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Planning Commission Hearing Date:   July 7, 2026 

Board of Commissioners Hearing Date:    August 13, 2026 
 

STAFF ANALYSIS 

 

CASE NO.:    Z-26-1247931  File ID #: 2026-0151 
 

Address: 
 

1680, 1690, & 1700 Henrico Rd, Conley, GA 30228 
  

 Commission Districts:  3 & 6 

Parcel ID(s): 15 046 01 001; 15 046 01 005; & 15 046 01 006  

 

Request: 

To rezone property from Tier 4a of the Bouldercrest Overlay District (BOD) within the 

Soapstone Historic District with an underlying zoning of M (Light Industrial) district to Tier 

5 of the BOD within the Soapstone Historic District with an underlying R-100 (Residential 

Medium Lot-100) zoning district to allow for single-family detached residential development. 

Property Owner(s):  7 Stone Capital LLC 

Applicant/Agent: Tracy Swearington 

Acreage:  36.77 acre 

Existing Land Use:  Vacant Land 
 

Surrounding 

Properties: 

North: Interstate 285;  South: Truck Parking & Warehousing  East: Single-family detached 

subdivision;  West: Interstate 675  
 

Adjacent Zoning: 
 

North: I-285  South; Tier 4a BOD/M;  East: Tier 5 BOD/R-100 ;  West: I-675 
 

Proposed Comp Plan: 
 

SUBURBAN (SUB)    _X___ Consistent                ____ Inconsistent       

 

STAFF RECOMMENDATION:  APPROVAL with CONDITIONS. 
 

The request is to rezone three properties from Tier 4a of the Bouldercrest Overlay District (BOD) with an underlying 

zoning of M (Light Industrial) district to Tier 5 of the BOD with an underlying R-100 (Residential Medium Lot-100) 

zoning district to allow for single-family detached residential development. One of the three subject properties 

currently falls within a land use designation of SUB, while the other two properties are located in a LIND Character 

Area. There is also a companion land use amendment to change the other two parcels from Light Industrial (LIND) 

Character Area to Suburban (SUB) Character area. The applicant submitted a revised plan since the March Board 

of Commissioner public hearing which address Staff’s concerns relating to compliance with the Bouldercrest 

Overlay District and R-100 requirements. The application proposes thirty-three (33) single-family lots on 15 

acres for a density of 2 units per acre. It appears that the site can accommodate single-family development and 

comply with most or all of the development requirements of the BOD. 
 

The BOD was adopted by the Board of Commissioners on March 22, 2013. The two primary industrial tiers include 

Tier 4 and Tier 4a.  Tier 4A of the BOD is the industrial area along the east side of I-675 and west of the existing 

Georgia Power Overhead Utility Easement located south of I-285 and north of Cedar Grove Road. Because Tier 4A 

is only separated from residential neighborhoods by the utility easement, uses and standards are more stringent in this 

tier. Tier 4a is adjacent to Tier 5 which is a single-family residential tier to the east and, at this location, is currently 

developed with a single-family residential subdivision (Westside Place and Bouldercrest Phase 2). The remainder of 

Tier 4a appears to be developed with industrial uses including truck parking. 

DeKalb County Government Services Center 

178 Sams Street, Decatur, GA 30030 

404-371-2155 
 

Planning & Sustainability Public Hearings  

 

 

https://dekalbcountyga.gov/departments/planning-and-sustainability/public-hearings-agenda-and-minutes
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There are many competing goals emanating from the 2050 Comprehensive Plan and the Bouldercrest Overlay 

District that should be considered in the staff recommendation for this project. Given these goals and the subject 

properties’ proximity to existing single-family neighborhoods and frontage along two interstates and a truck route, 

it appears that either industrial or single-family residential may be appropriate on these properties. Some additional 

considerations regarding the application are as follows:  

 
Goals or determinations in support of this project:  

1. The proposed single-family project is consistent with the 2050 Comprehensive Plan’s goal of encouraging “new and 

diverse housing types to help the county meet market demand and support continued growth” (Page 14, 2050 

Comprehensive Plan Housing Opportunities) 
 

2. The single-family residential subdivisions built circa 2005/2006 abutting the subject properties to the east (Westside 

Place and Bouldercrest Phase 2) appear to be a stable neighborhood, in good condition since the adoption of the BOD 

in 2013. 
 

