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Planning Commission Meeting October 5, 2021 

GENERAL INFORMATION 

Petition Number:   RZ-21-007 

Applicant:    City of Stonecrest, Planning & Zoning Dept 

Owner/ Property Location:  Multiple owners see chart below.  Seventeen (17) parcels of land 
east of Klondike Rd and Plunkett Rd, south of Hayden Quarry Road, and north of Rockland Road 

Parcel ID Address Acreage Owner/Developer 
16 139 02 010 6815 Hayden Quarry Rd 25.0 Dekalb County Budget Dept 
16 139 02 017 3216 Klondike Road  0.6 Kelly, James Roger * 
16 139 02 020 3220 Klondike Road  1.0 Tannehill, Carol Torbush * 
16 139 02 008 3230 Klondike Road  3.2 Torbush, Elizabeth Diane * 
16 139 02 016 3240 Klondike Road  0.5 Brown, C H * 
16 139 02 007 3278 Klondike Road 42.0 Brantley Investments LP 
16 139 02 019 3304 Klondike Road  1.0 McAllister, Shonette 
16 140 03 018 3280 Plunkett Road 0.4 State of Georgia 
16 140 03 027 3310 Plunkett Road 2.4 Ballew, Avery * 
16 140 03 016 3350 Plunkett Road ** 41.0 Treefort Properties LLC 
16 140 03 019 3332 Plunkett Road  2.5 Treefort Properties LLC 
16 140 03 020 3418 Plunkett Road ** 12.2 Merrit Homes Inc 
16 140 03 028 3466 Plunkett Road 14.5 Morris, Fred B * 
16 140 03 008 6900 Rockland Road 6.1 Latsis, David * 
16 140 03 026 6914 Rockland Road 7.0 Brown, Patrick L * 
16 141 06 001 3582 Plunkett Road 0.4 Landell, Shani Ruth Augustin 
16 141 06 002 6888 Rockland Road 0.5 Landell, Shani Ruth Augustin 

* Owner Occupied, Address of owner matches property address 
** Address has open permits 

Council District:   District 1 – Jimmy Clanton 

Acreage:    Approximately 160.03 acres 

Existing Zoning: R-100 (Residential Med Lot) District, Stonecrest Area 
Overlay, Tier 5   
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Proposed Zoning: R-100 (Residential Med Lot) District, Arabia Mountain 
Conservation Overlay 

Comprehensive Plan Character Conservation/Open Space, Suburban, and Rural 
Area Designations:   Residential 

Proposed Development/Request: Proposed city-initiated rezoning from Stonecrest Area 
Overlay, Tier 5 to Arabia Mountain Conservation 
Overlay.   

Staff Recommendations:  Approval  

 

Aerial Map, RZ-21-007 
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Zoning Map, RZ-21-007 

  

The area in question is outlined in red and is zoned R-100, Single Family Residential  
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Overlay District Map 

The area in question is outlined in red and is in Tier 5 of the Stonecrest Area Overlay, adjacent to the 
Arabia Mountain Conservation Overlay to the west and south. 

 

  



 
PLANNING & ZONING STAFF REPORT 

RZ-21-007 

 5 of 14  

Future Land Use Map, RZ-21-007 

 

Subject Area includes 3 character areas on the Future Land Use Plan:  Conservation/Open Space, 
Suburban, and Rural Residential   
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OVERVIEW 

Location 

The subject property is comprised of seventeen (17) parcels of land east of Klondike Rd and Plunkett Rd, 
south of Hayden Quarry Road, and north of Rockland Road and includes approximately 160 acres. 

Background and reason for the rezoning 

Currently, the area contains a number of single-
family homes in wooded and agricultural setting, 
dotted with rock outcropping, consistent with the 
character with the other lands in Arabia Mountain 
Conservation Overlay.  Klondike and Plunkett Road 
is a major gateway to the Davidson-Arabia 
Mountain Nature Preserve, and the offices of the 
Arabia Mountain Alliance are across Plunkett Road 
from the subject area. 

Though the area is currently very much character 
with the Arabia Mountain overlay, it also lies with 
in the Stonecrest Area Overlay District, which 
would allow the future development of office and 
commercial uses along Plunkett Road.  Recently 
some permits have been granted for construction in 
the area, which has raised concerns about 
maintaining the overall rural character of the area.  
The best way to preserve that character is to expand 
the adjacent Arabia Mountain Conservation Overlay 
to include the subject area. 

One of these proposed developments that raised interest in the rezoning is a 11-lot subdivision being 
development by Merritt Homes at 3418 Plunkett Road on 12.2 acres, the location is denoted by a red star 
on the map above.  The other development that raised interest in the rezoning is the restoration of an 
historic home at 3350 Plunkett Road on 42 acres by Treefort Properties, location denoted by a green star 
on the map above.  The historic home is being proposed to be used as a special event venue and Bed n 
Breakfast.    

Rezoning Request  

The city is proposing to rezone the area from the Stonecrest Area Overlay, Tier 5 to the Arabia Mountain 
Conservation Overlay.  The base zoning of R-100 would remain in place.  To better understand what the 
implication of this rezoning would be, here are some basic facts about overlay districts in general and the 
two overlay districts in question. 
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• An overlay district is a zoning district which is applied over one or more previously established 
zoning districts (base zones), establishing additional or stricter standards and criteria for covered 
properties in addition to those of the underlying zoning district. In this case the base zone is R-100. 

• Communities often use overlay zones to protect special features, such as historic buildings, 
wetlands, steep slopes, and waterfronts. The Arabia Mountain Conservation Overlay is protective 
Overlay District. It is intended to preserve the natural resources of the Davidson-Arabia Mountain 
Nature Preserve, one of the city’s major attractions and natural assets. 

• Overlay zones can also be used to promote specific development projects, such as mixed-used 
developments, housing along transit corridors, or to impose design guidelines.  The Stonecrest Area 
Overlay is a promotional Overlay District.  It is intended to promote the economic growth in and 
around the city’s largest commercial center. 

Current Zoning – Stonecrest Area Overlay 
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The Stonecrest Area Overlay is a promotional Overlay District: 

• It is comprised of six tiers, Tier 5 can be found in Section 3.15.2 of the Zoning Ordinance 
• Tier 5, Cluster Village Mixed-use Zone “primary intent is to encourage single-family detached 

residential developments with associated neighborhood commercial and office uses to serve 
the convenience needs of the local community in a village or cluster concept.” [Sub-section A.] 

• “Tier 5 also seeks to preserve the rural and scenic beauty of the Arabia Mountain Preserve 
while providing flexibility to allow for creativity in site design and development.” 

• It does permit non-residential uses along Plunkett Road, but restricts office and commercial 
uses fronting Klondike and Rockland roads. [Subsection E.4.] 

• Imposes Design Guidelines to ensure that development is in keeping with look and character 
of the Mall area. 

Permitted uses are governed by the base zoning, but also include the following: 

1. Adult day care facility. 
2. Bed and breakfast. 
3. Child day care facility. 
4. Assembly hall. 
5. Cultural facility. 
6. Detached single-family dwelling. 
7. Office uses. 
8. Personal care facility. 
9. Place of worship. 
10. Retail, excluding drive-through facilities, automobile service stations, commercial 

amusements, convenience store, liquor stores, package store, and recreation, indoor. 
11. Office/medical. 
12. Personal services establishment. 

Though the Stonecrest Area Overlay allows many non-residential uses to be built by right in Tier 5, it does 
also include a list of prohibited uses:  

1. Kennels. 
2. Junkyard. 
3. Tire retreading and recapping. 
4. Sexually oriented businesses. 
5. Go-cart concession. 
6. Outdoor storage. 
7. Automobile repair, major. 
8. Hotel/motel. 
9. Automobile sales. 
10. Temporary outdoor sales. 
11. Pawn shops. 
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12. Liquor stores. 
13. Nightclubs. 
14. Late-night establishments. 
15. Car wash, self service. 
16. Self-storage. 
17. Funeral home. 
18. Mortuary. 
19. Crematorium. 
20. Farm equipment and supplies sales establishment. 
21. Multifamily dwelling unit. 

