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Case No.:    Z-19-1243046 Agenda #:  N. 9  

Location/Address: 2387 Wellborn Road Commission District:  5   Super District:  7 

Parcel ID(s): 16-071-09-001 

Request: Rezone property from C-1 (Local Commercial) to MR-1 (Medium Density Residential-1) for 
124 single-family attached townhome units at a density of 8.4 units per acre. 

Property Owner(s): Wellborn Road Common Tenancy  

Applicant/Agent: Rocklyn Homes, Inc. c/o Battle Law, P.C. 

Acreage: 14.75 acres 

Existing Land Use: Undeveloped, wooded. 

Surrounding Properties: To the northwest, west, north, and northeast:  single-family attached townhomes; to the 
east and southeast:  undeveloped land and a telecommunications tower; to the south:  a 
Citgo service station; to the southwest:  single-family residential. 

Adjacent Zoning: 
 
 
Comprehensive Plan: 

North:  MR-1  South:  C-1  East:  RSM  West:  MR-1  Northeast:  MR-1  Northwest:  MR-1  
Southeast:  C-1  Southwest:  RSM 

   
CRC (Commercial Redevelopment Corridor)                      Consistent                Inconsistent 

  

      Proposed Density:  8.4 units per acre Existing Density:  not applicable (property is 
undeveloped) 

      Proposed Units:  124 Existing Units:  not applicable (property is undeveloped) 

      Proposed Lot Coverage:  information not 
provided      

Existing Lot Coverage:   not applicable (property is 
undeveloped) 

 
Zoning History:  The subject property was rezoned in 1998 from RM-100, R-A, and R-100 to C-1 with conditions, 
pursuant to CZ-98075.  The zoning conditions limited vehicular access to one point on Covington Highway and one 
point on Wellborn Road; required a fifty-foot undisturbed buffer on the three rear property lines; required sidewalks 
on Wellborn Road; prohibited pawn shops, liquor stores, adult entertainment establishments, flea markets, check 

X  
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cashing establishments, storage facilities, beeper retail outlets, and billboards; required that lighting be directed 
away from adjoining residential property; and allowed a maximum of two monument signs. 
 
SITE AND PROJECT ANALYSIS 
 
The subject property is located approximately one mile north of Interstate 20 and approximately .72 mile east of 
Panola Road, in southeast DeKalb County.  The 14.75-acre site is heavily wooded.  The Covington Station and 
Windgate townhome subdivisions adjoin the property to the northwest, north, and northeast.  Both subdivisions are 
zoned MR-1 and were developed in 2002 with a density of 10 units per acre. 
 
The property is part of a Commercial Redevelopment Corridor character area that extends from the subject property 
approximately .45 miles to the east along Covington Highway.  Like the subject property, all other properties in the 
corridor are undeveloped and wooded, with two exceptions:  a .4-acre property on the southeastern corner of 
Covington Highway and Wellborn Road, which is developed with a Shell service station; and a property on the 
opposite side of Wellborn Road from the subject property, which was cleared of trees for construction of a 
telecommunications tower.  The majority of the properties in the corridor are zoned C-1 (Local Commercial), 
including a 5.2-acre property at 6434 Covington Highway that juts into the center of the subject property.  A MARTA 
bus stop is located on Covington Highway, near the intersection with Wellborn Road. 
 
The proposal is for a 124-unit townhome development with a playground on its eastern side, a “dog run” park, and a 
2.7-acre park on its west side.  The site plan shows a detention pond next to Wellborn Road.  Vehicular access to the 
subdivision is proposed via a three-lane driveway on Wellborn Road, which leads to a grid of 22-foot wide private 
drives.  Five-foot landscape strips and five-foot sidewalks are shown on each side of the private drive. 
 
The proposed density of 8.4 units per acre exceeds the base density by .4 units per acre.  The applicant proposes 
public art to allow the increase in density.  
 
LAND USE AND ZONING ANALYSIS 
Section 27-832 of the Zoning Ordinance, “Standards and factors governing review of proposed amendments to 
the official zoning map” states that the following standards and factors shall govern the review of all proposed 
amendments to the zoning maps. 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan:  The 

proposed development is consistent with Commercial Redevelopment Corridor Policy No. 6: “Cluster high 
density development at nodes and along major corridors outside of established residential areas.” 
 

B. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent 
and nearby properties:  The zoning proposal will permit a use that is suitable in the context of surrounding 
development.  Its density and layout is similar to that of the adjoining townhome subdivisions.    
 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned:  The property has economic use as currently zoned, but it has remained undeveloped for the 21 years 
following the rezoning action that changed its classification to C-1.  Thus, it does not appear to be marketable 
with its current zoning classification. 
 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 
The proposed development is similar in character to adjacent property and is not expected to have adverse 
effects on these properties, nor on nearby residential subdivisions. 
 
