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Case No.:    CZ-20-1243753 Agenda #:  N.  4 

Location/Address: 4038 Rockbridge Road, Stone Mountain, GA Commission District:  4   Super District:  6 

Parcel ID(s): 18-043-02-013 

Request: Major Modification of zoning conditions pursuant to CZ-16-20628 to allow construction 
of a health services clinic in an OI (Office-Institutional) District. 

Property Owner(s):  Masjid Rahman Islamic Center, Inc. 

Applicant/Agent:  Clarkston Community Health Center 

Acreage:  2.18 acres 

Existing Land Use:  Two vacant single-family residential buildings 

Surrounding Properties: To the north and northeast (zoned MR-2):  multifamily residential; to the east (zoned 
MR-2):  vacant, undeveloped land; to the southeast, south, and southwest (zoned R-
100):  single-family residential; to the west and northwest (zoned NS):  a day care center 

Comprehensive Plan:   SUB (Suburban)                                              Consistent        Inconsistent 

  

      Proposed Square Ft.:  8,000 square feet  Existing Units/Square Feet:  2 units  

      Proposed Lot Coverage:  approximately 40% Existing Lot Coverage:   approximately 10% 

 
Zoning History:  In 2016, the Board of Commissioners approved an application by the Masjid Rahman Islamic Center to 
rezone the property from RSM (Residential Small Lot Mix) to OI (Office-Institutional) pursuant to CZ-16-20628 with a 
condition that restricts its use to a place of worship.  In addition, the Board of Commissioners approved conditions 
related to vehicular access, a minimum front yard setback of 60 feet; a ten-foot landscape strip along front property 
line, planted with native overstory trees; the existing sidewalk along the property frontage; screening of refuse areas; 
signage; size of the proposed place of worship; siting of the parking to the rear of the building; maximum height; roof 
and front façade design; limitations on the use of outside amplification devices; and exterior lighting.    
 
SITE AND PROJECT ANALYSIS 
 
The subject property is a 2.18-acre parcel with 308 feet of frontage on Rockbridge Road, a minor arterial.  It is 
developed with two unoccupied single-family residential buildings.  The buildings have been unoccupied since at least 
2016, when the property was subject to rezoning action pursuant to CZ-16-20628.  A gravel and dirt driveway leads 
from Rockbridge Road to the buildings.  The property has been cleared of trees, except for some scrub trees located 
along the front property line. 
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The property is located approximately 1,800 feet east of the intersection of Rockbridge Road with Memorial Drive.  It 
is near the southern edge of a NC (Neighborhood Center) character area that is centered around this intersection.  
Land uses along Memorial Drive near this intersection are commercial, with predominantly C-1 (Local Commercial) 
zoning.  Properties with frontage on Rockbridge Road between the intersection and the subject property are 
developed with a mixture of commercial, office, and medium-density single-family residential land uses, and are zoned 
C-1, C-2 (General Commercial), NS (Neighborhood Services), OI (Office-Institutional), R-100 (Residential Medium Lot – 
100) ,and RSM (Residential Small Lot Mix).  A day care center (zoned C-2) is located on the adjoining property to the 
west of the subject property.  The Spring Chase Apartments multifamily residential development (zoned MR-2) is 
located to the rear of the subject property.  A densely wooded, 145-foot wide buffer is located on the multifamily 
residential property between the rear of the subject property and the multifamily residential development, and a 
densely wooded “leg” of the multifamily property that extends along the east side of the subject property to 
Rockbridge also forms a landscape buffer.  If the multifamily residential property is redeveloped in the future, these 
buffers might be eliminated; however, the required buffers on the subject property would serve to screen 
development to the north and east from the proposed health clinic.  

 
The proposal under consideration is to modify the 2013 conditions to allow construction of an 8,000 square foot 
health services clinic that would be operated by the Clarkston Community Health Center, Inc.  An architectural 
rendering submitted with the application indicates that the clinic would be one story, with a brick façade.  Forty 
surface parking spaces would be located to the front and west side of the building.  The application describes the 
proposed clinic as a free health clinic “which provides a medical home to the uninsured and underserved residents of 
DeKalb County, Clarkston, and surrounding communities.”   
 
