
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2019-3210 7/9/2019
File Status: Preliminary Item

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

SUBJECT:
COMMISSION DISTRICT(S): 5 & 7
Application of Rose C. Evans to rezone property from R-100 (Single-Family) District to C-2 (Local
Commercial) District to develop a contractor’s office with truck parking, at 1422 & 1450 Rock Chapel
Road.
PETITION NO: D3. Z-19-1235180

PROPOSED USE: Heavy construction contractor’s office with no outside storage

LOCATION: 1422 & 1450 Rock Chapel Road, Lithonia, GA.

PARCEL NO.: 16-189-01-002 & 16-189-01-003

INFO.  CONTACT: Marian Eisenberg

PHONE NUMBER: 404-371-4922

PURPOSE:
Application of Rose C. Evans to rezone property from R-100 (Single-Family) District to C-2 (General
Commercial) District to develop a heavy construction contractor’s office with no outside storage. The property
is located on the east side of Rock Chapel Road, approximately 62 feet north of Rock Mountain Road at 1422
and 1450 Rock Chapel Road, Lithonia, Georgia. The property has approximately 583 feet of frontage along
Rock Chapel Road and contains 8.53 acres.

RECOMMENDATION:
COMMUNITY COUNCIL: (6-10-19) DENIAL; (4-8-19) DENIAL; (2-11-19) DENIAL

PLANNING COMMISSION: (5-7-19) FULL CYCLE DEFERRAL; (3-5-19) FULL CYCLE DEFERRAL

PLANNING STAFF: Denial

STAFF ANALYSIS: The proposed request for C-2 (General Commercial) District is not appropriate given
the Suburban (SUB) land use character area designation on the site. Therefore, the Planning and Sustainability
Department recommends Denial of the applicant’s request. However, should the Board of Commissioners
choose to approve the requested land plan amendment for LIND (Light Industrial) on the subject site, Planning
suggests the attached recommended conditions for C-2 zoned property on the subject site.
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File #: 2019-3210 7/9/2019
File Status: Preliminary Item

PLANNING COMMISSION VOTE:  (5-7-19) Full Cycle Deferral 9-0-0. J. Johnson moved, E. Patton
seconded for a full cycle deferral per Staff recommendation; (3-5-19) Full Cycle Deferral 8-0-0. J. West
moved, P. Womack, Jr. seconded for a full cycle deferral.

COMMUNITY COUNCIL VOTE/RECOMMENDATION:  (6-10-19) Denial 8-0-0. (4-8-19) Denial 8-1-0.
Business is currently operating illegally on the site without the proper zoning district; (2-11-19 Denial 10-0-0.
Other sites available for industrial uses.
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Z-19-1235180 

Recommended Conditions 

 

1. The rezoning shall be subject to the site plan revision dated 5-21-19 and submitted to the 

Planning and Sustainability Department on May 24, 2019. 

2. Limit the use of the property for a heavy contractor’s office only in the existing building located 

at 1422 Rock Chapel Road with no outside storage. 

3. Landscape Buffer between the street and the existing building located at 1422 Rock Chapel 

Road, with no land disturbance permitted except for the installation of a commercial curb cut, 

signage and utilities. 

4. All trucks on the property must be owned by the owner of the business. No leasing space for 

commercial trucks by other owners. 

5. No more than 12 parking spaces as depicted on the submitted site plan for parking of owner’s 

trucks. 

6. Provide a 100-foot undisturbed buffer along the north and east property lines adjacent to 

residential zoned property. 

7. No on-site and/or outside storage permitted on property. 

8. The use of the property at 1450 Rock Chapel Road shall be limited to the following uses: 

a. Mini-Warehouse Self-Storage 

b. Heavy Contractor’s Office with a 75 ft landscape buffer within the front yard setback 

with no land disturbance permitted with no land disturbance permitted except for the 

installation of a commercial curb cut, signage and utilities. 

c. General Office Space 

d. Trade Shop with no outdoor storage 

e. Landscape Business 

 

  

   

 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

Planning Commission Hearing Date:  July 09, 2019, 6:30 P.M. 
Board of Commissioners Hearing Date: July 23, 2019, 6:30 P.M. 

 

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

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

 

 

 

Case No.: Z-19-1235180 
 

Agenda #:  D.3 
 

Location/Address: The east side of Rock Chapel 
Road, approximately 101 
feet north of Rock Mountain 
Road at 1422 and 1450 Rock 
Chapel Road, Lithonia, 
Georgia.   
 

Commission District: 5   Super District:  7 

Parcel ID: 16-189-01-002 & 16-189-01-003  
 

Request: To rezone property from R-100 (Residential Medium Lot) District to C-2 
(General Commercial) District for the development of a heavy 
construction contractor’s office with no outdoor storage.    
  

