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REZONING APPLICATION ANALYSIS 

 

Prepared By: Ellis Still, Deputy Director  

 

Petition Number: RZ25-001 

 

Applicant: Robert F. Bullard   

 1235 Prospect Road  

Lawrenceville, GA 30043 

blpbobby@bellsouth.net   

                 Owner:          Boris Besay   

    Allison Besay    

    Michele Besay 

    2474 Kings Arms Dr., Atlanta, GA 30345 

                                                                                                    besayb2@yahoo.com  

 
Project Location: 1455 Rogers Lake Road, Stonecrest, GA 30058 (Parcel ID # 16 131 03 012) 

  
District: 1- Councilman Tara Graves  

 

Acreage: +/-14.79 acres  

 

Existing Zoning: R-100 District (Residential Med Lot) 

 

Future Land Use: Suburban (SUB) 

 

Overlay District: N/A 

 

Proposed Development/Request: The applicant is seeking a rezoning and map amendment of +/-14.79 acres from R-

100 (Residential Med Lot) district to RSM (Small Lot Residential Mix) district to 

construct 75 townhomes.  

 

CPIM: June 12, 2025 

 

Planning Commission (PC): July 1, 2025 

 

Mayor & City Council:                                July 28, 2025  

Sign Posted/ Legal Ad(s) submitted: May 23, 2025  

Staff Recommendations:     Approval with CONDITIONS  

                                                (amended July 21, 2025) 

PC Recommendation:         DEFFERAL  

mailto:blpbobby@bellsouth.net
mailto:besayb2@yahoo.com
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PROJECT OVERVIEW 

Location         

The subject properties are located at 1455 Rogers Lake Road 

with a parcel identification of 16 131 03 012. The subject 

property is currently vacant and was partially cleared in 2021 

in accordance with  permit number LD21-004. 

The property abuts R-100 (Residential Med Lot) District to 

the west, south and east. The abutting property to the north is 

R-100 (Residential Med Lot) and RSM (Small Lot 

Residential) districts. 

 

 

Background 

The City of Stonecrest Zoning Map has the property zoned 

R-100 (Residential Med Lot) District. The property is  

partially wooded and vacant. There are no wetlands or 

floodplain areas on the property. The applicant is requesting to 

rezone tax parcel 16 131 03 012 (1455 Rogers Lake Road) 

from R-100 (Residential Med Lot) to RSM (Small Lot 

Residential).  

                                       Aerial Map        Site Photo 
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Adjacent and 

Surrounding Properties 

 

Zoning 
(Petition Number) 

 

Land Use 

 

Applicant 

R-100 

(Residential Med Lot) 

District 

 

Vacant Land 

 

Adjacent: North 

R-100 

(Residential Med Lot) 

District & RSM (Small 

Lot Residential)  

 

Single-Family Homes 

 

Adjacent: West 

 

R-100 (Residential Med 

Lot) & RSM (Small Lot 

Residential) 

 

Single-Family Homes 

Adjacent: East 

R-100 

(DeKalb County) Single-Family Homes       

(DeKalb County) 

Adjacent: South R-100 (Residential Med 

Lot) District 

Single-Family Homes on Large 

Lots 

 

 

 

DIVISION 12. - RSM (SMALL LOT RESIDENTIAL MIX) DISTRICT  

 

      Sec. 2.12.1. - Statement of purpose and intent. 

 

The purpose and intent of the City Council in establishing the RSM (Small Lot Residential Mix) District 

is as follows: 

 

A. To provide for the creation of For Sale residential neighborhoods that allow a mix of single-family     

attached and detached housing options; 

B. To provide flexibility in design and product on the interior of new development while protecting 

surrounding neighborhoods; 

C. To implement the future development map of the city's comprehensive plan. 
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City of Stonecrest 2038 Comprehensive Plan 5- Year Update 

 

 
Public Participation 

 

 

Property owners within 1,000 feet of the subject property were mailed notices of the proposed rezoning in 

January 2025. A Community Planning Information Meeting (CPIM) was held on February 13, at 6:00 p.m. at 

city hall. There was 1 attendee that spoke on the request in January. There were no attendees that spoke at the 