Compliance with Development Standards 
 

O-I STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MIN. LOT AREA  20,000 s.f. 2.18 acres (94,960.8 
square feet) 

Yes 

MIN. LOT WIDTH  100 ft. 308 feet Yes 

MAX. LOT COVERAGE  80% Approximately 40% Yes 

MIN. OPEN SPACE  > 40,000 s.f  of gross floor 
area – 20% 

Not applicable. N. A. 

ENHANCED OPEN SPACE None required Not applicable N.A. 

  FRONT  Zoning conditions pursuant 
to CZ-16-20628 specify a 
minimum setback of 60 ft., 
no maximum.  Zoning 
ordinance does not specify 
maximum. 

178 ft. Yes 

 INTERIOR SIDE  20 ft. East side – 63 ft. 

West side – 166 ft 

Yes 

Yes 

 SIDE – CORNER LOT Min. 50 ft. Not applicable Not applicable 

 REAR   Min. 20 ft. 71 ft. Yes 
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O-I STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MAX. BLDG. HEIGHT 
WITHOUT SLUP 

5 stories and 70 ft.   One story Yes 

PARKING Min. 1 space/500 s.f. = 16 
spaces 

Max 1 space/200 s.f. = 40 
spaces 

40 spaces 

 

Yes 

PARKING LOT 
LANDSCAPING 

Min. 1 tree/8 pkng. spaces 
and min. 1 island/10 pkng. 
spaces = 5 trees and 4 
islands 

1 island, no trees shown. Must be shown on LDP site 
plan or a variance will be 
necessary. 

PERIMETER LANDSCAPE 
STRIP 

5-ft. landscape strip 
around perimeter of site 

Not shown on site plan. Must be shown on LDP site 
plan or a variance will be 
necessary. 

 
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 

proposal is consistent with the policies of the 2035 Comprehensive Plan consistent with the provision of services 
to support the health and welfare of the population.  The property is located at the edge of a NC (Neighborhood 
Center) character area, which is intended to serve a neighborhood’s needs for goods and services. 

 
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 proposed use is suitable in view of the use and development of adjacent and 
nearby properties.  It is not expected to have any negative effects on the day care center on the adjoining 
property to the west.  In addition the adjoining properties to the north and east would be buffered from the 
proposed development by the required transitional buffers on the subject property, and the single-family 
residential neighborhood to the south is separated from the property by Rockbridge Road. 
 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned:  The zoning conditions that were adopted in 2016, which limit use of the property to a place of worship 
that was not constructed and is no longer an active proposal, diminish its economic use. 
 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property:  
The proposed health services clinic is not expected to adversely affect the use or usability of adjacent or nearby 
property. 
 

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:  There is only one 
health facility that serves uninsured or underinsured residents within a four-mile radius of the subject property:  
the Oakhurst Medical Centers clinic in the Memorial Square Shopping Center, located to the north of the subject 
property on Memorial Drive.  There appears to be a significant need for the service that the proposed health 
facility would provide. 
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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. 
 

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:  There has been no indication from reviewing 
agencies and departments that a health service clinic at the proposed location will excessively burden adjoining 
or nearby streets, transportation facilities, utilities, or schools. 

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

recommendations related to landscaping of the site would increase the number of trees on the property, 
thereby restoring natural resources to a property that is almost completely devoid of trees.  
 

STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS. 

 
The proposal is consistent with the policies of the 2035 Comprehensive Plan consistent with the provision of services 
to support the health and welfare of the population.  The property is located at the edge of a NC (Neighborhood 
Center) character area, which is intended to serve a neighborhood’s needs for goods and services.  The proposed 
use is suitable in view of the use and development of adjacent and nearby properties.  It is not expected to have any 
negative effects on the day care center on the adjoining property to the west.  In addition, the adjoining properties 
to the north and east would be buffered from the proposed development by the required transitional buffers on the 
subject property, and the single-family residential neighborhood to the south is separated from the property by 
Rockbridge Road.  If developed in accordance with the recommendations related to landscaping of the site, 
redevelopment of the property would restore natural resources to a property that is almost completely devoid of 
trees.  Finally, there appears to be a significant need for the service that the proposed health facility would provide.  
Therefore, the Department of Planning and Sustainability recommends “Approval” with the following conditions:   
 
Proposed Revisions to Zoning Conditions: 
 
1. Restricted to use solely as a Place of Worship. health services clinic. 

2. Limit access to one curb cut on Rockbridge Road.  Location of road improvements, including, without limitation, 

all curb cut road improvements, deceleration lane, left turn land and amount of right-of-way dedication, if any, 

shall be determined by the Department of Public Works, Transportation Division. 

