourism, Bed & Breakfast Inns, 
Youth Sporting Events, Dynamic Tour Packaging 
☐Criteria:  Green, Sustainable, Creative 
☐Theme elements: 

• Job types: knowledge and innovation workers as well 
as semi-skilled workers. 

• Those with an entrepreneurial passion can enter into 
this industry, which celebrates creativity and ingenuity. 

 

☐ ☐ ☒ 

Supporting Information: Professions within it 
include travel agents, event planners, 
museum curators, archivists, and various 
supporting occupations.  Being that tourism 
requires travel, the industry is not considered 
clean.  In recent years, however, tourists have 
begun to turn toward green and other more 
socially conscious ways to experience their 
destinations. 
 
Eco-tourism looks to offset environmental 
costs associated with travel through 
environmentally friendly activities and 
accommodations. In this regard, some parts of 
the industry could be considered green. 
Tourism is also creative in that it is the energy, 
passion, and enriching experience that attract 
tourists to their destinations. 
 
Relevance to subject property: None  
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LOGISTICS - the process of planning, implementing, and 
controlling the efficient flow of goods and services through the 
supply chain from producer to consumer.  Distribution includes 
all freight carriers (air, trucking, and intermodal) and 
warehousing. 
 
☐Niche Markets:  Specialized Freight Trucking, Back Office 
Support Services, Truck Terminals, Warehouse Distribution. 
☐Criteria:  Sustainable 
☐Theme elements: 

• Jobs are this industry include knowledge and 
technical workers as well as semiskilled workers. 

• As technology and trade regulation continue to 
evolve, the Logistics industry has great opportunities 
for entrepreneurs to innovate new and more efficient 
ways to store and distribute goods. 

• Retention of DeKalb’s Logistics companies will be 
critical to the continued development of this industry. 
Many of those companies are located in the 
Southwest area of the county, where the location 
advantage is greatest. 
 

☐ ☐ ☒ 

Supporting Information: Until recently, most 
manufacturing firms coordinated their own 
warehousing and flow mechanics. Now, these 
services are often outsourced to develop 
advanced just-in-time delivery systems. The 
integration of international trade, logistics, and 
distribution into one continuous supply chain 
driven by free trade has put this industry at the 
forefront of economic growth. 
 
Logistics and distribution companies that can 
capture small and medium sized 
businesses entering the global market will 
experience above average growth. These are 
the businesses that DeKalb County is best 
suited to support because of its proximity to 
major interstate corridors and transportation 
hubs as well as its reasonable labor costs. 
 
Relevance to subject property: None  

CONSTRUCTION AND SUPPORT TRADES (CST) - 
Construction is the creation of improvement of man-made 
structures. It can include residential, commercial, and industrial 
building construction, or civil construction, which encompasses 
infrastructure and utilities.  
 
☐Niche Markets:  Construction Materials Manufacturing, 
Contracting, Homebuilding   
 
☐Criteria:  Clean 
 
☐Theme elements: 

• CST employs workers across the full spectrum of skill 
levels, from architects, to skilled tradesmen, to semi-
skilled workers. 

• Growing emphasis on green construction practices 
provides opportunities to entrepreneurs and 
innovators. 

• Retention of DeKalb’s existing CST firms will be 
essential to industry growth. 

☐ ☐ ☒ 

Supporting Information: Construction 
support trades are those that enable but do 
not directly participate in construction 
operations, to include material and equipment 
providers and contractors.  Construction was 
one of the industries hit hardest by the 
recession, as great economic uncertainty and 
liquidity issues caused both public and private 
entities to rethink new construction projects, or 
even abandon ongoing projects. 
 
Now that the economic recovery is picking up 
momentum, DeKalb County has an 
opportunity to capitalize on the nationwide 
resurgence in the industry. New technologies 
and eco-friendly construction practices provide 
a unique opportunity to DeKalb CST entities 
as they work to complete projects halted 
during the recession and work on new 
projects. An excellent example of such a 
project is the proposed redevelopment of the 
Doraville GM plant. The proposed conversion 
of the site into a “livable, mixed-use, transit-
oriented development” is an opportunity for an 
innovative, socially responsible industry 
resurgence and can serve as a model for 
similar projects in the future.  
 