Proposed Zoning – Arabia Mountain Conservation Overlay 

 

The Arabia Mountain Conservation Overlay is the largest overlay district in the City, occupying 
approximately a third of the city area.  It includes a number of design requirements above and beyond what 
a typical R-100 subdivision must adhere to.  These requirements include: 
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Sec. 3.4.7 Lot Coverage 

- Net lot coverage shall not exceed 25% 
 

Sec. 3.4.8 Clearing and grading of lots 

- Clearing/grading shall be limited to 35% of net lot area  
 

Sec. 3.4.9 Development Standards 

- Prohibits Clear cutting of trees 
- Minimum side yard setback shall be 10 feet 
- 30% greenspace required 
- Internal radius of cul-de-sac can be maximum of 35 feet; must have grass and vegetation for the 

inner circle of turn-arounds (Sec. 3.4.9 B.b) 
- Required exterior boundary buffer (Sec. 3.4.9 C) of 50 feet 

Like the Stonecrest Area Overlay, the Arabia Mountain Conservation Overlay also expressly includes a list 
of permitted uses regardless of the underlying zoning, which are: 

1. Recreation, passive and nature preserve 
2. Dog parks 
3. Bed and breakfast homes 
4. Outdoor Concert Halls 
5. Urban Garden 

The list of prohibited uses in the Arabia Mountain Conservation Overlay is longer that the Stonecrest Area 
Overlay, Tier 5 prohibited list, and includes the following: 

1. Sexually-oriented businesses. 
2. Drive-in Theater. 
3. Fairground or Amusement Park. 
4. Swimming pools as part of a commercial Recreation, Outdoor use or Recreation club; but not 

including swimming pools incidental to Open space, clubhouse or pool amenity. 
5. Coliseum or stadium, except for outdoor Concert Halls. 
6. Nightclub or late night establishment. 
7. Outdoor storage, mini-warehouses, and storage buildings. 
8. Pawn shops. 
9. Mortuary or Crematorium. 
10. Alcohol Outlets. 
11. Salvage yards and junk yards. 
12. Motel or Extended Stay Motel. 
13. Shelter for homeless persons. 
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14. Transitional housing facility. 
15. Fuel Dealers, Fuel Pumps and Accessory Fuel Pumps. 
16. Automobile and truck rental and leasing, Automobile brokerage, Automobile mall, Automobile 

recovery and storage, Automobile rental and leasing, Automobile repair and maintenance, 
major, Automobile repair and maintenance, minor, Automobile sales, Automobile service 
station, Automobile upholstery shop, Automobile wash/wax service, Recreational vehicle/boat 
sales and service, Freight service, Transportation equipment and storage or maintenance 
(vehicle), and Vehicle storage yard. 

17. Commercial parking garage/structure; Commercial parking lots. 
18. Convenience store. 
19. Drive-through facilities. 
20. Personal service establishments. 
21. Check cashing facility. 
22. Heavy equipment storage. 
23. Truck stops. 
24. Warehouses. 
25. Solid waste disposal, Private industry solid waste disposal facility. 
26. Bus station or terminal.  
27. Ambulance service facility, Private ambulance service, Dispatch office. 

 

Comparison between the two overlay districts 

Bringing the subject area into the Arabia Mountain Conservation Overlay would protect Plunkett Road 
from commercial development and help preserve the tree canopy of the area.  The basic question should 
the area be promoted for future development in line with the goals of the Stonecrest Area Overlay, or be 
protected from future commercial encroachment more inline with the character of the areas to the west and 
south?   

Public Participation  
Property owners within 100 feet of subject property were mailed notices of the proposed rezoning, and 
the rezoning was presented at a Community Planning Information Meeting on September 20, 2021 at 6 
PM via Zoom.com. The meeting was well attended, and the general consensus of the group was in favor 
of the rezoning.   

STANDARDS OF REZONING REVIEW 

Section 7.3.4 of the Stonecrest Zoning Ordinance list eight factors to be considered in a technical review 
of a zoning case completed by the Planning and Zoning Department and Planning Commission. Each 
element is listed with staff analysis. 
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A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive 
plan.  
 
The subject property is located within three character areas on the Future Land Use Map of the 
Stonecrest Comprehensive Plan:  Conservation/Open Space, Suburban Neighborhood, and Rural 
Residential. 
 

• The intent of the Conservation and Open Space Character Area is to preserve areas in 
the city with significant natural and ecological features, as well as environmentally 
sensitive recreational facilities for public enjoyment. These areas consist of undeveloped 
natural lands, environmentally sensitive and conservation areas that are not suitable for 
development. It also includes land used for active recreational purposes that provide for a 
wide range of activities with some land designated for cultural and historic preservation. 

 
• The intent of the Suburban Neighborhood character area is to recognize those areas of 

the city that have developed in traditional suburban land use patterns while encouraging 
new development to have increased connectivity and accessibility.  These areas include 
those developed (built out) and those under development pressures. Those areas are 
characterized by low pedestrian orientation, limited transit access, scattered civic buildings 
and curvilinear street patterns.  The proposed density for areas of this type is up to 8 
dwelling units per acre. 

 
• The purpose of the Rural Residential Character Area is to provide for areas that are 

suitable for low-density housing with densities of up to four (4) dwelling units per acre. 
Single-family detached housing is the most appropriate type of development for this 
district. Stable Low-Density Residential Districts should be protected from encroachment 
of higher density or high intensity uses. 

 
The proposed rezoning would be in compliance with the purpose and intent of each of these 
character areas and would be in conformity with the overall goals of the comprehensive plan.  
 

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.  
 
As shown in the table below, the subject property is primarily surrounded by properties zoned for 
single family residential, the only difference being the overlay districts.  
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The proposed change in zoning would permit a use that would be suitable in view and development 
of the nearby properties. The rezoning would allow a medium density development that is 
consistent with the adjacent R-100 and MR-1 zoning, but also built to a higher conservation 
standard consistent with the intent of the Arabia Mountain Conservation Overlay District.  

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as 
currently zoned.  
 
The property is currently zoned R-100 and will remain so, which permits single family detached 
homes.  The change in overlay districts would just impose stricter conservation standards than those 
currently allowed. The property does have reasonable economic use as currently zoned.  
 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or 
nearby property or properties.  
 
The proposed zoning proposal is not anticipated to have a negative impact on the existing use or 
usability of adjacent or nearby properties, but rather preserve overall character of the area and its 
natural resources, and promote quality development. 
 

E. Whether there are other existing or changing conditions affecting the use and development 
of the property, which gives supporting grounds for either approval or disapproval of the 
zoning proposal.  
 
There are no changing conditions affecting the use and development of the property, which give 
supporting grounds for either approval or disapproval of the zoning proposal.  
 

Adjacent & 
Surrounding Properties 

Zoning 
(Petition Number) 

 
Overlay District 

Subject Property R-100 (Residential Med Lot) District Stonecrest Area, Tier 5 

Adjacent: North R-100 and MR-1 
(Residential Med Lot) Districts Stonecrest Area, Tier 3 

Adjacent: West R-100 (Residential Med Lot) District Arabia Mountain Conservation, 
Stonecrest Area, Tiers 3 and 5 

Adjacent: East R-100 (Residential Med Lot) District Stonecrest Area, Tiers 3 and 5 

Adjacent: South R-100 (Residential Med Lot) District Arabia Mountain Conservation 
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F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or 
archaeological resources.  
 
There are currently no historic buildings, sites, districts, or archaeological resources registered on 
the subject property on the subject property. However, as described earlier 3350 Plunkett Road 
does contain an old farm house, built in late 19th Century that is being renovated.  This rezoning 
would help preserve the historic context of the site it sits on. 
 

G. Whether the zoning proposal will result in a use that will or could cause excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools.  
 
This rezoning will not impact existing streets, transportation facilities, utilities or schools. 
 

H. Whether the zoning proposal adversely impacts the environment or surrounding natural 
resources.  
 
The zoning proposal will help preserve the environment or surrounding natural resources, and will 
have no adverse impact on these resources. 

 

STAFF RECOMMENDATION  

Staff recommends unconditional APPROVAL of RZ-21-007. 

 

Attachments:  None 
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Planning Commission Meeting October 5, 2021 

GENERAL INFORMATION 

Petition Number: RZ-21-008 

Applicant: ACE Homes LLC, represented by Prime Engineering 

Owner: ACE Homes LLC 

Project Location: 2261 South Stone Mountain Lithonia Rd (Parcel ID# 16 
124 02 011), 2241 South Stone Mountain Lithonia Rd 
(Parcel ID# 16 124 02 016, and 1780 Phillips Rd (Parcel 
ID# 16 101 03 011) 

Council District: District 1 – Jimmy Clanton 

Acreage: Approximately 70 acres 

Existing Zoning: Medium Density Residential (MR-1) and Local 
Commercial (C-1) 

Proposed Zoning: Rezoning of 2241 South Stone Mountain Lithonia Road 
(part) from C-1 to MR-1, decreasing the size of the C-1 
from 3.92 acres to 2.68 acres, and a change in conditions 
for a proposed Medium Density Residential (MR-1) 
development at 2241 South Stone Mountain Lithonia 
Road, 2261 South Stone Mountain Lithonia Rd, and 
1780 Phillips Rd 

Comprehensive Plan Character 
Area Designation: Suburban Neighborhood 

Proposed Development/Request: Stonecrest Estates, a mixed-use development consisting 
of 131town homes and 202 single family homes, with 
new roads, clubhouse, pool, walking trail, pavilion and a 
2.68 acre commercial lot.   

Staff Recommendations: Approval with conditions 
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Aerial Map, RZ-21-008 
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Zoning Map  
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Future Land Use Map 
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PROJECT OVERVIEW 

Location 

The subject property is located on the south side of South Stone Mountain Lithonia Road, just west of the 
E DeKalb County Board of Health office and just west of Redan Square Townhome Community off of 
Redan East. 

 

Background 

Currently, the subject property is undeveloped forest 
land. But was approved in 2007, Z-07-13333, by 
DeKalb County for a medium density residential 
development that included Senior Living, 
townhomes, single-family (on MR-1) and small scale 
commercial (on C-1).  Due to the real estate crash in 
2008 the development was never constructed as 
proposed. 

The topography of the property slopes down toward 
three former lakes, and associated streams.  The dams 
that created the lakes were breached in the mid 
2000s.  As a result there are some wetlands and two 
streams on the site but they will not be disturbed.  A 
separate stream buffer variance to encroach in 7 
locations around the wetlands was approved by the 
Zoning Board of Appeals, on September 21, 2021, 
case V-21-003. 