Property Owners: Arnold Bowen 
 

Applicant/Agent: Rose Evans/ Battle Law, P.C. 
 

Acreage: 8.53 Acres 
 

Existing Land Use: One commercial office building & one (1) dilapidated residential 
structure    
 

Surrounding Properties: Single-Family Detached Residences; Rock Quarry  
      

Adjacent & Surrounding 
Zoning: 

North: R-100 (Residential Medium Lot) District 
East, South & West: R-100 (Residential Medium Lot) District 
Further South: M (Light Industrial) District 
 

Comprehensive Plan: Suburban (SUB)                  Inconsistent X (Proposed LP-19-1235181)                 
 

Proposed Residential Units: N/A  
 

Existing Residential Units: None   

Proposed Lot Coverage: <80% Existing Lot Coverage: <35% Per Lot 
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SUBJECT PROPERTY & PROJECT ANALYSIS 

The subject site consists of two adjacent properties located on the east side of Rock Chapel Road (a major 
arterial) in unincorporated DeKalb County. North and east of the site are scattered single-family detached 
residences along Rock Chapel Road and Stephenson Road. Other surrounding land uses include a mixture 
of industrial uses further east along Rock Mountain Road.   

Per the submitted revised letter-of-Intent, the applicant seeks to rezone the subject site to operate a 
heavy construction contractor’s office.  Per staff’s observation, the one lot at 1422 Rock Chapel Road is 
developed with a small wood frame structure that serves as an office for truck parking in the rear of the 
site.  Staff noted a few truck cabs and cars parked on the site.  The parking lot appears to be asphalt; 
however, parking spaces are not delineated. The adjacent lot at 1450 Rock Chapel Road is heavily wooded 
with mature trees and shrubbery. A small deteriorated and uninhabitable residential structure sits on the 
site.  Per the submitted site plan and survey, it appears there is no immediate future use for the 1450 Rock 
Chapel Road property at this time.  
 
ZONING CASE HISTORY 
 
Pursuant to Z-06-1078, the subject site was part of a large 27- acre site with frontage on Rock Chapel Road 
and Stephenson Road proposed for rezoning from R-100 (Single-Family Residential) District to RM-75 
(Multi-Family Residential) District and C-1 (Local Commercial) District to develop 230 attached townhome 
units on 24.94 acres and retail uses on 2.20 acres.   A concurrent Land Plan Amendment from LDR (Low 
Density Residential) to MDR (Medium Density Residential) was also proposed pursuant to LP-06-1129. The 
Planning Commission recommended Denial of the rezoning case and Deferral of the Land Plan 
Amendment.  Both petitions were withdrawn without prejudice at the Board of Commissioners hearing on 
January 28, 2006. 
 
Pursuant to LP-07-13649, a Land Plan Amendment application was filed on a portion of the subject site 
(5.432 acres) located at 1422 Rock Chapel Road to change the land use designation from SUB (Suburban) 
to IND (Light-Industrial). A concurrent rezoning application pursuant to Z-07-13650 was filed to change the 
zoning from R-100 (Residential) to M (Light Industrial) on the subject site. Both petitions received a denial 
recommendation by District 5 Community Council on August 27, 2007. The Planning Commission voted to 
deny both petitions on September 5, 2007.  Both petitions were withdrawn without prejudice at the Board 
of Commissioners hearing on September 27, 2007. 
 
ZONING ANALYSIS 

The site is currently zoned R-100 (Residential Medium Lot) District without conditions. The subject 
application requests an amendment to the Official Zoning Map pursuant to Chapter 27, Article 7.3 of the 
DeKalb Code of Ordinances to rezone the site to the C-2 (General Commercial) District to allow a heavy 
construction contractor’s office with no outdoor storage. Per the submitted Statement of Intent, 
employees use the dump trucks that are parked at the site.  Upon arriving in the morning, employees park 
their personal vehicles on the site and switch to a dump truck for pick-up and deliveries. The empty trucks 
are returned to the site where they remain, and the employees return home in their personal vehicle.   

Per Article 2.27.1.A, the intent of the C-2 (General Commercial) zoning district is to provide convenient 
general business and commercial service areas within the county for all residents.   The request allows the 
owner to dispatch commercial dump trucks to conduct business off-site.  The site plan depicts a 100-foot 
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transitional buffer along the north property line to protect an adjacent residential property. The site also 
allows sufficient land area to provide a 100-foot transitional buffer along the east property line adjacent to 
residential zoned property. The provision of these extensive transitional buffers diminishes any negative 
impact on adjacent zoned residential properties. 

The applicant has filed a companion Land Use Plan Amendment (LP-19-1235181) to request a change from 
Suburban (SUB) to Light Industrial (LIND) for the subject site which allows a C-2 zoning district. Staff notes 
there are industrial uses in the area primarily south and further east of Rock Mountain Road, which is 
compatible with the proposed C-2 district on the site.  