June 12th meeting. 
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Proposed Site Plan  WITHDRAWN 7/21/25 
Townhome Community  
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Proposed Site Plan WITHDRAWN 7/21/25 
Duplex Community  
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Proposed Site Plan (See Attachment for Amendment) 
Single-Family Community  
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Aerial Map 

 
                   

RZ25-00001 

                                          ADDRESS: 1455 Rogers Lake Road  

                                          CURRENT ZONING: R-100 (Residential Med Lot) District 

                                          OVERLAY DISTRICT:  N/A 

     FUTURE LAND USE:  Suburban  

                        SUBJECT PROPERTY:    

 

                                                  

 

 

Subject Property 
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Zoning Map 

 
 

 

Legend 
 

    R-100 Residential Med Lot   

 

       

 

     

M Light Industrial  

    RSM Small Lot Residential 

 

Future Land Use Map  

 

 
 
  
Legend 

 Heavy Ind.   Suburban Neighborhood 
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STANDARDS OF ZONING MODIFICATION REVIEW 

 

Section 7.3.5 of the Stonecrest Zoning Ordinance list eight factors to be considered in a technical review 

of a zoning case completed by the Community Development Department and Planning Commission. Each 

element is listed with staff analysis. 

A. Whether the zoning proposal is in conformity with the policy and intent of the 

comprehensive plan. 

 

The Stonecrest Future Land Use Map within the 2038 Comprehensive Plan shows the subject 

property with a land use designation of Suburban.  The Use Descriptions has townhomes as an 

allowable use and Permitted Districts allows the proposed zoning district of RSM. The proposed 

townhome development is within the allowable density range set forth by the comprehensive plan.   

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

development of adjacent  and nearby property or properties.  
 

The zoning proposal will permit a use that is suitable in view of the use and development of 

adjacent and nearby properties. The rezoning of the subject property is consistent with zoning of 

the property to the northwest that is developed as single-family homes. The current single family 

homes are constructed on lots that are larger than the proposed rezoning request permits. 

Although the subject property is nearly surrounded by property zoned R-100, mostly 5-acre 

parcels, there is a townhome development to the north with the same zoning classification as 

being requested.   

 

   

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

currently zoned.  

 

The subject property is currently zoned R-100 (Residential Med Lot).  This zoning classification 

permits single-family homes with a 15,000 square foot minimum lot size. The property does have 

reasonable economic use under its current zoning designation and could yield +/- 40 lots. An 

individual lot, single-family development would be more in character with the surrounding 

developments.   

 

 

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

nearby property or properties. 

 

The zoning proposal could adversely affect the existing use or usability of adjacent or nearby 

property.  The proposed rezoning is requesting to allow a townhome development that would add 

75 townhomes that will access Rogers Lake Road. This could add approximately 185 more cars to 

a very narrow roadway. The pavement width is approximately 20 feet along the frontage of the 

subject property. This could adversely affect the livability of the current residents quality of life as 

the development could increase accessibility issues to and from Rogers Lake Road.  

https://library.municode.com/ga/stonecrest/codes/code_of_ordinances?nodeId=COOR_CH27ZOOR_ART7AD_DIV3ZOCOPLAMPR_S7.3.5STFAGOREPRAMOFZOMA
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Additionally, the applicant has provided three (3) options of  what would be a suitable proposed 

developments  on the property. The options include townhomes, duplexes and single-family 

homes. It is staffs opinion that townhomes and the duplexes could have a proposed negative effect 

due to the number of additional cars added to Rogers Lake Road.   

 

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

of the property, which gives supporting grounds for either approval or disapproval of the 

zoning proposal.  

 

The proposed use of smaller lot single family homes, townhomes, and duplexes would be 

inconsistent with the uses that are adjacent to the parcel on all sides. The proposed townhome 

and/or duplex development would be surrounded by large-lot residential homes to the south and 

east. It would be bordered by single-family medium lot homes to the north and west. The 

proposed use would be inconsistent with the adjacent uses and would be a more intense use than 

the surrounding uses.  It would be out of character with the surrounding properties. These factors 

provide supporting grounds to disapprove the proposed rezoning request for townhomes and 

duplexes.    