Rezoning Request  

The applicant is requesting to slightly reconfigure the zoning boundaries between the approved C-1 and 
MR-1, and change the conditions of the Z-07-13333 zoning case to adhere to a new site plan.  The 
original 2007 site plan included a senior living component that is no longer part of the proposal.   

The commercial portion of the Stonecrest Estates will be decreasing the size from 3.92 acres to 2.68 
acres. Adding more land to the MR-1 zoned portion of the project.  As proposed the mixed-use 
development would consist of 131town homes and 202 single family homes, with new roads, clubhouse, 
pool, walking trail, pavilion and the small commercial lot.   
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Conceptual Site Plan prepared by Prime Engineering, received September 7, 2021 

  

Stonecrest Estates, Phase 1 
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The site plan presented in this report is the result of several concept plan reviews by staff with the 
applicant in July and August 2021.  These meetings included the Planning & Zoning Director, the Chief 
Building Official, and the City Engineer.  This latest version of the plan submitted on September 7 was 
found to conform to the zoning and site design requirements of MR-1 and C-1.  Modifications to the plan 
were made ensure proper buffers between the C-1 and MR-1 portions of the site and to allow adequate 
parking for townhome visitors. 

Public Participation  
Property owners within 1000 feet of subject property were mailed notices of the proposed rezoning. The 
city-sponsored community information meeting was held on September 20, 2021, at 6:00 pm via 
Zoom.com. Several residents show up at the community meeting regarding the rezoning application and 
others watch via YouTube. There were some concerns expressed from the participants about the impacts 
on streams and traffic, as well as the potential for residential-industrial land use conflicts if the industrial 
areas to the east ever were developed.  

STANDARDS OF REZONING REVIEW 

Section 7.3.4 of the Stonecrest Zoning Ordinance list eight factors to be considered in a technical review 
of a zoning case completed by the Planning and Zoning Department and Planning Commission. Each 
element is listed with staff analysis. 

A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive 
plan.  
 
The subject property is located within the Suburban Neighborhood character area of the Stonecrest 
Comprehensive Plan. The intent of the Suburban Neighborhood character area is to recognize those 
areas of the city that have developed in traditional suburban land use patterns while encouraging 
new development to have increased connectivity and accessibility.  These areas include those 
developed (built out) and those under development pressures. Those areas are characterized by low 
pedestrian orientation, limited transit access, scattered civic buildings and curvilinear street 
patterns.  The proposed density for areas of this type is up to 8 dwelling units per acre. 
 
The proposed development would meet the intent of the Comprehensive Plan.  
 

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.  
 
As shown in the table on the next page, the subject property is surrounded by a mix of land uses.  
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The proposed change in zoning would permit a use that would be suitable in view and development 
of the nearby properties. The rezoning would allow a medium density residential development and 
neighborhood scale commercial that is consistent with the adjacent residential development.  The 
stream buffer and preserved open space on the site will serve as a natural buffer to any potential 
industrial development to the east.  

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as 
currently zoned.  
 
The property is currently zoned the same as proposed, just in a different configuration.   It does 
have a reasonable economic use, that will not change with the rezoning. 
 

D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or 
nearby property or properties.  
 
The proposed zoning proposal is not anticipated to have a negative impact on the existing use or 
usability of adjacent or nearby properties, thanks to the careful preservation of wetlands on the 
property proper buffers. 
 

E. Whether there are other existing or changing conditions affecting the use and development 
of the property, which gives supporting grounds for either approval or disapproval of the 
zoning proposal.  
 
There are no changing conditions affecting the use and development of the property, which give 
supporting grounds for either approval or disapproval of the zoning proposal.  

Adjacent & 
Surrounding 

Properties 
Zoning 

(Petition Number) 

 
Land Use 

Density 
Non-Residential 

(SF/Acre) 
Residential (Units/Acre) 

Subject Property MR-1 and C-1,  Undeveloped  NA 

Adjacent: North C-1 and C-2 Gas station and body shop NA 

Adjacent: West R-100, RSM and M 

Two churches, a 
residential development 
and neighborhood scale 
commercial properties 

Varied, less than 6 units/ac 

Adjacent: East R-100 and M Government Bldg NA 

Adjacent: South RSM (Small Lot 
Residential Mix) Single family subdivision 5 units/ac 
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F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or 

archaeological resources.  
 
There are currently no historic buildings, sites, districts, or archaeological resources on the subject 
property.  
 

G. Whether the zoning proposal will result in a use that will or could cause excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools.  
 
Access to the property will be S Stone Mountain Lithonia Road that staff believes would have the 
traffic capacity to handle the volume of traffic generated by the zoning change. The zoning proposal 
will not cause an excessive or burdensome on utilities as Dekalb County states the property has the 
sewer capacity for the intended use. The proposed use will not create an excessive burden on 
schools.  
 

H. Whether the zoning proposal adversely impacts the environment or surrounding natural 
resources.  
 
The zoning proposal will not adversely impact the environment or surrounding natural resources. 

 

STAFF RECOMMENDATION  

The applicant meets all the criteria for approval. Therefore, staff recommends APPROVAL of RZ-21-008 
the following conditions:  

1. The future development of the site shall be in compliance with the general concept plan submitted 
on September 7, 2021 with this rezoning application prepared by Prime Engineering.  

2. A Home Owners Association (HOA) will be established prior to the approval of a final plat for 
the development.  HOA membership will be requirement of all property owners within the 
development. 

3. Prior to the issuance of any land disturbance permit, the Applicant must provide evidence of a legal 
mechanism under which all land to be held in common and used for greenspace purposes within 
the development shall be protected in perpetuity. 

4. The applicant must submit a tree save and landscaping plan to the Director prior to issuance of 
building or land development permits.  

5. The City Engineer shall review and approve driveway location prior to the issuance of building or 
land development permits.  

6. A minimum 5-foot sidewalk shall be installed along the property frontage on S Stone Mountain 
Lithonia Road. 
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Attachments: 

1 – RZ-21-008 Application Materials 

2 – Sewer Capacity Evaluation 

3 – Site Plan Exhibits 

4 – DeKalb County Rezoning Case File – Z-07-13333 



Attachment 1:  RZ-21-008 Application Materials



 

3715 Northside Parkway, NW 

300 Northcreek, Suite 200          Atlanta, GA  30327 

main: 404-425-7100          fax: 404-425-7101          www.prime-eng.com 

 

September 7, 2021 (Revised) 

 

City of Stonecrest 

Community Development Department 

3120 Stonecrest Blvd. 

Stonecrest, GA 30038 

 

Re: Letter of Intent 

Stonecrest Estates 

 Stonecrest, GA 

 

To Whom It May Concern: 

 

This serves as our letter of intent of rezoning for the MR-1 and C-1 properties on our parcel. The purpose 

of the rezoning will be to adjust the property lines to meet the new developments (primarily residential) 

design. Specifically, we will be decreasing the size of the C-1 from 3.92 acres to 2.68 acres. The MR-1 

will increase by 1.24 acres. No change in use is proposed. The pre-application meeting was held virtually 

through Microsoft TEAMS on August 2, 2021 at 11:00 AM. 

 

The Subject Property will be a 70-acre mixed-use development consisting of 131 town homes and 202 

single family homes, with new asphalt roads, clubhouse, pool, walking trail, pavilion and a 2.7-acre 

commercial lot in the northeast portion of the property. The existing Subject Property is an undeveloped 

forest area. 

 

Comprehensive Plan Land Use Map Amendments: 

The land use will not be changing. We are adjusting property lines to meet the zoning requirements for 

the commercial portion of the Subject Property so there will be no impact to the existing zoning. 

(See Attached Comprehensive Plan Land Use Map Amendments) 

 

Zoning Map Amendments: 

Amendments required to the zoning map include reflection of the new zoning district line locations for 

the commercial and residential properties, and an update to the approved site plan on the subject property.   

(See Attached Zoning Map Amendments and Site Plan) 

 

 

Sincerely, 

  
Robert R. MacPherson, P.E. 

Vice President 

Prime Engineering, Inc. 
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Rezoning Application 

        
Name: 

Address: 

Phone: Fax: 

Cell: Email: 

Is this development and/or request seeking any incentives or tax abatement through the City of Stonecrest or any entity 
that can grant such waivers, incentives, and/or abatements?  
 

1. Will the zoning proposal permit a use that is suitable in view of the use and development of adjacent and nearby 
properties?  

 

2. Will the affected property of the zoning proposal have a reasonable economic use as currently zoned?  

 

3. Will the zoning proposal adversely affect the existing use or usability of adjacent or nearby property? 
 

 

4. Are other existing or changing conditions affecting the existing use or usability of the development of the property 
which give supporting grounds for either approval or disapproval of the zoning proposal? 
 

5. Will the zoning proposal adversely affect historic buildings, sites, districts, or archaeological resources? 
 

 

6. Will the zoning proposal result in a use which will or could cause an excessive or burdensome use of existing streets, 
transportation facilities, utilities or schools? 

□ Yes  □ No  
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3715 Northside Parkway, NW 

300 Northcreek, Suite 200          Atlanta, GA  30327 

main: 404-425-7100          fax: 404-425-7101          www.prime-eng.com 

 

September 7, 2021 

 

City of Stonecrest 

Community Development Department 

3120 Stonecrest Blvd. 

Stonecrest, GA 30038 

 

Re: Environmental Site Analysis 

Stonecrest Estates -Phase I 

 Stonecrest, GA 

 

To Whom It May Concern: 

 

We would like to request modifications to the existing zoning for the MR-1 and C-1 properties on our 

parcel. As part of this process, an Environmental Site Analysis is required. 

