
 

 Brian Wismer, Chairman 
Lucy Dolan, V. Chairman 
G. Leah Davis 
Rob Hall 
Miller Radford 
Jeanne Rast 
Cliff Thomas 

Planning Commission Meeting 
 

700 Doug Davis Drive 
Hapeville, GA 30354 

 
October 11, 2022     6:00 PM 

 
AGENDA 

1. Call to Order 
2. Roll Call  
  Brian Wismer, Chairman 

Lucy Dolan, V. Chairman 
G. Leah Davis 
Rob Hall 
Miller Radford 
Jeanne Rast 
Cliff Thomas 

3. Approval of Minutes 
  3.I. Minutes of September 13, 2022 

 
Documents:   
1. Minutes - September 13, 2022_draft 

4. New Business 
  4.I. 3410 N. Fulton Avenue and 3396 Park Avenue      Rezoning Request 

 
Background:   
Roger Fisher of Fisher Allen Group submitted a rezoning request for the properties located 
at 3410 N. Fulton Avenue and 3396 Park Place on Land Lot 95 of the 14th District, City of 
Hapeville, Fulton County, Georgia, Parcel Identification Numbers 14-0095-0009-008-1, 14-
0095-0009-012-3 from R-SF, Residential Single Family to R-5, Single Family Attached and 
Detached for the purpose of constructing a townhome development.  
   
Documents:   
1. Application - 3410 N. Fulton Ave and 3396 Park Avenue_Rezoning_Redacted 
2. Plans - 3410 N. Fulton_3396 Park Ave_Rezoning 
3. Planners Report_3410 N Fulton 3396 Park Pl_Rezoning 

5. Next Meeting Date - November 8, 2022 at 6:00 PM 
6. Adjourn  
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Miller Radford 
Jeanne Rast 
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 Planning Commission Meeting 
700 Doug Davis Drive 

Hapeville, Georgia 30354 
 

September 13, 2022   6:00 PM 
 

MINUTES 
 

1. Called to Order at 6:05 PM. 
 
2. Roll Call 
Brian Wismer, Chairman 
Lucy Dolan, Vice Chairman 
G. Leah Davis - Teleconference 
Rob Hall 
Miller Radford  
Jeanne Rast 
Cliff Thomas  
 
3.  Approval of Minutes 
 
3.I. Minutes of June 14, 2022 
MOTION ITEM:  Jeanne Rast made a motion to approve the minutes of July 19, 2022, as 
submitted.  Lucy Dolan seconded the motion.  Motion carried:  5-0. 
 
Commissioner Radford entered the meeting during discussion of the following item:  
 
4. Old Business 
 
4.I. 3309-3345 Dogwood Drive    Preliminary Plat Review 
Background: 
Briana Garcia and Monte Hewitt of Green River Construction Georgia, LLC requested preliminary 
plat review for the properties located at 3309 Dogwood Drive (Parcel ID: 14-0098-0016-010-5), 
3319 Dogwood Drive (Parcel ID: 14-0098-0016-011-3), 3327 Dogwood Drive (Parcel ID: 14- 0098-
0016-012-1), 3335 Dogwood Drive (Parcel ID: 14-0098-0016-013-9) and 3345 Dogwood Drive 
(Parcel ID: 14-0098-0016-029-5). The properties are zoned U-V, Urban Village. 
 
Findings: 
The applicant requested to combine 5 parcels into 1 parcel for the purpose of constructing 58 
single family attached (townhome) dwellings.  Proposed are 7 buildings and an amenity area. 
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A north arrow/compass rose should be added to the plat. 

The applicant should address any outstanding issues raised in the Engineer’s report. 
 
Recommendation:  

Once the necessary revisions are made, the preliminary plat may be approved with the 
understanding the applicant shall comply with all other zoning rules, regulations, covenants, 
and easements of record. 

 
Public Comment:  None.  
 
MOTION ITEM: Cliff Thomas made a motion to approve the preliminary plat for 3309-3345 
Dogwood Drive subject to the deficiencies outlined in the City Planner and Engineer’s reports. 
Lucy Dolan seconded the motion.  Motion Carried:  6-0. 
 
4.II. 3309-3345 Dogwood Drive   Site Plan Review 
Briana Garcia and Monte Hewitt of Green River Construction Georgia, LLC requested site plan 
review to construct a townhome development located at 3309 Dogwood Drive (Parcel ID: 14-
0098-0016- 010-5), 3319 Dogwood Drive (Parcel ID: 14-0098-0016-011-3), 3327 Dogwood Drive 
(Parcel ID: 14-0098-0016-012-1), 3335 Dogwood Drive (Parcel ID: 14-0098-0016-013-9) 
and 3345 Dogwood Drive (Parcel ID: 14-0098-0016-029-5). The properties are zoned U-V, Urban 
Village. 
 
Findings:  
The project is located in the Dogwood Gateway Corridor of the LCI Study/Comprehensive Plan 
approved by the city in 2017. 
 