3. Minimum front yard setback shall be 60 ft. 

4. Ten (10) foot landscape strip required along the front boundary line of the Subject Property, pursuant to a 

Landscape Plan approved by the County Arborist.  All trees planted within the landscape strip shall be native 

overstory trees. 

5. Continue the existing sidewalk along property frontage in accordance with development regulations. 

6. All refuse areas shall be completely screened from public right-of-way with enclosure and [shall] be placed 

behind buildings. 

7. Signage shall be a ground monument sign with a brick base.  The sign area shall not exceed thirty-two (32) 

square feet, excluding the base and shall not exceed six (6) feet in height. 

8. Obtain required land disturbance and building permits for completion of site improvements (parking, sidewalks 

and landscaping) and compliance to building and safety codes prior to receiving a CO (Certificate of 

Occupancy). 

9. The existing one-story frame building shall be demolished, and the Applicant shall have the right to construct a 

new principal building on the Subject Property, which building shall not exceed 3,000 sq. ft.  One accessory 

building may be located on the Subject Property and shall not exceed 2,000 sq. ft.  Until the new principal 
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building is constructed, the Applicant shall have the right to use the existing one-story brick building located on 

the Subject Property.  Any expansion of the Place of Worship beyond the square footage set forth in these 

conditions shall require a zoning modification by the Board of Commissioners. 

10.9. All parking spaces and accessory uses constructed on the Subject Property shall be located to the rear of 

the principal building.  No overflow parking shall be permitted in the surrounding residential neighborhoods. 

11.10. The height of all building improvements located on the Subject Property shall not exceed 35 ft. 

12.11. All new buildings constructed on the Subject Property shall have a pitched roof.  Flat roofs shall be 

strictly prohibited. 

13.12. The front façade of the principal building to be constructed shall be designed with residential 

characteristics in order to avoid the appearance of a commercial-type façade. 

14.13. Outside amplification devices shall be prohibited, except in connection with periodic special events, such 

as an outdoor holiday celebration, festival, picnic, children’s fun day, etc.  Such events shall comply with the 

Temporary Outdoor Use Regulations in the zoning code, Section 27.4.3 during health fair events. 

15.14. Lighting on the principal building and accessory building shall have a residential characteristic.  Lighting 

can be wall-mounted near entrances.  Accent lighting along the buildings is prohibited.  Solar pedestrian 

lighting for walkways, motion detector lighting near buildings, and pole mounted security lighting for the 

parking spaces are permitted, but shall be at least 50’ from the perimeter of the property.  All outdoor lighting 

for the Subject Property shall be in conformity with the following requirements: 

a. Lighting in all zoning districts shall be established in such a way that no direct light is cast upon or 

adversely affects adjacent properties and roadways. 

b. Light fixtures shall include glare shields to limit direct rays onto adjacent residential properties. 

c. All lighting fixtures (luminaries) shall be cutoff luminaries whose source is completely concealed with an 

opaque housing.  Fixtures shall be recessed in the opaque housing.  Drop dish refractors are prohibited. 

d. Light source shall be light emitting diodes (LED), metal halide, or color corrected high-pressure sodium 

not exceeding an average of four and one-half (4.5) foot candles of light output throughout the parking 

area.  A single light source type shall be used for any one (1) site.  Fixtures must be mounted in such a 

manner that the cone of the light is not directed at any property line of [the] site. 

e. The minimum mounting height for a pole is twelve (12) feet.  The maximum mounting height for a pole 

is twenty-five (25) feet excluding a three-foot base. 

15. The applicant shall comply with the requirements of the tree ordinance and shall plant a minimum of three 

overstory shade trees on the site. In addition, the applicant shall comply with tree planting requirements of the 

zoning code for parking lots and streetscaping. The County Arborist shall review have the authority to approve 

the final landscaping plan. 

16. If required to mitigate stormwater runoff to be deeper than two feet, the detention area shall be constructed as 

a bioretention pond, subject to approval by the DeKalb County Land Development Division. 

17. The required transitional buffers at the rear and on the west side of the subject property shall conform to the 

standards contained in Section 27-5.4.5 of the DeKalb County Code (the “Zoning Ordinance”). 