 

1. Conformance to the Comprehensive Plan: 

a. Describe the proposed project and the existing environmental conditions on the site: 

The Subject Property will be a 70-acre mixed-use development consisting of 131 town 

homes and 202 single family homes, with new asphalt roads, clubhouse, pool, walking 

trail, pavilion and a 2.7-acre commercial lot in the northeast portion of the property. The 

existing Subject Property is an undeveloped forest area. The site formerly had three 

ponds on the parcel that appeared to have been breached in the mid 2000’s. As a result, 

there are some wetlands on the site but will not be disturbed. Furthermore, two streams 

exist onsite. The streams will also not be impacted. 

b. Describe the adjacent properties: The adjacent properties consist of a gas station and 

body shop to the north, a government building to the east, industrial property to the 

southeast, single family residential to the south, two churches, a residential development 

and commercial properties to the west. 

c. Describe how the project conforms to the Comprehensive Land Use Plan: The 

existing zoning is MR-1 (medium density residential) and C-1 (local commercial). The 

proposed project will conform to the same zoning since no change in land use is 

proposed. 

d. Include the portion of the Comprehensive Plan Land Use Map which supports the 

project’s conformity to the Plan: A copy of the City of Stonecrest’s Zoning Map is 

included. 

e. Evaluate the proposed project with respect to the land use suggestion of the 

Comprehensive Plan as well as any pertinent Plan policies: The proposed project does 

not affect the existing land use suggestion. 

 

2. Environmental Impacts of the Proposed Project 

The attached survey shows both the wetlands, streams and flood plain on the Subject property. 

The proposed rezoning for the development will have minimal impact to these environmental 

measures. 

a. Wetlands: According to the National Wetlands Inventory and an onsite wetlands survey, 

the Subject Property area has designated as Wetlands within 200 feet of the site. 
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b. Floodplain: According to the FEMA National Flood Hazard interactive mapping system, 

the Subject Property is in an area within the 100-year flood Zone AE. 

c. Streams/Stream Buffers: Based on field observations and the DeKalb County 

topographic map there are streams that runs through the Subject Property that require 25-

foot, 50-foot and 75-foot stream buffers. 

d. Slopes exceeding 25 percent over a 10-foot rise in elevation: Based on verification by 

the Applicant’s surveyor, there are slopes exceeding 25 percent over a 10-foot rise in 

elevation on the Subject Property. USGS Topographic Quadrangle map is included in 

civil construction plans. 

e. Vegetation: The Subject Property consists of an undeveloped forest area. Tree 

replacement in accordance with the City’s code will be satisfied. 

f. Wildlife Species (including fish and endangered species): Based on field observation, 

to the Applicant’s knowledge, there are no endangered species located on the Subject 

Property. 

g. Archeological/Historical Sites: Based on field observation, to the Applicant’s 

knowledge, there are no archeological or historical sites located on the Subject Property. 

 

3. Project Implementation Measures 

a. Protection of environmentally sensitive areas: All environmentally sensitive areas 

located on the Subject Property shall be adequately protected with temporary and 

permanent Erosion Control Measures, as referenced on the civil construction documents. 

b. Protection of water quality: All stormwater runoff generated from a site shall be 

adequately treated before discharge in accordance with the City of Stonecrest. We have 

designed 2 stormwater detention ponds withs water quality that stormwater will enter and 

be filtered before discharging. 

c. Minimization of negative impacts on existing infrastructure: The existing 

infrastructure surrounding the Subject Property will not be negatively impacted by the 

development of the proposed project.  

d. Minimization on archeological/historically significant areas: Based on field 

observation, to the Applicant’s knowledge, there are no archeological or historical sites 

located on the Subject Property. 

e. Minimization of negative impacts on environmentally stressed communities where 

environmentally stressed communities are defined as communities exposed to a 

minimum of two environmentally adverse conditions resulting from public and 

private municipal and industrial uses: The Subject Property will not have a negative 

impact on the environmentally stressed communities. 

f. Creation and preservation of green space and open space: Tree save areas will be 

created on the Subject Property using Erosion Control Measures to preserve existing trees 

and open space areas have been created throughout the development, as referenced on the 

civil construction documents. 

g. Protection of citizens from the negative impacts of noise and lighting: It is the 

Applicant and Owner’s intent to adhere to the City of Stonecrest Noise and Lighting 

ordinances for the Subject Property. 

h. Protection of parks and recreational green space: None exist on the Subject Property 
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but there will be proposed recreational green space, as referenced on the civil 

construction documents. 

i. Minimization of impacts to wildlife habitats: Based on field observation, to the 

Applicant’s knowledge, there are no endangered species located on the Subject Property. 

 

 

Sincerely, 

 

 

Robert R. MacPherson, P.E. 

Vice President 

Prime Engineering, Inc. 

 

Attached 

1. Overall Site Plan 

2. Boundary/Topographic Map 

3. Legal Description (Existing) 

4. Legal Description (Proposed) 

5. Phase I (Residential) Site Plan 
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Property Line Description: Craft Homes 

 

All that tract or parcel of land lying and being in Land Lot 124 and Land lot 101 of the 16th 

District, 2nd Section, Dekalb County, Georgia, and being more particularly described as follows:  

 

Commencing at a common corner to land lots 100, 125, 124 & 101' Thence along common land 

lot line to L.L. 124 and 101; Thence South 01 degrees 10 minutes 20 seconds East, 17.50 feet to 

a point at the south right of way line of Stone Mountain Lithonia Road (Variable R/W); Said 

point being the POINT OF BEGINNING. 

Thence along the south right of way line of Stone Mountain Lithonia Road (Variable R/W)   

South 63 degrees 58 minutes 10 seconds East, 583.15 feet to a point; 

Thence continuing along said the south right of way line a curve to the right, an arc distance of 

447.7 feet, said curve having a radius of 3619.84 feet and being subtended by a chord of 447.41 

feet, at South 60 degrees 29 minutes 25 seconds East, to a point; Thence continuing along said 

the south right of way line South 57 degrees 00 minutes 39 seconds East, 110.28 feet to a point; 

Thence continuing along said the south right of way line a curve to the right, an arc distance of 

216.13 feet, said curve having a radius of 7667.09 feet and being subtended by a chord of 216.12 

feet, at South 56 degrees 11 minutes 37 seconds East, to a point;  

Thence continuing along said the south right of way line South 55 degrees 22 minutes 34 

seconds East, 8.38 feet to a point; 

Thence leaving said the right of way South 32 degrees 05 minutes 20 seconds West, 548.85 feet 

to a point; 

Thence South 01 degrees 50 minutes 18 seconds East, 533.9 feet to a 1/2” rebar set; 

Thence South 61 degrees 01 minutes 24 seconds East, 199.94 feet to a 1/2” rebar set; 

Thence South 31 degrees 56 minutes 22 seconds West, 1472.10 feet to a 1/2” rebar set; 

Thence North 89 degrees 04 minutes 31 seconds West, 788.73 feet to a 1/2” rebar set; 

Thence North 01 degrees 05 minutes 35 seconds East, 627.79 feet to a 1/2” rebar set; 

Thence North 00 degrees 46 minutes 32 seconds East, 861.56 feet to a 1” open top; 

Thence North 89 degrees 23 minutes 38 seconds East, 398 feet to a 1/2” rebar set; 

Thence North 20 degrees 56 minutes 50 seconds East, 111.99 feet to a point at center of stream; 

Thence (a tie line-centerline stream is property line) North 30 degrees 29 minutes 42 seconds 

West, 167.8 feet to a point; 

Thence leaving the stream North 84 degrees 35 minutes 20 seconds East, 133.34 feet to an axle 

found; 

Thence North 01 degrees 36 minutes 11 seconds West, 1238.71 feet to a point at the south right 

of way line of Stone Mountain Lithonia Road (Variable R/W); said point being the POINT OF 

BEGINNING; 

 

Said tract or parcel of land contains 70.01 acres. 

Stonecrest Estates



Attachment 2:  Sewer Capacity Evaluation

















































Attachment 3: Site Plan Exhibits

1 - Existing Zoning Boundaries
2 - Proposed Zoning Boundaries
3 - Blow up of Commercial Area

4 - Overall Site Plan
5 - Phase 1 Site Plan
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PLANNING & ZONING STAFF REPORT 

 

1 
 

MEETING DATE: October 5, 2021 

GENERAL INFORMATION 

Petition Number:  TMOD 21-009 

Applicant:   Stonecrest Planning and Zoning Department 

Project Location:  City-Wide 

Proposed amendment:  Amendment to the Stonecrest Code of Ordinance, 
Chapter 4 – Alcoholic Beverages, and Chapter 27 – 
Zoning Ordinance to further define and regulate special 
events, temporary outdoor events, late-night 
establishments, and similar uses.  

FACTS AND ISSUES: 

• Currently staff is spending an inordinate amount of time processing 
applications for temporary special outdoor events.   

• In particular, certain locations are applying for special event permits, or what 
the Zoning Ordinance refers to as Special Administrative Permits, on a 
regular basis, with very little lead time for staff to review and coordinate 
with DeKalb County 

• Proper coordination for Special Outdoor Events with the DeKalb Fire 
Marshall, Police, Sanitation, and Health Departments takes 30 to 45 days.   