COMPLIANCE WITH DISTRICT STANDARDS  

Property zoned C-2 (General Commercial) District must comply with minimum development standards per 
Article 2- Table 2.2 Non-Residential Zoning Districts Dimensional Requirements of the DeKalb County 
Zoning Ordinance.  

 

STANDARD REQUIREMENT PROPOSED COMPLIANCE 

LOT WIDTH (C-2) 

Table 2.2 

 

A minimum 100 feet of 
lot width on a public 
street frontage 

Approximately 583 feet 
of frontage along Rock 
Chapel Road.  

Yes 

LOT AREA (C-1) 

 

30,000 Square Feet 8.53 acres or 371,567 
Square Feet 

Yes 

FRONT BUILDING 
SETBACK 

60 Feet 

 

>110 Feet Yes 

SIDE BUILDING SETBACK 

 

Side Interior 20 Feet 

 

N/A  

 

N/A 

REAR SETBACK 

 

30 Feet >30 Feet Yes 

TRANSITIONAL BUFFER 

Table 5.2(a) 

50 Feet adjacent to 
residential zoned 
properties  

  

100-foot buffer along the 
north property line and 
50-foot buffer along east 
property line adjacent to 
residential zoned 
properties. 

Yes 

HEIGHT Max 3 stories  1-story   Yes 

PARKING 
Article 6 

Minimum 1 space for 
each 500 square feet of 
floor area. 3 spaces 
required based on 
1,084 square feet. 

 Submitted plan depicts 
12 parking spaces.  

 

 

Yes 
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Chapter 27-Article 7.3.5. Standards and factors governing review of proposed amendments to the 
Official Zoning Map. The following standards and factors are found to be relevant to the exercise of the 
county's zoning powers and shall govern the review of all proposed amendments to the Official Zoning 
Map:  

 

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

The 2035 Comprehensive Plan designates this site within a Suburban (SUB) character area.  The 
proposed C-2 (General Commercial) District is not permitted within a Suburban character area. The 
applicant has filed a companion Land Use Plan Amendment (LP-19-1235181) to request a change from 
Suburban (SUB) to Light Industrial (LIND) on the subject site.    

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 rezoning request to C-2 (General Commercial) District to operate a heavy construction contractor’s 
office with proposed 100-foot transitional buffers adjacent to residential development will permit a 
use that is suitable in view of nearby industrial uses. 

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

Currently zoned R-100 (Residential Medium Lot) district, the property has a reasonable economic use if 
developed as single-family residences.  However, a non-residential zoning district on the site may yield 
more economic options.    

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

The rezoning request with proposed 100-foot transitional buffers adjacent to existing residential 
development may not adversely affect the existing use or usability of residential properties.     

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 site is near other industrial uses along Rock Mountain Road.      

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

It is not known whether the proposed C-2 (General Commercial) District will have an adverse effect on 
historic buildings, sites, districts, or archaeological resources. 

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 site has frontage on a major arterial (Rock Chapel Road).  Access routes to the site may not cause 
an excessive burden on existing streets.  The proposed rezoning will have no impact on area schools. 
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H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources.  

It appears the rezoning proposal to the C-2 (General Commercial) District may not adversely impact the 
environment or surrounding natural resources.   

 

Staff Recommendation:   DENIAL  

The proposed request for C-2 (General Commercial) District is not appropriate given the Suburban (SUB) land 
use character area designation on the site. Therefore, the Planning and Sustainability Department 
recommends Denial of the applicant’s request.  However, should the Board of Commissioners choose to 
approve the requested land plan amendment for LIND (Light Industrial) on the subject site, Planning suggests 
the following recommended conditions for C-2 zoned property on the subject site: 
 

1.  The rezoning shall be subject to the site plan revision dated 5-21-19 and submitted to the Planning and 
Sustainability Department on May 24, 2019. 

2. Limit the use of the property for a heavy contractor’s office only in the existing building located at 1422 
Rock Chapel Road with no outside storage. 

3. Landscape Buffer between the street and the existing building located at 1422 Rock Chapel Road, with 
no land disturbance permitted except for the installation of a commercial curb cut, signage and 
utilities. 

4. All trucks on the property must be owned by the owner of the business. No leasing space for 
commercial trucks by other owners. 