Relevance to subject property: None  
 
 

Advanced Manufacturing - Advanced manufacturing is a 
category of manufacturing that utilizes innovative technologies 
to make better products and improve the methods to produce 
those products. 
 
☐Niche Markets:  Fabricated Metals Manufacturing, Medical 
Equipment and Supplies, Laboratory Equipment and Supplies, 
Light Manufacturing and Assembly.  
 
☐Criteria:  Green and Creative  
 
☐Theme elements: 

☐ ☐ ☒ 

Supporting Information: The future of 
manufacturing, in DeKalb County and 
nationally, is both quick and detailed, but is 
above all smarter. The kinds of manufacturers 
that can prosper in a new American economy 
need to “green” their production methods and 
think creatively about how consumers will use 
them. 
 
It is no secret that all kinds of manufacturing 
jobs have become harder to find in recent 
decades for American workers. Nearly every 
city in the country has seen a declining 
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• Despite current trends, the jobs that remain in 

manufacturing will require a range of skills. Semi-
skilled workers will be needed as well as workers that 
have specialized technical skills and also, workers 
that think in innovate ways. 

• Supporting entrepreneurs with new and exciting ways 
of commercializing advances in research can give this 
industry a much-needed breath of fresh air. 

• Even though manufacturers are not quite as mobile 
as other businesses, the county must explore ways of 
keeping manufacturers operating within the county. 

manufacturing base. Yet, between 2011 and 
2012, there have been some signs of growth 
in certain manufacturing sectors. The impact 
that these kinds of jobs can have is huge for 
the places that can attract them. 
 
Relevance to subject property: None  
 

Improve Business Climate     
Business Climate Action Plan 
1. Optimize Incentives 
2. Support Entrepreneurs & Small Businesses 
3. Support Existing Businesses & Foster Expansion 
4. Finalize Implementation of Development Services Overhaul 
5. Strengthen the Economic Development Organization 
6. Improve Marketing, Branding, and Communication for the 
County & DADC 

☐ ☐ ☒ 

 

Revitalize Commercial Corridors and Embrace New 
Employment Centers 

    

Employment Centers Action Plan. Subject property / project 
provides the following (check all that apply):  
 
☐Incentivize redevelopment and build public/private 
partnerships 
☐Secure appropriate zoning. Rezone required? ___ 
☐Appropriate marketing and branding for employment centers 
and target industries 
☐Creation of a new employment center in DeKalb County 
☐Encourage clustering through target industry support 
programs 
 

☐ ☐ ☒ 

 

Click “NO” if the property is not within an employment 
center.  
 

☐ ☐ ☒ 
 

Northern DeKalb Employment Center Location (check 
one): 
 
☐The I-85 / I-285 interchange - Though significantly 
developed, the strategic interstate crossing and proximity to 
both Mercer University and the airport indicate this location is 
currently underleveraged. Investments to expanded 
transportation options should be considered to enable efficient 
mobility and facilitate development in this area.  
 
☐Northlake Mall - Located at I-285 and Lavista Road, the 
Northlake Mall is an existing employment center that should 
continue to be supported through this the Strategic Plan and 
the County’s Comprehensive Plan. 
 
Industry Characteristics 

• Target Area: FPS and Life Sciences  
• Supporting Industries:  Specialty Retail, IT Services, 

& Educational Services.   
 

☐ ☐ ☒ 

  

West Central DeKalb Employment Center Location (check 
one):  
 
☐Intersection of Briarcliff Road North Druid Hills Road - With 
direct access to I-85, this area contains office and retail space, 
and is linked to the healthcare engines of the Clifton Corridor. 
A significant opportunity exists to expand the life sciences 
cluster. Only a short distance north of Emory and CDC, this 

☐ ☐ ☒ 

  



DeKalb County Long Range Planning Division 
Supplemental Land Use Report (for developments proposed in Activity Centers) 

 
currently only houses a strip mall and has potential for further 
development. 
 