3. New construction of single-family homes is consistent with the purposes and intent of the BOD to “improve the visual 

appearance and increase property values in the BOD community” (Sec 3.39.1.A.6,  Statement of Purpose and Intent,  

Bouldercrest Overlay District).   
 

4. The proposed new residential development is consistent with the purpose and intent of the BOD to “enhance the long 

term viability of the district by encouraging new commercia, industrial, and residential developments that increase 

the tax base and provide employment opportunities for the citizens of DeKalb County”.(Page Sec 3.39.1.A.7, State of 

Purpose and Intent, Bouldercrest Overlay District)  
 

5. No industrial development has occurred on the subject properties since the BOD was originally established in 2013 

calling into question the viability of industrial uses at this location.   
 

6. Since the subject properties fall at the northern edge of Tier 4a and most of the remaining Tier 4a areas to the south 

are developed with industrial uses/truck parking uses, it does not appear that changing to a residential Tier 5 will 

adversely impact the viability of the remaining Tier 4a or the BOD.  
 

Goals or determinations in opposition to this project: Typically, properties located along a truck route (Henrico 

Road) with frontage along two interstates (I-675 and I-285) are more suited for commercial or industrial uses. 

However, the subject properties do not have direct access to these interstates. There is already a strong zoning 

boundary line of demarcation between Tier 4a Industrial and Tier 5 Residential that extends to the south, almost to 

Cedar Grove Road. LIND Character areas encourage “locating industrial centers in areas with good access to 

interstates and truck routes, and to direct industrial development to existing industrial districts, especially sites with 

limited negative environmental impacts” (Page 51, LIND Character Area Goals). 
 

1. The encroachment of residential into industrial zoned lands could set a precedent for similar future encroachments, 

however it appears that most of the Tier 4a lands have already been developed so this risk may be overstated. 
 

2. The LIND Character area calls for “conducting small area plans and freight cluster studies to better define industrial 

areas and address transitions and traffic impacts” (Page 51, LIND Character Area Goals, 2050 Comprhensive Plan).  

A Small Area Plan (SAP) is currently underway which includes the subject properties, but that SAP is not anticipated 

to be adopted until late 2026. 
 

3. The properties fronting Henrico Road abutting the east and west side of one of the subject properties (1680 Henrico 

Road) currently contain truck parking. If approved, residents of the new single-family project will be accessing a 

heavy truck route and may encounter potential visual, traffic, and noise impacts from adjacent industrial uses. 

However, the exiting neighborhood would have similar or more intense impacts in the future if these parcels were 

developed as currently entitled.  
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Notwithstanding the competing issues and goals, an over-arching goal of the 2050 Comprehensive Plan is to 

provide new and affordable housing in the county. The existing single-family subdivision to the northeast is 

in pretty good condition, and allowing residential on the subject properties could help to maintain those 

single-family lots consistent with the 2050 Comp Plan goals to provide new and affordable housing.   
 

The proposed industrial to residential rezoning triggered Staff to review potential land use impacts: 1. 

Impacts to the proposed single-family project from adjacent truck parking operations (visual and noise); 

and 2. Impacts to the existing single-family subdivision to the northeast if these properties remained under 

industrial zoning.  Staff also notes that there have been extensive land use conflicts south of Henrico Road 

between the Truck Parking on Koppers Ct and the single-family to the east. 
 

Staff believes that the best way to align with the housing goals and address potential land use conflicts is to 

rezone all the properties between I-675 and the Georgia power easement north of Henrico Road to single-

family.  Therefore, in order for single-family residential to be supported in this Tier 4a area on the north 

side of Henrico Road, Staff recommends that the Board of Commissioners consider rezoning all the Tier 4a 

industrial zoned properties (which include both truck parking lots on either side of the project at 1670 and 

1734 Henrico Road). Therefore per Section 7.3.1 of the DeKalb County Zoning Ordinance, comprehensive 

plan and map amendments have been initiated by the Director of Planning for the adjacent properties at 

1670 and 1734 Henrico Road to amend from Light Industrial (LIND) Character to Suburban (SUB) and to 

rezone from industrial Tier 4a of the BOD to single-family Tier 5 of the BOD to allow single-family 

residential. 
 