The property is zoned U-V, Village, is part of the A-D, Arts District Overlay, and is subject to the 
requirements for Neighborhood Conservation Area of the Architectural Design Standards. 
 
Building heights have not been provided.  No building or structure shall be less than 24 feet in 
height or exceed four stories or 64 feet in height, provided the city planning commission may 
allow a development with greater height via site plan approval. 
 
Mr. Hewitt asked if the buildings located in the rear would be classified as multifamily or single-
family attached.  Dr. Patterson stated multifamily developments located within the U-V Zone 
would require a Conditional Use Permit.  
 
Sidewalk dimension have not been provided. Plans indicate a new concrete sidewalk and 
planter systems will be installed to match city requirements for Dogwood Drive. 
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64 Garage spaces are provided, 52 tandem spaces, 21 surface spaces and 1 handicap accessible 
space for a total of 138 spaces. This exceeds the parking requirement by over 100% and will 
require a variance from the Board of Appeals.  Staff supports the variance. 
 
Recommendation:  
The site plan is deficient for zoning in the following areas: 

1. The parking exceeds allowable per Code but is desirable for visitors and supported by 
Staff. A variance will be required and is supported by Staff. 

2. Building heights not provided. 
3. Clear area for sidewalk detail should be provided. 
4. Timeline not provided. 
5. It is not clear whether the GDOT will require an accel/decel lane which may impact the 

site plan. The applicant should confirm with GDOT. 
 
The building elevations will be reviewed by the Design Review Committee for compliance with 
the Architectural Design Standards. 
 
Once the Applicant has addressed all of the Planner’s, Engineer’s, Fire Marshall’s and Arborist’s 
comments to come into compliance with Code, the plan may be approved. 
 
Public Comments: 
Catherine Mickle, 3361 Dogwood Drive - Arches Brewing, commented regarding the interior 
driveway, rear trees and fence.  Expressed concerns related to safety and noise.  
 
Jennifer Ohme, 472 Walnut Street, commented regarding the construction and its impact.  Also 
asked if the developer would consider donating building materials to Lifecycle Building Center 
prior to demolition.  Mr.  Hewitt stated yes and they will also abide by the City’s requirements.  
 
End of Public Comments. 
 
Commissioner Wismer asked regarding the proposed development timeline.  Ms. Garcia stated 
they are hoping to acquire the LDP (Land Disturbance Permit) by the end of October 2022 and 
the project would be under construction for approximately two years.  
 
MOTION ITEM:  Jeanne Rast made a motion to approve the site plan for 3309-3345 Dogwood 
Drive subject to the following conditions:  
 

1. The height of the townhomes is limited to 45’ or 3 stories. 
2. Recommend the Board of Appeals approve the parking variance.  
3. Provide sidewalk detail that meets the City’s requirements.  
4. Address outstanding comments from the Engineer, Planner, Fire Marshal, and 

Arborist.  
5. Provide a development schedule. 
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Cliff Thomas seconded the motion.   
Motion Carried:  6-0. 
 
6. Next Meeting Date – October 11, 2022 at 6:00 p.m. 
 
7. Adjourn 
 
MOTION ITEM: Cliff Thomas made a motion to adjourn the meeting at 7:08 p.m.  Jeanne Rast 
seconded the motion.  Motion carried:  6-0.  
 
Respectfully submitted by, 
 
 
 
__________________________   ________________________________ 
Brian Wismer, Chairman    Adrienne Senter, Secretary 
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PLANNER’S REPORT 

 
DATE:     October 6, 2022 
TO:      Adrienne Senter 
FROM:    Lynn Patterson 
RE: Rezoning 2 Tracts from RSF to R-5, Parcel numbers 14 009500090081 and 14 00950090123 
 
BACKGROUND 
The City of Hapeville received a rezoning application from Fisher Allen Group on behalf of Stream 
Funding Group, LLC for the rezoning of 2 parcels (3410 N Fulton Ave and 3396 Park Place) from R-SF, 
Single Family Residential to R-5, One Family Attached/Detached Residential as part of an assemblage.  
The current parcels have 6 single family dwellings sited on the two non conforming parcels and a 
wooded greenspace located along North Fulton Avenue.  The paved “street” (Park Place) is not an 
official street for the City and does not meet City street criteria regarding widths, curb and gutter, 
sidewalks, etc.  In addition, the utilities located throughout the project are undersized and would 
require upgrading.    These conditions render the site difficult for redevelopment as single-family lots 
which has been proposed in prior iterations. 
 
The proposed rezoning from R-SF to R-5 would allow for a 22 unit attached single family development 
with interior circulation and a common area.      
 
The location of the parcel is shown on Figure 1, City of Hapeville Zoning Map.   According to the City of 
Hapeville Future Land Use Map (Figure 2), the property is identified as Residential. 
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a. Single-family attached patio/townhomes cannot have more than eight units per building and no less than 

four units attached. 
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Figure 1 City of Hapeville Current Zoning Map 

Property Zoned R-SF, Proposed R-5 
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Figure 2 City of Hapeville Future Land Use Map

 

 

 

  

Property Zoned RSF, 

Proposed R-5 
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REVIEW OF APPLICATION 

The analysis below is for the proposed rezoning consolidating two tracts totaling 1.439 acres to  
accommodate 22 townhomes located at 3410 N Fulton 3396 Park Place.  The Mayor & Council 
may place conditions on any zoning map amendment that is conditional to the submitted site plan 
(Sec. 93-25-7).  Note: a formal site plan review has not been submitted for nor completed and 
therefore any site plan associated with this rezoning will require a separate review. 
 