☐Intersection of I-85 and Clairmont Road - Serving as a major 
interstate access for much of the district, this strategically 
located exit can build off of the success of adjoining 
Brookhaven. This employment center can build on existing 
development nearby at Executive Park. 
 
☐Intersection of N Druid Hills Road and Lavista Road - Offers 
opportunity for expansion. Currently houses a Georgia 
Department of Labor career center, restaurants, office space 
and retail establishments. Existing infrastructure would have to 
be upgraded to allow for greater density in this area. 
 
Industry Characteristics 

• Target Area: FPS, Life Sciences, Tourism 
• Supporting Industries:  General Retail, IT Services, 

Educational Services 
Southwest DeKalb Employment Center Location (check 
one): 
 
☐I-20/ Candler Road - Currently housing the South DeKalb 
Mall, this 
exit is well positioned and has plenty of available infrastructure 
for redevelopment. 
 
☐I-20 / I-285 Interchange: This junction of two interstate 
highways has large tracts of undeveloped land located nearby. 
 
☐Memorial Drive: The segment of Memorial Drive between 
Atlanta and Avondale Estates could stand to benefit greatly 
from redevelopment and currently only houses 
underperforming or underutilized retail and commercial 
establishments. 
 
☐Moreland Area: Already a substantial commercial logistics 
and 
manufacturing corridor, the Moreland area is close to the I-675 
/ 
I-285 Interchange and has room for additional growth. 
 
Industry Characteristics 

• Target Area: Logistics, CST, Manufacturing 
• Supporting Industries:  Specialty Retail, General 

Retail, Educational Services 

☐ ☐ ☒ 

 

East Central DeKalb Employment Center Location (check 
one): 
 
☐Stone Mountain Industrial Park: Located near the 
intersection of two major roads, this industrial park has a well-
established CID and is a strong candidate for further 
development. 
☐Memorial Drive, I-285 Interchange: Despite the presence of 
the county jail, the importance of this interchange and the 
proximity of a Transit Oriented Development priority MARTA 
station make this area viable for redevelopment. 
 
Industry Characteristics 

• Target Area: Tourism, Logistics, CST 
• Supporting Industries:  General Retail, Educational 

Services 
 

☐ ☐ ☒ 

 

Southeast DeKalb Employment Center Location (check 
one)  ☐ ☐ ☒  
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☐I-285/Indian Creek MARTA Station: Found along the border 
between Districts 4 and 5, this location houses both a MARTA 
station and open land which make it a potential candidate for 
further development (Currently a MARTA–only exit).  
 
☐I-285 / Covington Hwy: This strategic intersection is centrally 
located in the county and already contains several retail and 
other commercial developments. 
 
Industry Characteristics  

• Target Area: Life Sciences, Tourism, Logistics, 
Manufacturing 

• Supporting  Industries:  General Retail, IT Services, 
Educational Services 

 
Quality of Place Enhancements     
New Employment Centers and the Comprehensive Plan 
 
☐This project will initiate a land use amendment: Public input 
is an 
essential to further assisting the viability of the proposed 
centers. We 
recommend incorporating the employment centers as part of 
the 
comprehensive plan, with neighborhood feedback for any 
potential zoning changes or proposed development. Likewise, 
land ownership patterns and other potential conflicts should be 
vetted to ensure proactive resolution of issues impacting the 
employment centers. 
 
☐The project will provide connectivity for employment centers: 
As part of the broader strategy, effort should be made to better 
connect the employment centers. This could be accomplished 
through improving existing road infrastructure and street 
connectivity in and around the centers. Additionally, 
consideration should be given to expanding transit options. 
While heavy rail expansions may be currently unattainable due 
to funding, more busing, increased car pool incentives and 
other measures can reduce traffic and increase commercial 
activity. 
 
☐This project will create Gateways: Another important way to 
integrate these employment centers in the Comp Plan and 
develop their identity is to encourage the creation of 
“gateways.” These gateways should include prominent and 
effective signage, landscaping, and a name that defines their 
identity. These gateways not only clearly delineate the 
geographical boundaries of the employment centers but also 
help develop a brand and culture around the employment 
centers and for the county. 
 