Rezoning all industrial properties in this area would eliminate any potential land use conflicts between residential 

and industrial uses and would also allow the opportunity for the existing non-conforming truck lots to one day 

convert to single-family residential which would further minimize land use conflicts between industrial and 

residential uses. Therefore, based on review of Section 7.3.5(a) (conformity with policy and intent of comprehensive 

plan) and Section 7.3.5(b) (suitability with adjacent and nearby properties) of the Zoning Ordinance, it is the 

recommendation of the Planning & Sustainability Department that the rezone application be “Approved, with the 

following conditions”:  
 

1. Maximum of 33 single-family lots. 
 

2. Minimum of 20% open space. 
 

3. Provide open space strips along the east and west side of the project extending from Henrico Road to Lot 

#6.  
 

4. Please refer to the requirements in Zoning Code 5.4.3 and Land Development Code 14-190. Prefer internal 

streets to be private. If public, the internal streets require a right of way dedication of 55 feet (total) OR such 

that all public infrastructure is within right of way, whichever greater. Requires 24 feet of pavement with 

curb and gutter. Requires 6-foot landscape strip with a 5-foot sidewalk. It requires streetlights. 

(hefowler@dekalbcountyga.gov). Internal roundabout must be one-lane, one direction. Please refer to the 

requirements in Zoning Code 5.4.3 and Land Development.Code 14-190. Requires a right of way dedication 

of 35 feet from centerline OR such that all public infrastructure is within right of way, whichever greater. 

Requires a 10-foot landscape strip with a 6-foot sidewalk and 4-foot bike lane OR (PREFERRED) a 10-foot 

landscape strip with a 10-foot multi-use path. At least 5 feet of the landscape strip must lie between the back 

of curb and the multi-use path or sidewalk. All intersections must meet AASHTO sight distance 

requirements based on speed limits. Concerned about entrance location based on horizontal and vertical 

curves along the site. All poles and other obstructions must be relocated out of the multi-use path. 

 

mailto:hefowler@dekalbcountyga.gov


SS
SS

SS
SS

SS
SS

SS
SS

SS
SS

SS

23

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH
P-OH

P-OH

T
T

T
T

T
T

T
T

T
T

T
T

T
T

T
T

T
T

T
T

T
T

T
T

T

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

P-O
H

GDOT #1

G
D

O
T 

#1

GDOT #1

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

15'BUFFER

25
'B

U
FF

ER
106'

106'

106'

R63'

R28'

R28'

R28'

R28'

R200'

R500'

R35'

R35'

OPEN
SPACE

OPEN
SPACE

O
PE

N
 S

PA
CE

O
PE

N
 S

PA
CE

O
PE

N
 S

PA
CE

O
PE

N
 S

PA
CE

OPEN SPACE

C/
L 

O
F 

RO
AD

-A

C/L OF ROAD-A

C/L OF ROAD-B

OPEN
SPACE

118.9'

106'

40' B/L (ZONED R-100)

40
' B

/L
 (Z

O
NE

D 
R-

10
0)

40' B/L (ZONED R-100)

40' B/L (ZONED R-100)

40
' B

/L
 (Z

ON
ED

 R
-1

00
)

40' B/L (ZONED R-100)

40
' B

/L
 (Z

O
N

ED
 R

-1
00

)

35' B/L (ZONED R-100)

35' B/L (ZONED R-100)

35' B/L (ZONED R-100)

35
' B

/L
 (Z

O
N

ED
 R

-1
00

)

10' B/L (ZONED R-100)

10' B/L (ZONED R-100)

10' B/L (ZONED R-100)

35' B/L (ZONED R-100)

10
' B

/L
 (Z

ON
ED

 R
-1

00
)

10' B/L (ZONED R-100)

10
' B

/L
 (Z

ON
ED

 R
-1

00
)

10' B/L (ZONED R-100)

35
' B

/L
(Z

ON
ED

 R
-1

00
)

100'

150'

100'

202.3'

235.6'

15'

150'

197.5'

100'

25'

60' BUFFER

10'

10'

10'

10'

5'
5'

24'

28'

55'

5'5'

24'

28'

55'

5'

5'

24'
28'

55'

5'

5'

5'

116.1'

122.2'

150'

153.5'

105'

197.5'

APPROXIMATE ZONING LINE PER "REZONING SURVEY
FOR ATLANTA INTERNATIONAL INSURANCE COMPANY,
PERFORMED BY KEN INDUSTRIAL PARK, INC. & CHICAGO
TITLE NUTT, L.L.C. AND DATED 01/26/2006