• Many establishments get a business license for a certain use, but really 
operate as another.  Definitions of such uses needs to be improved, and 
closely coordinated with Finance Department who administers business 
licenses. 

• Late night hours for alcohol sales are the latest in the county, 3:55 AM M-F, 
2:55 AM Sat and Sun. 
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GOAL OF THE PROPOSED CHANGES 

To more clearly define the types of entertainment related businesses and the 
requirements governing their operation.   

RECOMMENDED ACTION: Recommend Approval to the City Council 

ATTACHMENTS:   

1. Proposed Changes to Chapter 4 – Alcoholic Beverages, and Chapter 27 – 
Zoning Ordinance 
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TMOD-21-009 
STONECREST ZONING CODE UPDATE 

REVISIONS and NEW ORDINANCES 

 
Removal of Sec. 4.2.5. – Temporary Permits  
 Proposal: Delete the provisions for Temporary Alcohol licenses in Chapter 4 -Alcoholic 
Beverages.  This would require a location to already have a license or to hire a caterer, which is 
allowed in Sec. 4.2.6. 
 
Track changes version of proposed changes. 

Sec. 4.2.5. Temporary permits. 

Any nonprofit civic organization may be issued temporary alcoholic beverage permits for events. Such 
permits shall have the effect of a license issued pursuant to the provisions of this article and shall authorize sale by 
the drink of such alcoholic beverages as are specified in the permit. The nonprofit civic organization must make 
application and pay a fee in the amount established by action of the city council, a copy of which is on file with the 
clerk of the city. Such civic organizations shall comply with all the general ordinances and the licensing and 
regulations for a consumption-on-the-premises establishment, apart from having a full-service kitchen.  

 

 
Revise the definitions of entertainment related uses 
Proposal: To clarify the terms and definitions used to describe entertainment related uses 
found in Article 9, Definitions, Sec 9.1.3 Defined terms. 
 
A. Revise the term “restaurant” and add term for eating and drinking establishments 
Restaurant means an eating and drinking establishment where food and drink are prepared, 
served, and consumed primarily within the principal building. 

 
Eating and drinking establishments mean those establishments whose primary purpose is to derive 
income from the sale of food and drink, including malt beverages, wine and/or distilled spirits 
consumed primarily within the principal building, and without a drive-in or drive-thru component where 
such establishment is open for use by patrons beyond 12:30 a.m. Entertainment shall be incidental 
thereto.  
 
 
B. Revise definition of Nightclub 
Nightclub means a commercial establishment dispensing alcoholic beverages for consumption 
on the premises and in which dancing and musical entertainment is allowed, where music 
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may be live, disc-jockey, karaoke, and/or non-acoustic. a place of entertainment open at night 
serving food and/or liquor with all booths and tables unobstructed and open to view, 
dispensing alcoholic beverages and in which music, dancing or entertainment is conducted 
with or without a floor show. The principal business of a nightclub shall be entertaining, and 
the serving of alcoholic beverages shall be incidental thereto. 
 
C.  Revise definition of special events facility by adding the terms small and large 
 
Special events facility means a building and/or premises used as a customary meeting or 
gathering place for personal social engagements or activities, where people assemble for 
parties, weddings, wedding receptions, reunions, birthday celebrations, other business 
purposes, or similar such uses for profit, in which food and beverages may be served to 
guests.  

1. The term "special events facility" shall not include places of worship.  
2. Small Special Event Facility shall mean assembly and entertainment uses with a 

seating or occupant capacity of no more than 100 persons.  

3. Large Special Event Facility shall mean assembly and entertainment uses with a 
seating or occupant capacity of more than 100 persons 

 
D. Add definition of Smoking Lounge 
 

Smoking Lounge means an establishment which sells tobacco and/or promotes the smoking of tobacco 
products or other any other substance on its premises. The term “smoking lounge” includes but, is not 
limited to cigar lounges, hookah cafes, tobacco lounges, tobacco clubs, or tobacco bars. 

 
 
Revise Supplemental use criteria regarding entertainment related uses. 
 
A.  Revise regulations regarding Temporary Outdoor Events. 

Sec. 4.3.5. - Temporary outdoor events. 
Temporary outdoor events may include temporary art shows, carnival rides, special outdoor social or 
religious event, entertainment, athletic events, rodeos, horseshows, and other events of community 
interest. 
A. Use regulations. Temporary outdoor events shall be governed by the following regulations: 

1. Site conditions. 
a. Employees shall be uniformed and identified. 
b. Security or off-duty police officers shall be on-site during operating hours. 
c. Portable toilets or access to bathrooms shall be provided. 
d.  Approval from the property owner 
e.  Traffic Control Plan must be approved by the fire marshal’s office 



Page 3 of 4 
 

2. If the temporary outdoor event involves structures that require issuance of a building 
permit, a site plan of the event shall be included with the building permit application. The site 
plan submittal required by article 7 of this chapter shall indicate compliance with all zoning 
ordinance requirements. 

B. Lot and parcel restrictions. Temporary outdoor event activities shall be set back at least 100 feet 
from any residential district or use. 
C. Temporary sites for worship. The establishment of sites and tents for temporary worship conducted 
on a site not designated as a place of worship requires the grant of a special administrative permit by 
the director of planning. 
 
B. Edit Table 4.3 (Sec. 4.3.2) to eliminate 2/year regulation for temporary 
outdoor events 

Sec. 4.3.2. Duration, frequency and hours of operation of temporary outdoor uses. 
The maximum duration, frequency and hours of operation for temporary outdoor uses shall be limited as 

shown in Table 4.3, below:  

Table 4.3. Temporary Outdoor Uses Operational Requirements  

Operational requirement maximums for temporary outdoor uses  
Temporary Use  Duration  Frequency  Hours of Operation  Special 

Administrative 
Permit Required?  

Christmas tree sales  Nov. 15 through 
Jan. 1  

 Cease at 9:00 p.m. 
Mon.—Thurs. and 
Sun; 10:00 p.m. Fri. 
and Sat.  

Yes  

Pumpkin and 
Halloween sales  

Sept. 15 through 
Oct. 31  

 Cease at 9:00 p.m. 
Mon.—Thurs. and 
Sun; 10:00 p.m. Fri. 
and Sat.  

Yes  

Charitable/non-
profit event  

7 consecutive days  4 times/calendar 
year  

Daylight hours only  Yes  

Temporary Produce 
stand  

One full year  Year round  Daylight hours only  Yes  

All other seasonal 
sales  

3 consecutive days  4 times/calendar 
year  

Daylight hours only  Yes  

Temporary outdoor 
retail sales display  

30 consecutive days  4 times/calendar 
year  

Cease at 9:00 p.m. 
Mon.—Thurs. and 
Sun; 10:00 p.m. Fri. 
and Sat.  

Yes  

Temporary outdoor 
event  

14 consecutive days  2 times/calendar 
year  

Cease at 9:00 p.m. 
Mon.—Thurs. and 
Sun; 10:00 p.m. Fri. 
and Sat.  

Yes  

Yard sales  3 consecutive days  Once/6 months  Daylight hours only  No  
Farmer's Markets  Year Round  3 consecutive days 

per month or one 
day per week  

Cease at 9:00 p.m. 
Mon.—Thurs. and 
Sun; 10:00 p.m. Fri. 
and Sat.  

Yes  

https://library.municode.com/ga/stonecrest/codes/code_of_ordinances?nodeId=THE_CODE_STONECREST_GEORGIA_CH27ZOOR_ART7AD
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C.   Add New Section 4.2.59 - Eating and Drinking Establishments – 
supplemental use provision 
 
Sec. 4.2.59 – Eating and Drinking Establishment that also operate another use 
Any establishment that serves food and drink, but which also operates as another use under Chapter 4 
(the Alcohol Code) with separate parking regulations shall follow the parking regulations in Chapter 27 
applicable to that use. 
 
D.   Add New Section 4.2.60- Smoking Lounges – supplemental use provision 
Sec. 4.2.60 – Smoking Lounges 
 
Smoking Lounges shall be subject to the following restrictions:  

A. Smoking of hookah in any establishment that serves alcohol or food shall be prohibited. 

B. Hours of operation shall not extend past 11:00 p.m. 

C. Shall not serve patrons under the age of 19 or as restricted by Georgia statute. 
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MEETING DATE: October 5, 2021 

GENERAL INFORMATION 

Petition Number:  TMOD 21-010 

Applicant:   Stonecrest Planning and Zoning Department 

Project Location:  City-Wide 

Proposed amendment:  Amendment to Stonecrest Zoning Ordinance, Chapter 27 
to remove inconsistencies in land use terms and 
definitions, and to clarify and update the uses allowed in 
each zoning district.  

FACTS AND ISSUES: 

• The current code includes inconsistent terminology for the same uses in the 
Use Table, Supplemental Regulations, Overlay Language and Definitions  

• In addition, many land use related terms are not defined at all, and the code 
does not address their proper use such as micro-brewery and distilleries, 
hookah bar and lounge, homeless shelters, etc. 

• Finally, there are many uses listed in the table that should be universally 
prohibited and that do not fit the vision for city as outlined the 
comprehensive plan, such as glue manufacture, paper mills, fat rendering, 
and explosive manufacturing. 