☐ ☐ ☒ 

 

Impact Analysis  
(In support of 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.) 
Questions Compliant Comments to support zoning proposal 

YES NO N/A 
A. Zoning proposal is in conformity with the policy and intent 

of the comprehensive plan: 
 ☒ ☐ ☐ 

The site is located adjacent to a designated 
Town Center Character Area by the 2035 
Comprehensive Plan. Town Centers allow a 
residential density of up to 60 units per acre. 

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

☒ ☐ ☐ 
 

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

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

E. 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: 

☐ ☒ ☐ 

 

F. The zoning proposal will adversely affect historic 
buildings, sites, districts, or archaeological resources: ☐ ☒ ☐  

G. 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: 

☐ ☒ ☐ 
 

H. The zoning proposal adversely impacts the environment 
or surrounding natural resources.  ☐ ☒ ☐  

Transportation Planning Analysis 
(Based on the DeKalb County 2014 Comprehensive Transportation Plan) 

Policies Compliant with 
the CTP 

Additional comments that justify staff 
recommendation 

Yes  No N/A 
Functional Classification for the project site: 
☒Freeway     ☐Major Arterial     ☐Minor Arterial      
☐Collector     ☐Local 

☒ ☐ ☐ 
 

Freight 
☐Located on a truck or sanitation route 
☐Proximity of Landfill or Transfer Station 
☐Located on a state route 
☐Located in proximity of rail lines and / or crossings 

☐ ☐ ☒ 

 

Access Management ☒ ☐ ☐  
Complete Streets Policy 
County / Developer will consider installing bicycle and / or 
pedestrian facilities, and Transit facilities. 

☒ ☐ ☐ 
 

Design: The following street design guidelines and best 
practices are listed on page 16 in the Appendix document of 
the CTP.  

☒ ☐ ☒ 
 

Application: See page 16 in the Appendix document of the 
CTP ☒ ☐ ☒  

Exemptions:  
☐Roadway corridor legally prohibits specific users (e.g. 
bicyclists and pedestrians on interstate) 
☐Cost of providing bicycle or pedestrian facilities is 
excessively disproportionate to the need or probable use 
☐Absence of current and future need is documented 
☐Roadways not owned or operated by DeKalb County. 

☐ ☐ ☒ 

 

Performance Measures.  Success of complete streets 
include: 
☐Miles of new on-street bicycle routes 
☒Miles of new or reconstructed sidewalks 
☐Percentage completion of bicycle and pedestrian networks 
as envisioned by the latest DeKalb County Comprehensive 
Transportation Plan 
☐Increase in pedestrian and bicycle volumes along key 
corridors 

☒ ☐ ☐ 

 

Human Services Transportation ☐ ☐ ☒  
Bicycle and Pedestrian Level of Service Goals and 
Connectivity  
☒LOS B (within an activity center) 
☐LOS C (not within an activity center) 
☐Existing PATH Trail 

☒ ☐ ☐ 

 

Priority Bicycle Network  
☐First Tier Priority Network      ☒Second Tier Priority Network 
☐Existing PATH                    ☒Future PATH 
 
 

☐ ☐ ☒ 

 



DeKalb County Long Range Planning Division 
Supplemental Land Use Report (for developments proposed in Activity Centers) 

 
MARTA and TOD 
  ☐ ☐ ☐  

Bus Routes 
☐Project is on a bus route 
☒Project is near a bus route 
☐Project is not close to a bus route 
 

☒ ☐ ☐ 

 

Transit Stations 
☐Project is on a transit station site 
☐Project is near a transit station  
☒Project is not close to a transit station 
 

☒ ☐ ☐ 

 

Priority Projects for DeKalb County 
☐Tier 1     ☐Tier 2     ☐Tier 3     ☒None 
 

☒ ☐ ☐ 
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Table 7.4:  Character Area / Land Use Summary 

Character Area / 

Land Use 

Density 

Max  

(du/ac) 

Primary Uses Permitted Zoning Small Area Plans (SAP) 