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

2' C&G W/ 10' LANDSCAPE STRIP
& 10' MULTI-MODAL PATH

PROPOSED 5'
SIDEWALK &
6' GRASS STRIP

PROPOSED 5'
SIDEWALK &
6' GRASS STRIP

PROPOSED 5'
SIDEWALK &

6' GRASS STRIP

PROPOSED 5'
SIDEWALK &
6' GRASS STRIP

PROPERTY LINE

22050.78 SQ FT
0.51 ACRES

29642.18 SQ FT
0.68 ACRES

15716.47 SQ FT
0.36 ACRES

0.01 SQ FT
0.00 ACRES

17786.36 SQ FT
0.41 ACRES

15146.18 SQ FT
0.35 ACRES

15796.02 SQ FT
0.36 ACRES

15651.36 SQ FT
0.36 ACRES

16986.81 SQ FT
0.39 ACRES

26356.19 SQ FT
0.61 ACRES

22682.64 SQ FT
0.52 ACRES

15716.47 SQ FT
0.36 ACRES

15000.00 SQ FT
0.34 ACRES

15000.00 SQ FT
0.34 ACRES

15000.00 SQ FT
0.34 ACRES

18816.10 SQ FT
0.43 ACRES

18648.07 SQ FT
0.43 ACRES

21014.92 SQ FT
0.48 ACRES

19583.44 SQ FT
0.45 ACRES

19305.49 SQ FT
0.44 ACRES

16404.98 SQ FT
0.38 ACRES

15000.00 SQ FT
0.34 ACRES

15000.00 SQ FT
0.34 ACRES

15000.00 SQ FT
0.34 ACRES

15000.00 SQ FT
0.34 ACRES

15000.00 SQ FT
0.34 ACRES

15434.14 SQ FT
0.35 ACRES

27785.58 SQ FT
0.64 ACRES

19750.00 SQ FT
0.45 ACRES

19750.00 SQ FT
0.45 ACRES

19750.00 SQ FT
0.45 ACRES

19750.00 SQ FT
0.45 ACRES

19749.95 SQ FT
0.45 ACRES

22087.80 SQ FT
0.51 ACRES

OPEN SPACE 20'

35' B/L (ZONED R-100)

40' B/L

PROPERTY LINE

9.3'

42.6'

25'

25'

25.9'

N
VICINITY MAP

 C201

Group

P.
O

. B
ox

 4
39

2
67

8.
92

5.
60

03
Ca

rt
er

sv
ill

e,
 G

a 
30

12
0

ba
ile

yc
iv

ilg
ro

up
.c

om

BA
IL
EY c

iv
il

PR
O

JE
CT

FO
R

DATE

PROJECT NUMBER

REVISIONS

JUNE 9TH, 2026

SH
EE

T 
TI

TL
E

SHEET NUMBER

26106

W
ES

T 
SI

D
E 

PL
AC

E 
PH

AS
E 

III

7 
ST

ON
E 

CA
PI

TA
L

66
55

 JE
N

KI
N

S 
RO

AD
FA

IR
BU

RN
, G

A 
30

21
3

H
EN

RI
CO

 R
OA

D
D

EK
AL

B 
CO

UN
TY

, G
A 

06/09/26

CONCEPT

SI
TE

 P
LA

N

SITE PLAN

100 100 200 300 FEET
SCALE: 1" = 100'

0 24 HOUR CONTACT
IAN SMITH

404-484-2833
Know what'sbelow.

before you dig.Call

R

SINGLE FAMILY LOT DETAIL
· 100' LOT FRONTAGE, 150' DEPTH
· MINIMUM LOT AREA=15,000 S.F.
· 35' FRONT SETBACK
· 10' SIDE YARD SETBACK
· 40' REAR SETBACK

PATIO

GARAGE

COVERED
PORCH

HOUSE PAD
SLAB (VARIES)

ROAD CENTERLINE

24" CURB & GUTTER

5' SIDEWALK

DRI�EWAY
16' WIDE
52' LONG

40' B.S.L.

10
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.L

.

10
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.

R/W
100' TYPICAL

R/W
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35' B.S.L.

2' GRASS STRIP

GENERAL NOTES:
SITE AREA=15.861 +/- AC.
PARCEL #15 046 01 005 & 15 046 01 001

CURRENT ZONING: M
-LOT AREA MINIMUM: 30,000 S.F.
-LOT WIDTH: 100 FT.
-LOT COVERAGE MAX: 80%
-OPEN SPACE MINIMUM: 15-20%
-FRONT SETBACK = 60 FT.
-REAR SETBACK = 30 FT.
-SIDE SETBACK = 20 FT.