RECOMMENDED ACTION: Efforts to address all the issues regarding 
permitted and prohibited uses are still ongoing, and will be presented later in 
another text amendment.  However, there are some revisions that the staff 
recommends be considered now.  Recommend Approval to the City Council of 
prohibited use list and restrictions on residential uses in industrial areas.  

ATTACHMENTS:   

1. Proposed Changes to Chapter 27 – Zoning Ordinance 
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TMOD-21-010 Use Table Revisions 

 

Sec. 4.1.3. Use table. 

Table 4.1 indicates the permitted uses within the base zoning districts. Even though a use is listed as an allowable use within a particular base zoning district, additional use restrictions may apply based on the applicable overlay zoning district requirements specified in article 3 
of this chapter, overlay districts.  

A. The uses listed in Table 4.1 shall be permitted only within the zoning districts identified, and no use shall be established and no structure associated with such use shall be erected, structurally altered or enlarged unless the use is permitted as:  

1. A permitted use (P);  

2. A special use (SP) subject to the special land use permit application procedures specified in article 7 of this chapter;  

3. An administratively approved use (SA) subject to the special administrative permit procedures specified in article 7 of this chapter;  

4. An accessory use (PA) as regulated by this article 4 of this chapter. Table 4.1 does not list all accessory uses but clarifies uses acceptable as accessory, though not typically considered principal uses for the zoning classification.  

5. Uses lawfully established prior to the effective date of this zoning ordinance.  

B. Any use not listed in Table 4.1, below, or interpreted to be allowed by the director of planning pursuant to section 4.1.2 is prohibited. Any applicant denied a permit to allow a use of property in a zoning district other than as provided in this section may file an appeal 
before the zoning board of appeals as provided in article 7 of this chapter.  

C. If there is a conflict between Table 4.1 and the text of this chapter, the text shall prevail.  

D.  Prohibited Uses.  The following uses are considered contrary to the vision and intent of the City’s Comprehensive Plan, and would be detrimental to the city’s continuing effort to adhere to that vision, and are prohibited city wide. 

1. Distillation of bones or glue manufacture 

2. Dry Cleaning Plant 

3. Dye Works 

4. Explosive Manufacture or storage 

5. Fat rendering or fertilizer manufacture 

6. Fuel Manufacture 

7. Incineration of garbage or refuse 

8. Landfills 

9. Paper or Pulp Manufacture 

10. Petroleum or inflammable liquids 

11. Radioactive materials 

12. Rubber or plastics manufacture 

13. Thermal treatment technology or hazardous/toxic materials 

14. Smelting copper, iron, zinc or ore 

15. Sugar refineries 

16. Tire retreading or recapping 
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Table 4.1. Use Table 

 KEY: P - Permitted use  
Pa - Permitted as an accessory use  

SA - Special administrative permit from Community Development Director  
SP - Special land use permit (SLUP)  

Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

AGRICULTURAL 
Agriculture and Forestry 
 Commercial greenhouse or plant 
nursery  

P               P  P  P   P  P  P     ✓  

 Temporary or portable sawmill  P                   P  P      ✓  
 Urban, community garden, up to 5 
ac.  

P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  ✓  

 Urban, community garden, over 5 
ac.  

SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA   

Animal Oriented Agriculture 
 Dairy  P                   P  P      ✓  
 Keeping of livestock  P  P  P  P  P        P        P       ✓  
 Keeping of poultry/pigeons  P  P  P  P  P        P        P       ✓  
 Livestock sales pavilion  P                    P      ✓  
 Riding academies or stables  P  P  P  P  P                     ✓  
RESIDENTIAL 
Dwellings 
 Dwelling, cottage home       P  P  P  P  P   P              ✓  
 Dwelling, mobile home            P         Pa  Pa      ✓  
 Dwelling, multi-family        P  P  P    P       SP  SP  P  P  P  P   
 Dwelling, townhouse        P  P  P  P   P   P        P  P  P  P  ✓  
 Dwelling, urban single-family        P  P  P  P   P   P        P  P  P  P  ✓  
 High-rise apartment           P    SP           P  P   
 Dwelling, single-family (attached)        P  P  P  P     P        P  P  P  P   
 Dwelling, single-family (detached)  P  P  P  P  P  P  P  P  P  P  P  P          P  P  P    
 Dwelling, three-family        P  P  P  P   P          P  P  P  P   
 Dwelling, two-family        P  P  P  P   P          P  P  P  P   
 Dwelling, single-family, accessory 
(guesthouse, in-law suite)  

Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa             Pa  Pa  Pa  Pa  ✓  

 Home occupation, no customer 
contact  

SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA          SA  SA  SA  SA  ✓  

 Home occupation, with customer 
contact  

SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP          SP  SP  SP  SP  ✓  

 Live/work unit         P  P  P    P  P   P  P   P  P  P  P  P  P  ✓  
 Mobile home park            P                
 Accessory uses or structures  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  ✓  
Housing and Lodging 
 Bed and breakfast  SP  SP  SP     SP  SP  SP  SP    P  P   P  P      P  P  P  ✓  
 Bed and breakfast, home stay  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP   SP              ✓  
 Boarding/Rooming house         SP  P  P                 
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Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

 Child caring home, 5 or less SP  SP  SP  SP  SP  SP  SP      SP  P  P  P  P  P     SP SP SP SP ✓  
 Child caring facility, 6 or more              P  P  SP  P  P     SP SP SP SP ✓  
 Child day care center              P  P  P  P  P     P  P  P  P   
 Convents or monasteries  SP  SP  SP  SP  SP  SP  SP  SP  SP     P  P         P  P  P  ✓  
 Dormitory              Pa  Pa   Pa  Pa  Pa  Pa   Pa  Pa  Pa  Pa   
 Extended stay hotel/motel              SP    SP  SP      SP  SP  SP  ✓  
 Fraternity house or sorority house         SP  P  P    SP          P  P    
 Hotel/Motel              P    P  P  P     P  P  P   
 Nursing care facility or hospice         P  P     P  P   P  P     P  P  P  P   
 Senior housing  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP        SP  SP  SP  SP  ✓  
 Personal care home, 7 or more        SP  SP  SP  SP   P  SP  SP  P  P  P    SP SP SP SP ✓  
 Personal care home, 6 or less SP  SP  SP  SP  SP  SP  SP  SP  SP SP P  SP  P  SP  SP  P  P     P  P  P  P  ✓  
 Shelter for homeless persons, 7—
20  

        SP  SP    SP  SP   P  P         ✓  

 Shelter for homeless persons for no 
more than six (6) persons  

       SP  SP  SP    SP  SP   SP          ✓  

 Short Term Vacation Rental SP  SP  SP      SP              SP  SP     
 Transitional housing facilities, 7—
20  

       SP  SP  SP    SP  SP   P  P         ✓  

INSTITUTIONAL/PUBLIC 
Community Facilities 
 Cemetery, columbarium, 
mausoleum  

SP  SP  SP  SP  SP  SP  SP  SP  SP  SP    P  P     P        ✓  

 Club, order or lodge, fraternal, non-
commercial  

            P  P   P  P  P  P   P  P  P  P   

 Coliseum or stadium/not 
associated with church or school  

               P  P  P      SP  P  ✓  

 Cultural facilities         SP  SP  SP    SP  SP   SP  SP  SP  SP   SP  SP  SP  SP   
 Funeral home, mortuary              P  P   P  P     P  P  P  P   
 Golf course or clubhouse, public or  
private  

P  P  P  P  P  P  P     P   P  P    P  P  P       ✓  

 Government facilities  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P   
 Hospital or accessory ambulance 
service  

            P  P      P     P  P   

 Library or museum         P  P  P    P  P  P  P  P  P    P  P  P  P   
 Neighborhood or subdivision 
clubhouse or amenities  

P  P  P  P  P  P  P  P  P  P  P  P  P  P        P  P  P  P  ✓  

 Recreation club  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP   SP       P       SP  ✓  
 Places of worship  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP   SP  P  P  P  P  P  P  P  P  P  P  P  P  ✓  
 Recreation, outdoor                  P  P  P  P      ✓  
 Swimming pools, commercial  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  P  P   P  P  P  P    Pa  Pa  Pa  ✓  
 Tennis courts, swimming pools, 
play or recreation areas, community,  

Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  P  P   P  P  P  P    Pa  Pa  Pa  ✓  
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Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

Education 
 Colleges, universities, research and  
training facilities  

            P  P   P  P  P  P   P  P  P  P   

 Private educational services, home 
occupation  

Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa   Pa       P    Pa  Pa    ✓  

 Private kindergarten, elementary, 
middle or high schools  

SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  P  P   P  P  P     SP  SP  SP  ✓  

 Specialized schools              P  P   P  P  P  SP  SP  P  P  P  P  ✓  
 Vocational schools         SP  SP  SP    P  P  P  P  P  P  SP  SP  P  P  P  P  ✓  
COMMERCIAL 
Automobile, boat and trailer sales and service 
  Automobile brokerage                 P  P   P  P      ✓  
  Automobile or truck rental or 
leasing facilities 

            P  P   P  P   P    P  P  P  ✓  

 Auto recovery, storage                    P  P      ✓  
 Automobile sales or truck sales                 P  P   P  P      ✓  
 Automobile service stations                SP  SP  SP   P  P      ✓  
 Automobile upholstery shop                  P   P  P       
 Automobile wash/wax service                 P  P   P       ✓  
 Boat sale                 P  P   P       ✓  
  Automobile repair, major                  P   P  P      ✓  
 Automobile repair or maintenance, 
minor  