(Refer to study master plan and SAP poli-

cies in this plan. Densities & building heights 

may vary) 

Regional Center Over 60, no 

max  
Townhomes; Condominiums; Apartments; Retail and com-

mercial; Office; Park & Rec; Institutional; Civic; Entertainment 

& Cultural; Health Care, Technology Centers 

MU-5, MU-4, MU-3, MU-2, MR-1,     

MR-2, C-1, OI, HR-1, HR-2, HR-3 
Kensington LCI 

Town Center Up to 60 Townhomes; Condominiums; Apartments; Retail and com-

mercial; Office; Park & Rec; Institutional; Civic; Entertainment 

& Cultural; Health Care, Technology Centers 

MU-5, MU-4, MU-3, MU-2, MU-1, MR-

1, MR-2, C-1, OI, HR-1, HR-2, RSM, 
Candler Road LCI; Emory Village LCI; 

N. Druid Hills LCI; Wesley Chapel LCI, 

Medline LCI, Panola MALP  

Neighborhood  
Center 

Up to 24 Townhomes; Condominiums; Apartments; Retail and com-

mercial; Office; Park & Rec; Institutional; Civic; 
MU-3, MU-2, MU-1, MR-1, MR-2, NS,  

C-1, OI, NSRSM, 
Portion of N. Druid Hills (Mason Mill 

Node) 

Commercial Rede-

velopment Corridor  

18 Commercial and Retail; Office; Condominiums; Townhomes; 

Mixed Use; Apartments; Institutional 
MU-3, MU-2, MU-1,, MR-1, MR-2, OI, 

OD, RSM 
Covington and Belvedere MALP 

Traditional Neigh-

borhood   

12 Traditional SF homes; Apartments; Assisted living; Neighbor-

hood Retail; Schools; Institutional 
MU-2, MU-1,, MR-1, C-1, OI, NS, 

RSM 
None 

Highway Corridor 30 Commercial and Retail; Office; Condominiums; Townhomes; 

Mixed Use; Apartments; Institutional 
MU-2, MU-1,, MR-1, C-1, OI, NS, 

RSM 
None 

Suburban Up to 8 SF detached; Townhomes; Assisted Living facilities; Neigh-

borhood Retail; Schools; Libraries; Parks and Related; Health 

Care; Civic 

MU-1,C-1, OI, NS, RSM, RE, RLG, R-

100, R-85, R-75, R-60, MHP, RNC 
Hidden Hills 

Rural Residential Up to 4 Low-density single family detached; Agricultural related; Cul-

tural & Historic; Institutional 
NS, RE, RLG None 

Conservation / Open 

Space 

N/A Passive parks; Nature trails; Flood plains, wetlands, water-

sheds; Golf Courses; Athletic Fields, Amphitheaters 
All zoning classifications None 

Light Industrial Up to 120 Warehouse Distribution; Wholesale/Trade; Automotive; Enter-

tainment; 
OD, C-2, M-1, HR-1, HR-2, HR-3 None 

Heavy Industrial  N/A Manufacturing; Warehouse Distribution; Wholesale/Trade; 

Automotive; Entertainment; 
OD, C-2, M and M-2 None 
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Land Use Policies  
 
The basic premise is to focus more intense development at the 
Activity Centers/Nodes.  This basic premise will help to protect 
existing neighborhoods from incompatible land uses.  The intent 
of the 2035 plan is not to allow intense development throughout 
the designated node, but to provide consideration of the allowa-
ble     densities/intensities. Listed below are the guiding princi-
ples for development. 
 
A. Locational Criteria - The most intense development shall occur in 

the center of the node or at the major intersections within the de-
fined area.  Higher density residential is encouraged within the de-
fined area (stand alone or as a vertical mixed use development).  
Office uses are encouraged within the node but can also be used 
as a buffer/transition between  existing commercial uses and resi-
dential uses.  Density shall be increased to support urban life-
styles within mixed uses.  Bonuses shall be granted for workforce 
and senior housing. 