PROPOSED ZONING: R-100
-MINIMUM LOT SIZE=15,000 S.F.
-MINIMUM LOT WIDTH=100 FT.
-FRONT THOROUGHFARE= 40 FT.
-ARTERIAL= 40 FT.
-LOCAL & COLLECTOR = 35 FT.
-FRONT SETBACK=35 FT.
-SIDE SETBACK=10 FT.
-REAR SETBACK=40 FT.
-REQ. OPEN SPACE MINIMUM=20%
-BUFFERS= NONE
UNIT SIZE MINIMUM: 2000 S.F.
MAIN BUILDING HEIGHT MAX: 35 FT.

-BOUNDARY INFORMATION PROVIDED BY IRON
STONE CONSULTING & DESIGN
-TOPOGRAPHIC INFORMATION PROVIDED BY NOAA
LIDAR.
-THE PROPERTY IS LOCATED WITHIN FEMA ZONE "X"
WHICH IS OUTSIDE THE 100 YR FLOOD ZONE PER
FIRM 13089C0137J, DATED: 5/16/2013
-WATER SERVICE PROVIDED BY: DEKALB COUNTY
-SANITARY SEWER PROVIDED BY: DEKALB COUNTY

PROPOSED SITE DATA-PHASE  III
-SINGLE FAMILY LOTS= 33
-DENSITY=2.08 LOTS/AC
-OPEN SPACE PROVIDED= 147,521.18 S.F. (21.35%)

Profile Grade

2% 2%

12'-0"
Travel Lane Travel Lane

12'-0"

2% 2%

CURB

13'-6"
Shoulder

CURB

13'-6"
Shoulder

5'SIDEWALK

5' GRASS
STRIP

5' GRASS
STRIP

5'SIDEWALK

2'-0"
2'-0"

TYPICAL ROAD SECTION N

NOTES:
-THERE ARE NO KNOWN WETLANDS OR STATE WATERS ON THE
PROPERTY. A WETLANDS AND STATE WATER STUDY WILL BE
PERFORMED PRIOR TO SUBMITTAL OF A LAND DISTURBANCE
PERMIT. IF STATE WATERS ARE DETERMINED TO BE ONSITE THE
PLAN WILL BE REVISED TO BE IN COMPLIANCE.
-SECTION 5.2.3 OF THE ZONING ORDINANCE REQUIRING THE PROPOSED
SINGLE-FAMILY SUBDIVISION TO BE COMPATIBLE WITH THE
ABUTTING SINGLE-FAMILY LOTS TO THE EAST RELATING TO LOT SIZE
AND LOT WIDTH.
- A MINIMUM SETBACK OF 35 FEET IS REQUIRED ALONG HENRICO ROAD
- PROVISION FOR UNDERGROUND UTILITIES IS ENCOURAGED
-FLOOR TO AREA RATIO (FAR) NOT TO EXCEED 1.
-SITE TO COMPLY WITH ZONING ORDINANCE SECTION 5.4.7.B A BUFFER
SHALL BE REQUIRED ALONG HENRICO ROAD.
-ZONING CODE 5.4.3 AND LAND DEVELOPMENT CODE 14-190 INTERNAL
STREETS REQUIRE A RIGHT OF WAY DEDICATION OF 55 FEET (TOTAL) OR
SUCH THAT ALL PUBLIC INFRASTRUCTURE IS WITHIN RIGHT OF WAY,
WHICHEVER GREATER. REQUIRES 24 FEET OF PAVEMENT WITH CURB
AND GUTTER. REQUIRES 6-FOOT LANDSCAPE STRIP WITH A 5-FOOT
SIDEWALK. REQUIRES STREETLIGHTS. ZONING CODE 5.4.3 AND
LAND DEVELOPMENT CODE 14-190. REQUIRES A RIGHT OF WAY
DEDICATION OF 35 FEET FROM CENTERLINE OR SUCH THAT ALL PUBLIC
INFRASTRUCTURE IS WITHIN RIGHT OF WAY, WHICHEVER GREATER.
REQUIRES A 10-FOOT LANDSCAPE STRIP WITH A 6-FOOT SIDEWALK AND
4-FOOT BIKE LANE OR (PREFERRED) A 10-FOOT LANDSCAPE STRIP WITH
A 10-FOOT MULTI-USE PATH. AT LEAST 5 FEET OF THE LANDSCAPE STRIP
MUST LIE BETWEEN THE BACK OF CURB AND THE MULTI-USE PATH OR
SIDEWALK.
-ALL INTERSECTIONS MUST MEET AASHTO SIGHT DISTANCE
REQUIREMENTS BASED ON SPEED LIMITS.
-ALL POLES AND OTHER OBSTRUCTIONS MUST BE RELOCATED OUT OF
THE MULTI-USE PATH -THESE ARE THE REQUIREMENTS OF THE DEKALB
COUNTY TRANSPORTATION DEPARTMENT











