(1) The existing land use pattern; 

The parcels currently house 6 single family dwellings (3 each property).  These houses are non-
conforming as the lots are R-SF with one dwelling unit per lot allowed.  The current dwellings also do 
not enfront N Fulton as prescribed in the zoning standards.  The current “street”, Park Place, it 
technically not a street as it doesn’t meet City requirements with regard to width, radii, curb and gutter, 
sidewalks.  The current utilities are undersized and require updating.  The properties surrounding the 
parcel are an elementary school (to the south), undeveloped Fulton County School Board land (to the 
east) and single-family residences to north and west (across the street).   

 

(2) The possible creation of an isolated district unrelated to adjacent and nearby districts; 

The current zoning (RSF), while consistent with surrounding properties, does not lend to redevelopment 
of the existing properties as they are non conforming (see above).  The R-5 zoning designation allows 
for single family detached or attached homes and does not include any multi-family or commercial 
components.  The Future Land Use Map designates the properties as residential.  While this use is 
higher in density than the surrounding properties of single family detached, it may be considered a 
buffer between the downtown commercial developments, the institutional use of the Hapeville 
Elementary School and Fulton County School Board properties.   

 

(3) The population density pattern and possible increase or overtaxing of the load one public facilities 
including, but not limited to, schools, utilities, and streets; 

The proposed zoning change and accompanying development includes attached single-family 
dwellings.   The density allowed is higher than existing zoning and will require local upgrades on the 
site.     

 

(4) The cost of the city and other governmental entities in providing, improving, increasing or 
maintaining public utilities, schools, streets and other public safety measures; 

There is no foreseeable significant increase in providing, improving, increasing or maintaining public 
utilities, schools, streets, and other public safety measures.  

 

(5) The possible impact on the environment, including, but not limited to, drainage, soil erosion and 
sedimentation, flooding, air quality and water quantity.  

Per the survey and the below map, it does not indicated that the properties are located within the 
FEMA Flood Map.  All city and state requirements regarding drainage, soil erosion, sedimentation, 
flooding, air quality and water quality are required during development.    
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(6) Whether the proposed zoning map amendment will be a deterrent to the value or improvement of 
development of adjacent property in accordance with existing regulations; 

There is no evidence the change in zoning is a deterrent to the value or improvement of adjacent 
property.  

 

(7) Whether there are substantial reasons why the property cannot be used in accordance with existing 
regulations; 

The proposed rezoning would allow for redevelopment of the properties which would be difficult to 
achieve given current conditions described above. 

 

(8) The aesthetic effect of existing and future use of the property as it relates to the surrounding area; 

The proposed zoning would increase the density of the site and would site attached dwelling units along 
the N. Fulton frontage, which is currently a vegetated parcel.   

 

(9) The extent to which the proposed zoning map amendment is consistent with the land use plan; 

The future land use plan designates the land use as residential use.  The proposed zoning amendment is 
consistent with the future land use map.   

 
(10) The possible effects of the proposed zoning map amendment on the character of a zoning district, 
a particular piece of property, neighborhood, a particular area, or the community; 

The effects of the zoning map amendment would increase residential density. 
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(11) The relation that the proposed zoning map amendment bears to the purpose of the overall zoning 
scheme, with due consideration given to whether or not the proposed change will help carry out the 
purposes of these zoning regulations; 

The proposed zoning map amendment would not substantially change the purpose of these zoning 
regulations.   

 

(12) Applications for a zoning map amendment which do not contain specific site plans carry a 
rebuttable presumption that such rezoning shall adversely affect the zoning scheme; 

A site plan was provided.  Modifications to the site plan will be required, if approved. 

 

(13) The consideration of the preservation of the integrity of residential neighborhoods shall be 
considered to carry great weight; 

There are adjacent residential neighborhoods across the street to the west and to the north.  A 
landscape buffer on the property line adjacent to the single-family residential properties is 
recommended.   

 

(14) In those instances in which property fronts on a major thoroughfare and also adjoins an 
established residential neighborhood, the factor of preservation of the residential area shall be 
considered to carry great weight. 

Not applicable. 

 
FINDINGS 

The proposed zoning change to R-5 is required for the assemblage redevelopment of the two 
properties.  Multiple iterations for the properties have been examined using single family detached 
schemes, however, they have proven difficult given property shape and infrastructure.   A rezoning to 
R-5 would permit redevelopment while limiting it to residential use only.    Revisions to the site plan, 
including a shift in one of the units along N. Fulton Ave to 4 units would be required as well as any 
others identified once a formal site plan is submitted and reviewed. 
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