B. Land Use Compatibility - Development intensity shall transition 
from the most dense toward the edge/periphery of the activity cen-
ter. Smaller scale professional services and residential develop-
ments may serve as transitions to existing neighborhoods. Stag-
gered heights, greater setbacks, increased screening/buffers can 
help mitigate compatibility issues. 

C. Neighborhood Compatibility - Commercial and office uses that 
would have a negative or blighting influence on adjacent residen-
tial neighborhoods or individual residence shall not be permitted. 

D. Services/Facilities - Proposed developments shall not degrade 
the level of service on roadways, capacity of water/sewer, or cause 
drainage problems.  The developer must provide evidence to the   
contrary that is acceptable to staff, make on or off site improve-
ments, and/or provide funding to mitigate impact on public facilities 
and services. All new development will be subject to review of its 
proposed impact on existing services and infrastructure. Develop-
ers will be required to submit additional plans, which will mitigate 
any negative impacts. 

E. Environmental - The proposed development shall be allowed only 
in areas where it can be demonstrated that environmental damage 

will not occur and mitigation measures must be approved by EPD 
and local stream buffer standards. 

F. Policies – The policies and strategies will be used to make recom-
mendations for zoning and land use decisions. 

G. Mandatory Pre-Application meeting – shall occur prior to zoning 
and land use application submittal to guide the applicant with de-
velopment standards and maintaining an acceptable quality of life. 

 
Policies 

 
1. Infill - Identify and encourage the development of priority areas for 

new infill or redevelopment. 
2. Mixed Use - Create compact mixed use districts and reduce auto-

mobile dependency and travel to obtain basic services. 
3. Density - Allow increased density to encourage urban lifestyles 

that support mixed use in activity centers.  
4. Existing Residential - Ensure that new development and redevel-

opment is compatible with existing residential areas. 
5. Parking - Decrease the amount of land used for surface parking. 
6. Corridor Aesthetics - Improve the aesthetic appearance of devel-

opments along major corridors. 
7. Contextual Design - Support context sensitive design as a way to 

mitigate the impact of new development at  higher densities and 
intensities. 

8. Land Development - Enforce the Land Development Chapter (14) 
of the County Code to improve development within the County.  

9. Zoning (Commercial) - Strictly regulate existing nonconforming  
commercial uses that are not recognized by the Future Develop-
ment Map.  

10. Development Standards - Provide standards of development for 
retail, office and neighborhood-serving commercial uses to protect 
the appeal and character of neighborhoods.  

11. Transportation - Encourage development within and near princi-
pal transportation corridors and activity centers. 

12. Clustering - Encourage the clustering of neighborhood and com-
munity shopping and office facilities in nodes with defined bounda-
ries which are convenient to population concentrations and major 
transportation facilities.   

13. TOD - Encourage Transit Oriented Development (TOD) in appro-
priate locations.  
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14. Brownfield/Greyfields - Promote the reclamation and 
re-use of Brownfield and Greyield development sites. 

15. New Developments - Promote new communities that 
feature greenspace and neighborhood parks, pedes-
trian circulation   transportation options, and appropri-
ate mix of uses and housing types. 

16. Buffers - Encourage the use of  buffers by large scale 
office, commercial, industrial, institutional and high 
density residential development to reduce noise and 
air pollution in residential neighborhoods. 

17. Design Guidelines - Implement design guidelines for 
site planning, landscaping, hardscaping ,and architec-
tural features to exhibit and enhance local character. 

18. Small Area Plans (SAP) - Create small area studies 
to address specific land uses issues where needed. 
Adopted SAPs within Activity Centers (Regional, 
Town, and Neighborhood Centers) supersede the pol-
icies of general policies and guidelines.  Implement 
appropriate sub-policies (pages 85-114 in this chap-
ter) and development guidelines in Activity Centers 
that have Small Area Plans, which provide more guid-
ance to the development of mixed use and transition 
down to single family residential.   

19. Connectivity - Establish inter-parcel connectivity be-
tween residential and commercial properties .  

20. Councils, Commissions and Boards Promote the 
appropriate training and guidance for the Community 
Council, Planning Commission and Board of   Com-
missioners to ensure that objective and consistent 
zoning standards are applied. 