1680, 1690 & 1700 HENRICO ROAD,
D4-2026-0150 
LP-26-1247932 
COMMISSION DISTRICT: 3 
SUPER DISTRICT: 6

COMMUNITY COUNCIL 
FULL CYCLE DEFERRAL

PLANNING COMMISSION

STAFF RECOMMENDATION 
APPROVAL

AMENDMENT TO THE CHARACTER AREA
LIND (LIGHT INDUSTRIAL) TO SUB (SUBURBAN) TO ALLOW FOR A SINGLE 

FAMILY RESIDENTIAL DEVELOPMENT



1680, 1690 & 1700 HENRICO ROAD,
D5-2026-0151 
Z-26-1247931
COMMISSION DISTRICT: 3 
SUPER DISTRICT: 6

COMMUNITY COUNCIL 
FULL CYCLE DEFERRAL

PLANNING COMMISSION

STAFF RECOMMENDATION 
APPROVAL

REZONE 
BOULDERCREST OVERLAY INDUSTRIAL TIER 4A TO BOD SINGLE-
FAMILY TIER 5 TO CONSTRUCT 33 LOTS AT 2 UNITS PER ACRE
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1680, 1690, & 1700 HENRICO ROAD

The proposed residential rezoning got us thinking about potential land use impacts:  

1. To the proposed single-family project from adjacent truck parking operations (ie visual and  noise) and 
2. To the existing single-family subdivision to the northeast if the property remained industrial
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We had further concerns given the extensive land use conflicts south of Henrico Road 
between the Truck Parking on Koppers Ct and the single-family to the east

Henrico Rd



1680, 1690, & 1700 HENRICO ROAD

In addition to the land use conflicts, there is a housing shortage county wide and the 2050 
Comp Plan calls for more diverse and affordable housing

Staff believes that the best way to align with the housing goals of the Comp Plan and address 
potential land use conflicts between industrial and single-family is to rezone all the properties 
in the area between I-675 and the Georgia power easement north of Henrico Road to single-
family.



1670 & 1734 HENRICO ROAD

Therefore, staff recommends the County also rezone the two properties adjacent to the 
proposed single-family project (1670 and 1734 Henrico Rd) so that there are no land use 
conflicts

REQUEST COUNTY TO REZONE TWO 
ADJACENT PROPERTIES FROM INDUSTRIAL 
TO RESIDENTIAL
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County-Initiated Rezoning from industrial to 
single-family 1734 Henrico Road

County initiated rezoning 
from industrial to 
single-family 1670 Henrico Rd

Therefore, staff recommends the County also rezone the two properties adjacent to the proposed 
single-family project (1670 and 1734 Henrico Rd) so that there are no land use conflicts
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County-Initiated Land Use Amendment from 
industrial to single-family 1734 Henrico Road

County initiated rezoning 
from industrial to 
single-family 1670 Henrico Rd

Therefore, staff recommends the County also rezone the two properties adjacent to the proposed single-family 
project (1670 and 1734 Henrico Rd) so that there are no land use conflicts
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LP-26-1247932 & Z-26-1247931 Email re: Rezoning 01.16.2026: 
 

 
From: Eisenhower Services, Inc <eisenhowersvcs@gmail.com> 
Sent: Friday, January 16, 2026 12:15 PM 
To: Reid, John <jreid@dekalbcountyga.gov> 
Cc: Eisenhower Services, Inc <eisenhowersvcs@gmail.com> 
Subject: Re: henrico road rezoning--question  
  
John,   
 
Per our telephone conversation on yesterday I am requesting that 1690 Henrico Rd. be proposed as part of our rezoning 
application to “Specifically” change its from Tier 4-A overlay to Tier 5 (i.e., from light industrial to residential land use).  
 