18. Bike lanes shall not be required. 

19. 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. 
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Attachments: 
1. Department and Division Comments             7.  Land Use Map 
2. Board of Health Comments                              8.  Aerial Photograph 
3. Board of Education Comments                        9.  Site Photographs 
4. Application 
5. Site Plan 
6. Zoning Map 

  



Final Version of Proposed Conditions: 

 

1. Restricted to use solely as a health services clinic. 

2. Limit access to one curb cut on Rockbridge Road.  Location of road improvements, including, 

without limitation, all curb cut road improvements, deceleration lane, left turn land and 

amount of right-of-way dedication, if any, shall be determined by the Department of Public 

Works, Transportation Division. 

3. Minimum front yard setback shall be 60 ft. 

4. Ten (10) foot landscape strip required along the front boundary line of the Subject Property, 

pursuant to a Landscape Plan approved by the County Arborist.  All trees planted within the 

landscape strip shall be native overstory trees. 

5. Continue the existing sidewalk along property frontage in accordance with development 

regulations. 

6. All refuse areas shall be completely screened from public right-of-way with enclosure and 

[shall] be placed behind buildings. 

7. Signage shall be a ground monument sign with a brick base.  The sign area shall not exceed 

thirty-two (32) square feet, excluding the base and shall not exceed six (6) feet in height. 

8. Obtain required land disturbance and building permits for completion of site improvements 

(parking, sidewalks and landscaping) and compliance to building and safety codes prior to 

receiving a CO (Certificate of Occupancy). 

9. No overflow parking shall be permitted in the surrounding residential neighborhoods. 

10. The height of all building improvements located on the Subject Property shall not exceed 35 ft. 

11. All new buildings constructed on the Subject Property shall have a pitched roof.  Flat roofs shall 

be strictly prohibited. 

12. The front façade of the principal building to be constructed shall be designed with residential 

characteristics in order to avoid the appearance of a commercial-type façade. 

13. Outside amplification devices shall be prohibited, except during health fair events. 

14. Lighting on the principal building and accessory building shall have a residential characteristic.  

Lighting can be wall-mounted near entrances.  Accent lighting along the buildings is prohibited.  

Solar pedestrian lighting for walkways, motion detector lighting near buildings, and pole 

mounted security lighting for the parking spaces are permitted, but shall be at least 50’ from 

the perimeter of the property.  All outdoor lighting for the Subject Property shall be in 

conformity with the following requirements: 

a. Lighting in all zoning districts shall be established in such a way that no direct light is cast 

upon or adversely affects adjacent properties and roadways. 

b. Light fixtures shall include glare shields to limit direct rays onto adjacent residential 

properties. 

c. All lighting fixtures (luminaries) shall be cutoff luminaries whose source is completely 

concealed with an opaque housing.  Fixtures shall be recessed in the opaque housing.  

Drop dish refractors are prohibited. 

d. Light source shall be light emitting diodes (LED), metal halide, or color corrected high-

pressure sodium not exceeding an average of four and one-half (4.5) foot candles of 

light output throughout the parking area.  A single light source type shall be used for any 



one (1) site.  Fixtures must be mounted in such a manner that the cone of the light is not 

directed at any property line of [the] site. 

e. The minimum mounting height for a pole is twelve (12) feet.  The maximum mounting 

height for a pole is twenty-five (25) feet excluding a three-foot base. 

15. The applicant shall comply with the requirements of the tree ordinance and shall plant a 

minimum of three overstory shade trees on the site. In addition, the applicant shall comply with 

tree planting requirements of the zoning code for parking lots and streetscaping. The County 

Arborist shall review have the authority to approve the final landscaping plan. 

16. If required to mitigate stormwater runoff to be deeper than two feet, the detention area shall 

be constructed as a bioretention pond, subject to approval by the DeKalb County Land 

Development Division. 

17. The required transitional buffers at the rear and on the west side of the subject property shall 

conform to the standards contained in Section 27-5.4.5 of the DeKalb County Code (the “Zoning 

Ordinance”). 

18. Bike lanes shall not be required. 

19. 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. 
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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. 
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N. 4    CZ-20-1243753                                                                               Zoning Map



N. 4    CZ-20-1243753  Land Use Map



N. 4    CZ-20-1243753                                                                                Aerial View
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N. 4    CZ-20-1243753 Site Photos

(at left)  Subject property.

(at right)  Subject property and day care 
center on the adjoining lot to the west.