5. No more than 12 parking spaces as depicted on the submitted site plan for parking of owner’s trucks. 
6. Provide a 100-foot undisturbed buffer along the north and east property lines adjacent to residential 

zoned property. 
7. No on-site and/or outside storage permitted on property. 
8. The use of the property at 1450 Rock Chapel Road shall be limited to the following uses: 

a. Mini-Warehouse Self-Storage 
b. Heavy Contractor’s Office with a 75 ft landscape buffer within the front yard setback with no 

land disturbance permitted with no land disturbance permitted except for the installation of a 
commercial curb cut, signage and utilities. 

c. General Office Space 
d. Trade Shop with no outdoor storage 
e. Landscape Business 

 
 
 

Attachments: 

1. Department and Division Comments 

2. Application 

3. Site Plan 

4. Zoning Map & Land Use Map 

5. Aerial Photograph/Site Photographs 
 



Traffic Comments - March 2019 Zoning Agenda 

 

N1 & N2.  Rock Chapel Road is SR 124.  GDOT review and permits required.  .  Contact Justin Hatch at 

GDOT District 7 (juhatch@dot.gov).  Rock Chapel Road is classified as a major arterial.  See Chapter 14-

190 and Chapter 5 of the Zoning Code for required infrastructure improvements.  Right of way 

dedication of 50 feet from centerline required.  All public infrastructure is required on public right of 

way- even if it exceeds 50 feet from centerline.  Applicant is encouraged to seek an access easement 

across private property to obtain access to the traffic signal at Rock Mountain Rd and Rock Chapel Road.  

Street lighting along Rock Chapel Road required.   

N3.  No customer parking within public right of way along Chantilly Road due to close proximity of 

multiple intersections.  Chantilly Road is classified as a local road.  See Chapter 14-190 and Chapter 5 of 

the Zoning Code for required infrastructure improvements.  Right of way dedication of 27.5 feet from 

centerline of Chantilly Road.  These requirements will be applied with any land development permits.   

N4.  Rice Road, Classified as a local road.  No comment. 

N5.  Lexington Trace is classified as a local road.  Agape Way is classified as a local road.  Agape Road is 

located within the I-285 right of way.  GDOT review and approval is required.  Contact Justin Hatch at 

GDOT District 7 (juhatch@dot.gov).  Applicant must coordinate with the Major Mobility Improvement 

Projects (MMIP) proposed managed lanes project along the east wall of I-285.  Contact Tim Matthews 

(TMatthews@dot.ga.gov)  prior to permitting.  Local roads require a 27.5 foot right of way dedication 

from centerline, 5 foot landscape strip, 5 foot sidewalk.  See Chapter 14-190 and Chapter 5 of the Zoning 

Code for required infrastructure improvements.  Streetlights required.  Infrastructure improvements 

required on all frontages.   

N6. Nicole Lane is classified as a local road.  Reginald Court is classified as a local road.  No comment.  

N7 & N8.  E. Tupelo Street is classified as a local roads. Oldfield Road is classified as a local road.  All local 

public roads require a 27.5 foot right of way from centerline, five foot landscape strip, five foot sidewalk 

and street lights.  Infrastructure improvements required on all frontages.  See Chapter 14-190 and 

Chapter 5 of the Zoning Code for required infrastructure improvements. 

N9.  Wellborn Road is classified as a collector road.  Collector Roads require a 35 foot right of way 

dedication from centerline, 6 foot sidewalk, 4 bike lane, 5 foot landscape strip, and streetlights.  

Covington Hwy is classified as major arterial.  Requires GDOT approval and review.  Contact Justin Hatch 

at GDOT District 7 (juhatch@dot.gov). Major arterials require a 50 right of way dedication from 

centerline, 6 foot sidewalks, 4 foot bike lane, 5 foot landscape strip and street lights.  Number of units 

requires two access points per code.  Eliminate the acceleration lane at entrance.  GDOT has just 

awarded an intersection project at the intersection of Covington Hwy at Wellborn Rd/Cove Lake Road.  

Coordinate with construction awarded to Baldwin Paving.   Install a roundabout at the access point on 

Wellborn Road- eliminates the right turn lane and the left turn lane. The Transportation Division will 

support the one entrance with the installation of a roundabout, but still requires Board action to vary 

from the code.  

N10.  Flowers Road is classified as a collector road.  Collector Roads require a 35 foot right of way 

dedication from centerline, 6 foot sidewalk, 4 foot bike lake, 5 foot landscape strip, and streetlights.  

Covington Hwy is classified as major arterial.  Extend infrastructure improvements along all property 

lines.  Intersection, stopping and left turn sight distance required to be verified by Professional Engineer 

at entrance on Wellborn Road due to curve and possible hill crest along Wellborn Road. Minimum sight 

distance requirements must be met for permitting.   
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D.3  Z-19-1235180                                            Site Survey



D.3 Z-19-1235180 Revised  Site Plan 5-24-19



D. 3 Z-19-1235180 Zoning Map

Site



Site

D. 3 Z-19-1235180 Suburban Land Use



D. 3 Z- 19-1235180 Aerial 

Subject  Property 

Rock Mountain Road

Site



D. 3 Z-19-1235180 Site Photos

1422 Rock Chapel Road
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