If there are any questions or concerns please give me a call at (678) 357-6238.  Thanks and have a great day and 
weekend! 
 
Tracy  
 
Tracy T. Swearingen, Sr.  
President  
Eisenhower Services, Inc 
eisenhowersvcs@gmail.com 
(678) 357-6238  
 

 

 
On Jan 14, 2026, at 2:04 PM, Reid, John <jreid@dekalbcountyga.gov> wrote: 
 
Traci—just wanted to confirm that you are NOT proposing to rezone 1690 Henrico road—see screenshot 
below—it is owned by someone else , but I was confused because it seemed like your site plan was 
showing this area as part of rezoning? 
 

 
John Reid 

Senior Planner, Lead Public Hearing 

DeKalb County Government | Department of Planning & Sustainability 

mailto:eisenhowersvcs@gmail.com
mailto:jreid@dekalbcountyga.gov
mailto:eisenhowersvcs@gmail.com
mailto:eisenhowersvcs@gmail.com
mailto:jreid@dekalbcountyga.gov
































LP-26-1247932 & Z-26-1247931 Email re: Rezoning 01.16.2026: 
 

 
From: Eisenhower Services, Inc <eisenhowersvcs@gmail.com> 
Sent: Friday, January 16, 2026 12:15 PM 
To: Reid, John <jreid@dekalbcountyga.gov> 
Cc: Eisenhower Services, Inc <eisenhowersvcs@gmail.com> 
Subject: Re: henrico road rezoning--question  
  
John,   
 
Per our telephone conversation on yesterday I am requesting that 1690 Henrico Rd. be proposed as part of our rezoning 
application to “Specifically” change its from Tier 4-A overlay to Tier 5 (i.e., from light industrial to residential land use).  
 
If there are any questions or concerns please give me a call at (678) 357-6238.  Thanks and have a great day and 
weekend! 
 
Tracy  
 
Tracy T. Swearingen, Sr.  
President  
Eisenhower Services, Inc 
eisenhowersvcs@gmail.com 
(678) 357-6238  
 
 
 
On Jan 14, 2026, at 2:04 PM, Reid, John <jreid@dekalbcountyga.gov> wrote: 
 
Traci—just wanted to confirm that you are NOT proposing to rezone 1690 Henrico road—see screenshot 
below—it is owned by someone else , but I was confused because it seemed like your site plan was 
showing this area as part of rezoning? 
 

 
John Reid 

Senior Planner, Lead Public Hearing 

DeKalb County Government | Department of Planning & Sustainability 





Front Elevation One of Six 
REZONING & LAND USE for 
1680 & 1700 HENRICOROAD CONLEY, GEORGIA 
1/8" = 1'-0"
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Robert Jay Architect
6934 Clear Lake Court
Atlanta, Georgia  30360

770-241-5956  rjtrain312@yahoo.com December 29, 2025

Brick Veneer
Front, Left and Right sides Brick
Rear side cement board siding and trim

Three Tab Architectural Roof Shingles 
on Underlayment and with Continuous Ridge Vents



Front Elevation Two of Six
REZONING & LAND USE for 
1680 & 1700 HENRICOROAD CONLEY, GEORGIA 
1/8" = 1'-0"

Three Tab Architectural Roof Shingles 
on Underlayment and with Continuous Ridge Vents
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Robert Jay Architect
6934 Clear Lake Court
Atlanta, Georgia  30360

770-241-5956  rjtrain312@yahoo.com December 29, 2025

Front Side Board and Batten
Left right and rear sides cement
board siding and trim



Front Elevation Three of Six
REZONING & LAND USE for 
1680 & 1700 HENRICOROAD CONLEY, GEORGIA 
1/8" = 1'-0"

Three Tab Architectural Roof Shingles 
on Underlayment and with Continuous Ridge Vents
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Robert Jay Architect
6934 Clear Lake Court
Atlanta, Georgia  30360

770-241-5956  rjtrain312@yahoo.com December 29, 2025

Front Side Board  and Batten over Brick Veneer. Left, right 
and Rear Sides Cement Board Siding and Trim



Front Elevation Four of Six
REZONING & LAND USE for 
1680 & 1700 HENRICOROAD CONLEY, GEORGIA 
1/8" = 1'-0"

Three Tab Architectural Roof Shingles 
on Underlayment and with Continuous Ridge Vents