 

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

archaeological resources.  

Based on available information, there is no direct indication at this time that the proposed zoning 

changes for 1455 Rogers Lake Road would adversely affect any historic buildings, sites, districts, 

or archaeological resources.  

 

G. Whether the zoning proposal will result in a use that will or could cause excessive or 

burdensome use of existing streets, transportation facilities, utilities, or schools.  

 

The zoning proposal requests a change that would generate approximately 185 additional vehicles 

on a road that is very narrow and, in some areas, has no shoulders or guard rails. This will cause 

burdensome use on the streets in the area as they is currently narrow and, in some areas, need 

repairs. The proposed development may impact the local school by increasing the number of 

students attending the area schools. It will also increase the need for utilities such as water and 

sewer and services including sanitation refuge.   

 

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

resources. 

 

The subject property was partially cleared approximately four (4) years ago. Based on the three 

(3) options of the site plans submitted, it appears that there is an attempt to save most of the 

existing mature trees depending on the site plan. The proposed development will be required to 

adherence to all development regulations including evaluation of storm-water requirements, 

erosion control plan, landscaping plan and open space/tree save areas.  
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STAFF RECOMMENDATION (Amended July 21, 2025) 

The rezoning requested lists three (3) options of a proposed community development on the 

property. The surrounding area is currently developed as single-family detached homes. The 

homes to the south and immediate north of the subject property are on lots that are 5 acres or 

more. Staff recommends that the proposed development fit with the surrounding development. 

Because there is no one (1) definite specific use that is being requested and because staff does not 

know what the true intent is, staff cannot support rezoning the property without fully evaluating a 

single/definite requested use.      

Staff recommends DENIAL of the rezoning and map amendment requests.  

The rezoning request was revisited by the applicant with an amendment to propose a solitary proposed 

use for the subject property in conjunction with the rezoning request from R-100 to RSM to construct 

single family residential detached homes. With the updated information staff recommends 

APPROVAL of the rezoning request with the following conditions. 

1.           The development shall be limited to single-family detached dwellings and accessory 

 uses and structures not exceeding 62 lots. 

2. The proposed development shall be constructed in general conformance with conceptual 

Site Plan by Bullard Land Planning dated 09-10-24 included as part of this rezoning 

  application.   

3. The minimum heated floor area of each dwelling shall be 1,400 square feet. 

4. A 20-foot buffer shall be provided where the property line of the Subject Property adjoins 

existing R-100 zoned property and shall be replanted to buffer standards where grading is 

necessary. 

5. Architectural variability.  

A. Distinctly different front façade designs shall be utilized within each phase of the 

development. The term “distinctly different” shall mean that each front for a single family 

dwelling must differ from adjacent single family dwelling front facades in at least four of 

the following six ways:  

i. The use of different primary exterior materials;  

ii. Variation in the width or height of the front façade by four feet or more;  

iii. Variation of the type, placement or size of windows and doors on the front facades;  

iv. Variations in rooflines, including the use of dormers and changes in the orientation 

of rooflines;  

v. Variation in the location and proportion of front porches; and  

vi. Variation in the location or proportion of garages and garages doors.  

B.  No single-family dwelling shall be of the same front façade design as any other single-

family dwelling along the same block face within eight lots of the subject dwelling. Mirror 

images of the same configuration are not permitted on the same block face.  

C.  No single front façade design may be used for more that 25 percent of the total units 

for the proposed single family development.  

6.  Minimum lot size shall be 6,000 SF  

7.  Setbacks:  

Front:  50 feet along Rogers Lake Road 

10 feet for interior streets 

Side: 10 feet – 15 feet between buildings  

Rear: 30 feet    
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 PLANNING COMMISSION (PC) RECOMMENDATION – July 1, 2025  

The Planning Commission recommended a DEFERRAL of the request.  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment(s): RZ 25 001 REZONING MATERIALS 
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Attachment(s): Community Planning Information Meeting (CPIM) Summary Minutes 
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