 



 

 

 

Prepared 2/25/2019 by:  MLF      Page 3 Z-19-1243046/N. 9   
 

 

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:  Staff has not 
identified existing or changing conditions that would support approval or disapproval of the zoning proposal. 
 

F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological 
resources:  No historic buildings, sites, districts, or archaeological resources are located on the property or in the 
surrounding area. 
 
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:  Staff of the Public Works Traffic Engineering 
Division has commented that plan and field reviews indicated “no problem that would interfere with traffic 
flow.”  The DeKalb County School Board has commented that the assigned middle and high schools have 
capacity for the additional students that are expected to be generated by the proposed development, but 
“Panola Way Elementary School is over capacity and additional students from this development may 
[necessitate an] additional portable classroom on campus.”  There has been no indication that utilities would be 
overburdened. 

 
G. Whether the zoning proposal adversely impacts the environment or surrounding natural resources:  There are 

no streams or designated conservation areas on the property.  Apart from the usual effects of developing a 
natural, wooded area, the zoning proposal is not expected to have adverse impacts on the environment.  In this 
case, the effects of development are mitigated by the preservation of a 2.7-acre park on the western side of the 
development. 
 

Compliance with District Standards: 
 

MR – 1 STANDARD – FEE-
SIMPLE TOWNHOMES 

REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. D.U.s/ACRE (BASE, 
W/BONUSES) 

Base:  8 units/acre            
W/Bonuses:  12 units/ac. 

8.4 units/acre 

(includes density bonus for 
Public Art which allows up to 
1.6 add’l. units per acre) 

Yes 

MIN. OPEN SPACE 20% Information not provided  

MIN. TRANSITIONAL  
BUFFER 

None required. N. A. N.A. 

MIN. LOT AREA Not applicable. N.A. N.A. 

MIN. LOT WIDTH Not applicable. N.A. N.A. 

MIN LOT WIDTH - NEW 
CORNER LOT 

Not applicable. N.A. N.A. 

MAX. LOT COVERAGE  80% Information not provided  

MINIMUM UNIT SIZE 1,200 square feet Minimum 1,200 square feet Yes 
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MR – 1 STANDARD – FEE-
SIMPLE TOWNHOMES 

REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. BLDG. HEIGHT  3 stories or 45 feet 2 ½ stories Yes  

  FRONT   Determined only by utility 
placement, ROW, and 
streetscape. 

 20 feet Yes 

 INTERIOR SIDE  None required. N.A. N.A. 

 SIDE – CORNER LOT Same as front:  Determined 
only by utility placement, 
ROW, and streetscape. 

N.A. N.A. 

 REAR W/O ALLEY  15 feet 25 feet Yes 

PARKING Min.:  1.5 space/unit + .25 
guest spaces/unit 

Max.:  3 spaces/unit + .25 
guest spaces/unit 

Min. 31 guest spaces 

2 spaces per unit and 28 guest 
spaces 

Unit spaces – Yes 

Guest spaces – A 
10% 
administrative 
variance will be 
required. 

STREETSCAPING ALONG 
WELLBORN ROAD 

Min. 10’ landscape strip, min. 
6’ sidewalk; street trees 50’ 
apart 

5-foot landscape strip, 5-foot 
sidewalk, street trees not 
shown 

Variances might be 
necessary. 

STREETSCAPING ALONG 
PROPOSED PRIVATE 
DRIVES 

5-foot landscape strip back of 
curb; 5-foot sidewalk; street 
trees 50 ft. on center or every 
other unit, whichever is less 

5-foot landscape strip; 5- foot 
sidewalk; street trees every 
other unit 

Yes 

 

QUALITY OF LIFE METRICS 

Open Space:  More than 2.57 acre (17%) 

Linear Feet of New Sidewalk or Trails: Information not provided. 
 
 

STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS. 

 
The proposed development is consistent with Commercial Redevelopment Corridor Policy No. 6: “Cluster high 
density development at nodes and along major corridors outside of established residential areas.”  The zoning 
proposal will permit a use that is suitable in the context of surrounding development.  Its density and layout is 
similar to that of the adjoining townhome subdivisions.  Thus, is not expected to have adverse effects on these 
properties, nor on nearby residential subdivisions.  Therefore, the Department of Planning and Sustainability 
recommends “Approval” with the following conditions:   
 
1. The development shall be for a maximum of 124 townhome units. 

2. No wooden fencing shall be permitted along Wellborn Road or Covington Highway. 
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3. The roof line for each building shall be varied. 

4. Exterior building materials shall comply with the Article 5 standards of the Zoning Ordinance. 

5. Public art shall be displayed at the main entrance to the development so that it is visible from Wellborn Road. 

6. The approval of this rezoning application by the Board of Commissioners has no bearing on other approvals by 
the Zoning Board of Appeals or other authority, whose decision should be based on the merits of the application 
before said authority. 