Four Sides Cement Board Siding and Trim
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Atlanta, Georgia  30360
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Front Elevation Five of Six
REZONING & LAND USE for 
1680 & 1700 HENRICOROAD CONLEY, GEORGIA 
1/8" = 1'-0"

Three Tab Architectural Roof Shingles 
on Underlayment and with Continuous Ridge Vents

Front Side Board and Batten Siding over Stucco Finish 
System with Trim. Left, right and Rear Sides Cement Board 
Siding and Trim
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Front Elevation Six of Six
Left, right and Rear Sides Cement Board 
Siding and Trim
1/8" = 1'-0"

Three Tab Architectural Roof Shingles 
on Underlayment and with Continuous Ridge Vents
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Robert Jay Architect
6934 Clear Lake Court
Atlanta, Georgia  30360

770-241-5956  rjtrain312@yahoo.com December 29, 
2025

Four Sides Cement Board Siding and Trim



 
 
February 9, 2026 
 
DeKalb County  
Department of Planning & Sustainability 
178 Sams Street 
Decatur, GA 
 
ATTN: John Reid; AICP 
            Senior Planner 
 

RE: Rezoning Application; Z-26-1247931 
       1680 & 1700 Henrico Road 
 
Dear Mr. Reid: 

On behalf of the Metro South Community Improvement District (MSCID) Board of Directors, 
please refer to the following objections to the referenced rezoning application: 

• Single-family development in that area does not make sense from a land use perspective 
given the active industrial property surrounding the parcels. There are industrial uses 
right across the street. Furthermore, the properties themselves wrap around an active 
industrial space. None of that seems desirable for future residents. Unlike areas such as 
West Midtown, this is not a transitioning area; it’s still firmly industrial. 

• This is some of the only remaining greenfield land available for industrial development in 
DeKalb County. New industrial developments have expressed interest in the area, but 
most have fallen through due to existing zoning requirements (overlay district) which are 
currently being addressed. These parcels are not in danger of being underdeveloped. In 
fact, all industrial lands within the Metro South CID will be in great demand upon 
modifications to the existing overlay district.  

• Industrial real estate continues to be in demand in Atlanta despite the slight downturn in 
the economy. 

• The MSCID board and its 240 members oppose any decrease in industrial or commercial 
land through residential or mixed-use re-zonings within the boundaries defined by the 
community improvement district and the existing overlay district.  

• A single-family development here will create traffic safety issues. The current roadway; 
from Moreland Ave to Koppers Road/Koppers Ct, handles a large amount of truck traffic 



consistent with the predominate uses around it. This traffic will still exist with a single-
family development on these parcels, but personal vehicle traffic will also increase 
substantially and intermingle with the existing truck traffic creating a hazard 

• The proximity of the industrial areas to the existing residential areas has resulted in 
various conflicts over the past several decades due to the mix of truck and single axle 
vehicles on Cedar Grove Road, Henrico Road and Moore Road. The MSCID has 
cooperated with the residential communities on and adjacent to these roads (east of I-675) 
over the past few years by funding conceptual design traffic calming plans to minimize 
cut-through traffic. The MSCID has also encouraged its logistic and warehouse members 
to avoid cut-through traffic on those residential sections of Henrico and Cedar Grove 
Road. This rezoning application only further complicates the truck and single axle 
vehicle conflicts. More significantly, this proposed residential community would be 
directly impacted by truck  volumes that exceed over 100 per day and whose destination 
is the Federal Express truck parking facility and various truck maintenance facilities on 
Koppers Court and Koppers Road. The Federal Express facility provides space for over 
500 trucks and is 100% occupied. Significant number of conflicts between single axle 
vehicles and multi-tandem trucks will exist if this rezoning application is approved. This 
conflict will be unavoidable and given the CID and the existing residential community’s 
track record of present day conflicts, it seems obvious this fact in itself should result in a 
rezoning denial. 

To summarize, the MSCID Board and its membership unequivocally oppose this rezoning 
application. Thank you 

Sincerely; 

Larry Kaiser, PE 
Executive Director 
Metro South CID 
larry@metrosouthcid.org 
404-909-5619 
 

Cc: Alison Clark; Community Council Board 
 
      Super District Commissioner Ted Terry 

      District 3 Commissioner Nicole Massiah 

      Metro South Community Improvement District Board 

           Lawrence Kaiser
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