21. GIS - Implement GIS based planning efforts to im-
prove visual awareness and planning analysis. 

22. Graphic Enhancements - Illustrate complex con-
cepts with photos, renderings and other imagery. 

23. Developers and Community Engagement - Encour-
age developers to work extensively with surrounding 
neighborhood residents to resolve community con-
cerns prior to formalizing development plans. 

 

Figure 7.2 
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Figure 7.3 



DeKalb County School District Analysis Date: 8/16/2019
Development Review Comments

Submitted to: Case #: 
Parcel #:

Name of Development:
Location:

Description:

Impact of Development:

Current Condition of Schools Rainbow ES
Chapel Hill 

MS
Southwest 
DeKalb HS

Other 
DCSD 

Schools
Private 
Schools Total

Capacity 638 1,076 1,825
Portables 0 0 0
Enrollment (Fcst. Oct. 2019) 373 868 1,151
Seats Available 265 208 674
Utilization (%) 58.5% 80.7% 63.1%

New students from development 19 8 16 17 2 62

New Enrollment 392 876 1,167
New Seats Available 246 200 658
New Utilization 61.4% 81.4% 63.9%

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

0.1472 0.0452 0.0030 0.1954
0.0631 0.0415 0.0088 0.1134
0.1176 0.0357 0.0093 0.1626

Total 0.3279 0.1225 0.0211 0.4715

Student Calculations

Proposed Units
Unit Type
Cluster

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

19.43 5.96 0.40 25.79
8.33 5.48 1.16 14.97

15.52 4.72 1.23 21.47
Total 43.28 16.16 2.79 62.23

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

19 6 0 25
8 6 1 15

16 5 1 22
Total 43 17 2 62

Z-19-1243385

Southwest DeKalb HS

Proposed 132 unit development with a mix of attached and detached homes.

2658 Kelley Chapel Road
Kelley Chapel Road north of Rainbow Drive

DeKalb County
15-126-05-003/-015/-022

Elementary
Middle
High

Anticipated Students
Rainbow ES

Chapel Hill MS

Yield Rates
Elementary

Middle
High

Units x Yield

When fully constructed, this development would be expected to house 62 students: 19 at 
Rainbow ES, 8 at Chapel Hill MS, 16 at Southwest DeKalb HS, 17 at other DCSD schools, and 2 
in private school. All three neighborhood schools have capacity for additional students.

Southwest DeKalb HS
SF/TH

132
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 I.  STATEMENT OF INTENT  
 

The Applicant, Georgia General Snapfinger Development, LLC, is the owner of the 

following four tax parcels with an assembled acreage of 17.23 acres (the “Subject Property”): 

Tax Parcel 15 126 05 015 2658 Kelley Chapel Road 

Tax Parcel 15 126 05 021 2317 Snapfinger Road 

Tax Parcel 15 126 05 022 2610 Snapfinger Road 

Tax Parcel 15 126 05 003 2349 Snapfinger Road 

The Subject Property has a land use designation of Suburban and is currently zoned R-100.   The 

Applicant is seeking to develop 132 townhome units, and 24 single-family detached units on the 

Subject Property.  In order to develop the proposed project, the Applicant is seeking to amend 

the land use designation from Suburban to Traditional Neighborhood.  Additionally, 

simultaneously with the submission of this Application, the Applicant has filed a Rezoning 

Application to rezone the Subject Property from R-100 to MR-1.   

This document is submitted both as a Statement of Intent regarding this Application, a 

preservation of the Applicant’s constitutional rights, and the Impact Analysis of this Application 

as required by the DeKalb County Zoning Ordinance.  A surveyed plat and conceptual site plan 

of the Subject Property controlled by the Applicant has been filed contemporaneously with the 

Application, along with other required materials. 

 

III. IMPACT ANALYSIS 

(a) Suitability of use: The proposed land use amendment will permit uses that are 

suitable in view of the uses and developments adjacent and nearby the Subject Property.   

The current Suburban land use designation supports both single-family detached and 

single family attached units.  The proposed land use change to Traditional Neighborhood 
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