               P  P   P  P      ✓  

 Retail automobile parts or tire 
store  

               P  P   P       ✓  

 Service area, outdoor                  Pa   Pa  Pa      ✓  
 Trailer or RV salesroom and lots                 P  P   P       ✓  
Office 
 Accounting office         Pa  Pa  Pa    P  P  P  P  P  P    P  P  P  P   
 Building or construction office,         Pa  Pa  Pa    P  P   P  P  P  P  P      ✓  
 Building, landscape, heavy 
construction contractor office 
(material, equipment, storage)  

                P  P  P  P      ✓  

 Engineering or architecture office         Pa  Pa  Pa    P  P  P  P  P  P  P  P  P  P  P  P   
 Finance office or banking         Pa  Pa  Pa    P  P  P  P  P  P    P  P  P  P   
 General business office        Pa  Pa  Pa    P  P  P  P  P  P    P  P  P  P   
 Insurance office         Pa  Pa  Pa    P  P  P  P  P  P    P  P  P  P   
 Legal office         Pa  Pa  Pa    P  P  P  P  P  P    P  P  P  P   
 Medical office         Pa  Pa  Pa    P  P  P  P  P  P    P  P  P  P   
 Real estate office         Pa  Pa  Pa    P  P  P  P  P  P    P  P  P  P   
Recreation and Entertainment 
 Sexually Oriented Business                     P      ✓  
 Drive-in theater                  P   P  P      ✓  
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Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

 Fairground or amusement park                  P   P  P      ✓  
 Indoor recreation (bowling alleys, 
movie theatres and other activities 
conducted wholly indoors)  

              P  P  P  P  P  P  P  P  P  P   

 Nightclub or Late night 
establishments  

            Pa   SP  SP  SP  SP  SP  SP  SP  SP  SP  SP  ✓  

 Outdoor recreation (miniature golf,  
batting cages, tennis, Go-cart and 
other outdoor activities)  

SP                 P  P  SP       ✓  

 Special events facility  SP             P  P   P  P  P  P   P  P  P  P   
 Theaters with live performance,  
assembly or concert halls, or similar  
entertainment within enclosed 
building  

            P  P   P  P       P  P   

Retail 
 Alcohol outlet-package store, 
primary  

               SP  SP  P  P   SP  SP  SP  SP  ✓  

 Alcohol outlet- beer and/or wine 
store, beer growler, primary  

              SP  SP  SP  P  P   SP  SP  SP  SP  ✓  

 Alcohol outlet-beer and wine, 
accessory to retail less than 12,000 
sf (see also 4.1.3 (F))  

              SP  SP  SP  P  P   SP  SP  SP  SP  ✓  

 Apparel or accessories store                P  P  P     P  P  P  P   
 Art gallery         Pa  Pa  Pa      P  P  P  P    P  P  P  P   
 Book, greeting card, or stationery 
store  

              P  P  P  P    P  P  P  P   

 Camera or photography                P  P  P  P    P  P  P  P   
 Commercial greenhouse or plant 
nursery  

              P  P  P   P   P     ✓  

 Computer or computer software 
store  

              P  P  P  P    P  P  P  P   

 Convenience store (see alcohol 
outlet or fuel pumps accessory)  

              P  P  P  P  P  P  P  P  P  P  ✓  

 Drive-through facilities              P  P P P P P  SP  SP  SP  SP  ✓  
 Farm or garden supply store  P               P  P  P  P  P   P  P     
 Farmer's market, permanent              P  P  P  P  P  P  P  P  P  P  P  P  ✓  
 Farmer's market, temporary/ 
seasonal  

SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  ✓  

 Florist              Pa   P  P  P  P    P  P  P  P   
 Specialty food stores (e.g., coffee, 
ice cream) (see alcohol outlet)  

            Pa   P  P  P  P    P  P  P  P   
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Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

 Fuel dealers, manufacturers or  
wholesalers  

                P   P  P       

 Fuel pumps              SP SP SP  SP  SP  SP  SP  SP      ✓  
 Fuel pumps, accessory to large 
scale retail w/in 1000 feet of 
interstate highway  
interchange measured from RW to 
property line  

               Pa  Pa  Pa  Pa       ✓  

 Gift, novelty, or souvenir store              Pa   P  P  P  P    P  P  P  P   
 Gold buying, precious metals                 Pa  P  P         
 Grocery stores (see alcohol outlet)         Pa  Pa  Pa      P  P  P  P    P  P  P  P   
 Hardware store or other building  
materials store  

              P  P  P  P  P  P  P  P  P  P   

 Hobby, toy or game store                P  P  P  P    P  P  P  P   
 Jewelry store                P  P  P  P    P  P  P  P   
 Music or music equipment store 
(retail)  

              P  P  P  P    P  P  P  P   

 Liquor store (see alcohol outlet)              Pa   SP  SP  SP  P  P       ✓  
 News dealer or news store              P  P  P  P  P  P  P  P  P  P  P  P   
 Office supplies and equipment 
store  

              P  P  P  P  P   P  P  P  P   

 Pawn shop, title loan                  P  P  P       ✓  
 Pet supply store                P  P  P  P  P   P  P     
 Pharmacy or drug store (see 
alcohol outlet)  

       Pa  Pa  Pa   Pa  Pa  Pa  P  P  P  P    P  P  P  P   

 Radio, television or consumer  
electronics store  

               P  P  P    P  P  P  P   

 Retail, 5,000 sf or less        Pa  Pa  Pa    Pa  Pa  P  P  P  P  P  P  P  P  P  P   
 Retail, over 5,000 sf (see also 
shopping center) 

              P  P  P  P    P  P  P  P   

 Retail warehouses/wholesales 
providing sales of merchandise with 
no outdoor storage  

               P  P  P  P   P  P  P  P   

 Shopping center                P  P  P  P    P  P  P  P   
 Specialty store                P  P  P  P    P  P  P  P   
 Sporting goods or bicycle sale                P  P  P  P    P  P  P  P   
 Thrift, secondhand, antique store                 P  P   P        
 Trade shops: electrical, plumbing, 
heating/cooling, roofing/siding, with 
no outside storage  

            P  P   P  P  P  P  P       

 Variety store              Pa   P  P  P  P    P  P  P  P   
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Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

Temporary Commercial Uses 
 Temporary outdoor sales, seasonal  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  ✓  
 Temporary produce stand  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  ✓  
 Temporary outdoor retail sales  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  ✓  
 Temporary outdoor events  SA  SA  SA  SA  SA  SA  SA       SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  ✓  
 Temporary trailer, as home sales 
office or construction trailer  

SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  ✓  

Restaurant/Food Eating and Drinking establishments 
 Brewpub/Beer Growler                P  P  P   P   P  P  P  P   
 Catering establishments              P  P   P  P   P   P  P  P  P   
 Restaurants (acc. to hotel/motel)              P    P  P  P     P  P  P   
 Restaurants (non-drive-thru)         Pa  Pa  Pa   Pa  Pa  Pa  P  P  P   P   P  P  P  P   
 Restaurants with a drive-thru 
configuration  

            P P  SP  SP   SP      ✓  

Transportation and Storage 
 Bus or rail stations or terminals for  
passengers  

               SP  SP   SP  SP  SP  SP  SP  SP   

 Heliport              SP    SP  SP  SP  P  P    SP  SP  ✓  
 Parking, commercial lot              Pa    P  P  P  P  P P  P  P  P  ✓  
 Parking, commercial garage              Pa    P  P  P  P   P  P  P  P   
 Taxi, ambulance or limousine 
service, dispatching or storage.  

                P  P  P  P      ✓  

 Taxi stand              P  P  P  P  P  P  P  P  P  P  P  P   
Services 
 Adult day care center—7 or more         P  P  P  P   P  P  P  P  P  P  P    P  P  P  ✓  
 Adult day care facility—Up to 6  SP  SP  SP  SP  SP  SP  SP  SP  SP  SP   SP    P  P  P  P    P  P  P  P  ✓  
 Animal hospitals, veterinary clinic                P  P  P  P  P  P  P  P    ✓  
 Animal shelter/rescue center  SP                 P  P  P  P      ✓  
 Banks, credit unions or other 
similar financial institutions  

       Pa  Pa  Pa    P  P  P  P  P   P   P  P  P  P   

 Barber shop/beauty salon or 
similar establishments  

       Pa  Pa  Pa    Pa  P  P  P  P  P  P   P  P  P  P   

 Check cashing establishment, 
primary  

                P   P       ✓  

 Check cashing establishment, 
accessory  

               P  P   P  P  P  P  P  P  ✓  

 Child day care center 
(Kindergarten)—7 or more  

       P  P  P  P   P  P  P  P  P  P  P   P  P  P  P  ✓  
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Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

 Child day care facility—Up to 6  SP  SP  SP  SP  SP  SP  SP  P  P  P   SP  P  P  P  P  P  P     P  P  P  ✓  
 Coin laundry         Pa  Pa  Pa   Pa    P  P  P      P  P  P   
 Dog day care         SP  SP  SP       P  P   P  P  P  SP  SP  SP  ✓  
 Dog grooming         Pa  Pa  Pa       P  P   P  P  P  P  P  P  ✓  
 Dry cleaning agencies, pressing 
establishments, or laundry pick-up 
stations  