 
 
Attachments: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments  
4. Application 
5. Site Plan 
6. Zoning Map 
7. Land Use Plan Map 
8. Aerial Photograph 
9. Site Photographs 
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NEXT STEPS 

 

 Following an approval of this zoning action, one or several of the following may be required:                    

 

 
• Land Disturbance Permit    (Required for of new building construction on non-residential properties, or land 

disturbance/improvement such as storm water detention, paving, digging, or landscaping.)   

 

 
• Building Permit   (New construction or renovation of a building (interior or exterior) may require full plan 

submittal or other documentation.  Zoning, site development, watershed and health department standards will 

be checked for compliance.)  

 

 
• Certificate of Occupancy (Required prior to occupation of a commercial or residential space and for use of 

property for a business.  Floor plans may be required for certain types of occupants.) 

 

 • Plat Approval  (Required if any parcel is being subdivided, re-parceled, or combined. Issued 

“administratively”; no public hearing required.) 

 

 
• Sketch Plat Approval  (Required for the subdivision of property into three lots or more.  Requires a public 

hearing by the Planning Commission.) 

 

 • Overlay Review  (Required review of development and building plans for all new construction or exterior 

modification of building(s) located within a designated overlay district.) 

 

 • Historic Preservation  (A Certificate of Appropriateness is required for any proposed changes to building 

exteriors or improvements to land when located within the Druid Hills or the Soapstone Geological Historic 

Districts.  Historic Preservation Committee public hearing may be required.) 

 

 
• Variance (Required to seek relief from any development standards of the Zoning Ordinance.  A public hearing 

and action by the Board of Appeals are required for most variances.) 

 

 • Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 

approved by the Board of Commissioners.  The review is administrative if the changes are determined to be 

minor as described by Zoning Code.) 

 

 • Major Modification (Required submittal of a complete zoning application for a public hearing if there are any 

proposed major changes to zoning conditions that were approved by the Board of Commissioner for a prior 

rezoning.)  

 

 • Business License (Required for any business or non-residential enterprise operating in Unincorporated 

DeKalb County, including in-home occupations). 

 

 • Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site 

consumption.  Signed and sealed distance survey is required. Background checks will be performed.) 

 

  

 

Each of the approvals and permits listed above requires submittal of application and supporting documents, and 

payment of fees.  Please consult with the appropriate department/division. 
 



  

 

The following areas below may warrant comments from the development Division.  
Please respond accordingly as the issues relate to the proposed request and the 
site plan enclosed as it relates to Chapter 14.  You may address applicable 
disciplines. 

 

DEVELOPMENT ANALYSIS: 

 

• Transportation/Access/Row  

Consult the DeKalb County Transportation Department prior to land development permit. Verify 

widths from the centerline of the roadways to the property line for possible right-of-way 

dedication. Improvements within the right-of-way may be required as a condition for land 

development application review approval. Safe vehicular circulation is required. Paved off-street 

parking is required.  

 

• Storm Water Management  

Compliance with the Georgia Stormwater Management Manual, DeKalb County Code of 

Ordinances 14-40 for Stormwater Management and 14-42 for Storm Water Quality Control, to 

include Runoff Reduction Volume where applicable is required as a condition of land 

development permit approval. Use Volume Three of the G.S.M.M. for best maintenance 

practices. Use the NOAA Atlas 14 Point Precipitation Data set specific to the site. Recommend 

Low Impact Development features/Green Infrastructure be included in the proposed site design 

to protect as much as practicable.       

 

• Flood Hazard Area/Wetlands  

The presence of FEMA Flood Hazard Area was not indicated in the County G.I.S. mapping 

records for the site; and should be noted in the plans at the time of any land development 

permit application. Encroachment of flood hazard areas require compliance with Article IV of 

Chapter 14 and FEMA floodplain regulations.   

 

 
DEKALB COUNTY GOVERNMENT 

        PLANNING DEPARTMENT 

             



 

 

• Landscaping/Tree Preservation    

Landscaping and tree preservation plans for any building, or parking lot must comply with 

DeKalb County Code of Ordinances 14-39 as well as Chapter 27 Article 5 and are subject to 

approval from the County Arborist.  

 

• Tributary Buffer  

State water buffer was reflected in the G.I.S. records for the site. Typical state waters buffer 

have a 75’ undisturbed stream buffer and land development within the undisturbed creek buffer 

is prohibited without a variance per DeKalb County Code of Ordinances 14-44.1.  

 

• Fire Safety   

Plans for land development permit must comply with Chapter 12 DeKalb County Code for fire 

protection and prevention.  

 

 





































N. 9    Z-19-1243046 Site Plan 



N. 9    Z-19-1243046 Zoning Map

Subject Property



N. 9    Z-19-1243046 Land Use Map



N. 9    Z-19-1243046  Aerial Photo

Citgo 
Station

Subject Property



N. __    Z-19-1243046 Site Photos

(right) View towards the south and Covington 
Highway.

(left) Subject property, viewed towards the 
north.
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