       Pa  Pa  Pa    P  P  P  P  P   P  P  P  P  P  P   

 Fitness center  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa  Pa   P  P  P  P  P   P  P  P  P  P  P   
 Kennel, breeding or boarding  SP               Pa  Pa  P   P  P      ✓  
 Kennel, commercial  SP                P  P   P  P       
 Kennel, noncommercial  P  SP  SP  SP  SP                      
 Landscape business                 P  P   P  P       
 Mini-warehouse               SP   P  P  P  P  P      ✓  
 Outdoor storage, commercial                  P   P  P      ✓  
 Personal services establishment         Pa  Pa  P   Pa  Pa  Pa  P  P  P   P   P  P  P  P   
 Photoengraving, typesetting,  
electrotyping  

                P   P  P  P  P     

 Photographic studios              P  P  P  P  P   P   P  P  P  P   
 Plumbing, HV/AC equipment 
establishments with no outdoor 
storage  

               P  P   P  P       

 Publishing or printing 
establishments  

            P  P    P   P  P       

 Quick copy printing store              P  P  P  P  P   P  P  P  P  P  P   
Services, Medical and Health 
 Ambulance service or emergency  
medical services, private  

               P  P   P        

 Health services clinic              P  P  P  P  P  P  P   P  P  P  P   
 Home healthcare service              P  P   P  P   P   P  P  P  P   
 Kidney dialysis center              P  P   P  P   P   P  P  P  P   
 Medical or dental laboratories              P  P   P  P   P  P    SA  SA   
Services, Repair 
 Furniture upholstery or repair; 
home appliance repair or service  

               P  P   P  P       

 Personal service, repair (watch, 
shoes, jewelry)  

       Pa  Pa  Pa    P  P  P  P  P   P   P  P  P  P   

 Service area, outdoor                  Pa   Pa  P      ✓  
INDUSTRIAL 
 Alcohol or alcoholic beverage 
manufacturing  

                  P  P       

 Alternative energy production                   SP  P  P       
 Automobile/truck manufacturing                     P       
 Brick, clay, tile, or concrete 
products terra cotta manufacturing  

                   P       
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Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

 Building materials or lumber supply  
establishment  

                P   P        

 Cement, lime, gypsum, or plaster of 
Paris manufacturing  

                   P       

 Compressed gas fuel station                  SP   P  P       
 Chemical manufacture, organic or  
inorganic  

                   P       

 Contractor, general (See also 
Building or Construction Office)  

                P   P  P   P  P   ✓  

 Contractor, heavy construction, 
outside storage  

                P   P  P      ✓  

 Contractor, special trade                  P   P  P       
 Crematoriums              SP    SP  SP   P  P      ✓  
 Distillation of bones or glue  
manufacture  

                   P       

 Dry cleaning plant                    P  P       
 Dye works                     P       
 Explosive manufacture or storage                     P       
 Fabricated metal manufacture                     P       
 Fat rendering or fertilizer 
manufacture  

                   P       

 Fuel dealers, manufactures or  
wholesalers  

                  P  P       

 General aviation airport                    SP  SP      ✓  
 Heavy equipment repair service or 
trade  

                P   P  P       

 Ice manufacturing plant                    P  P       
 Incidental retail sales of goods 
produced or processed on the 
premises  

                  Pa  Pa       

 Incineration of garbage or refuse 
when conducted within an enclosed 
plant  

                   P       

 Industrial, heavy                     P       
 Industrial, light                    P  P       
 Intermodal freight terminal, bus or 
rail freight or passenger terminal, or 
truck terminal  

                   P       

 Leather manufacturing or 
processing  

                   P       

 Light malt beverage manufacturer 
(See also Brewpub)  

              Pa  Pa  Pa   P  P  Pa  Pa  Pa  Pa   

 Light manufacturing                    P  P       
 Manufacturing, heavy                     P      ✓  
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Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-
1,2,3 

MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 
Section 
4.2 

 Manufacturing operations not 
housed within a building  

                   P      ✓  

 Mines or mining operations, 
quarries, asphalt plants, gravel pits 
or soil pits  

                   P      ✓  

Mines or mining operations, Asphalt 
Plant 

                  SP SP      

 Outdoor storage, industrial                    P  P      ✓  
 Paper or pulp manufacture                     P      ✓  
 Petroleum or inflammable liquids 
production, refining  

                   P      ✓  

 Radioactive materials: utilization,  
manufacture, processing or emission  

                   P      ✓  

 Railroad car classification yards or 
team truck yards  

                  P  P      ✓  

 Recovered materials facility wholly 
within a building  

                  P  P      ✓  

 Recovered materials processing 
wholly within a building  

                  P  P      ✓  

 Recycling collection              Pa   Pa  Pa  Pa   P  P       
 Recycling plant                    P  P       
 Repair/manufacture of clocks, 
watches, toys, electrical appliances, 
electronic  

                  P  P       

 Research, experimental or testing 
laboratories  

                  P  P       

 Rubber or plastics manufacture                    P  P       
 Salvage yard (Junkyard)                     P      ✓  
 Solid waste: general disposal, 
landfill, private industry disposal, 
handling facility, thermal treatment 
technology or hazardous/toxic 
materials including radioactive 
materials  

                   P      ✓  

 Smelting: copper, iron, zinc, or ore                     P       
 Storage yard, except vehicle                     P      ✓  
 Storage yard for damaged or 
confiscated vehicles  

                   P      ✓  

 Sugar refineries                     P       
 Tire retreading or recapping                    P  P       
 Towing or wreckage service                    P  P       
 Transportation equipment 
manufacture  

                   P       

 Transportation equipment storage 
or maintenance (vehicle)  

                  P  P      ✓  
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 Truck stop or terminal                    P  P       
 Vehicle storage yard                    P  P       
Use RE RLG R-100 R-85 R-75 R-60 RSM MR-1 MR-2 HR-

1,2,3 
MHP RNC OI OIT NS C-1 C-2 OD M M-2 MU-1 MU-2 MU-3 MU-4,5 See 

Section 
4.2 

 Warehousing or Storage                   P  P  P       
SOLAR ENERGY SYSTEMS 
 Integrated SES                          
 Rooftop SES                          
 Ground Mounted SES, Small Scale                          
 Ground Mounted SES, 
Intermediate Scale 

                         

 Ground Mounted SES, Large Scale                          
COMMUNICATION—UTILITY 
 Amateur radio service or antenna  SP  SP  SP  SP  SP  SP  SP     SP               ✓  
 Electric transformer station, gas  
regulator station or telephone 
exchange  

                   P       

 Radio or television broadcasting 
studio  

            P     P   P  P  P  P  P  P   

 Radio or television broadcasting  
transmission facility  

            Pa     P   P  P       

 Satellite television antennae  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P   P  P  P  P  P  P  ✓  
WIRELESS TELECOMMUNICATION (cell tower) 
New support structure from 51 feet 
to 150 feet in or near residential 
uses 

SP  SP  SP  SP  SP  SP  SP        SP  SP           ✓  

 New support structure from 50 feet 
up to 199 feet away from residential 
uses 

            SA    SA  SA  SA  SA  SA      ✓  

 Carrier on Wheels (non-emergency 
or event, no more than 120 days)  

SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  ✓  

 Carrier on Wheels (declared 
emergency)  

P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  ✓  

 Attached wireless 
telecommunication facility, used for 
non-residential purposes (prohibited 
if used as residential)  

SA  SA  SA  SA  SA  SA  SA                    

 Attached wireless 
telecommunication facility  

       P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  ✓  

 Small cell installations (new 
support structures or collocation) on 
private property or ROW  

SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  SA  ✓  
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MEETING DATE: October 5, 2021 

GENERAL INFORMATION 

Petition Number:  TMOD 21-011 

Applicant:   Stonecrest Planning and Zoning Department 

Project Location:  City-Wide 

Proposed amendment:  Amendment to Stonecrest Zoning Ordinance, Chapter 27 
to remove language encouraging residential conversion 
of industrial buildings and allowing residential 
construction in industrial zoning districts.  

FACTS AND ISSUES: 

• Stonecrest has a long industrial history, the county had allowed residential 
encroachment through rezoning decisions over the years that has led to land 
use conflicts. 

• Steps need to be taken to mitigate potential impacts between residential and 
industrial uses and discourage residential encroachment into industrial areas. 

• The first step is to remove language in the code that encourages conversion 
of industrial districts for residential uses.   

• Additional steps will be presented as part of other text amendments, such as 
TMOD-21-010 which modified the permitted use and list of prohibited uses. 

RECOMMENDED ACTION: Recommend Approval to the City Council 

ATTACHMENTS:   

1. Proposed Changes to Chapter 27  –Zoning Ordinance 
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TMOD-21-011 
STONECREST ZONING CODE UPDATE 

REVISIONS and NEW ORDINANCES 

 
Reason for Proposed Changes: Allowing conversion of industrial buildings to residential uses is 
an unnecessary encroachment into industrial areas. It would create potential future land use 
conflicts. Moreover, it is doubtful that there are any older industrial buildings in the Stonecrest 
in the Industrial Districts that would be eligible for Subsection G. conversion. 
 
Revision to Sec. 2.31.1. – Statement of purpose and intent of the M (Light 
Industrial District. 
 Proposal: Delete current Subsection G., which says a purpose and intent of the M (Light 
Industrial) District is to allow for converting certain industrial buildings in the M district to 
multifamily dwellings. 
 
Track changes version of proposed changes. 

Sec. 2.31.1. - Statement of purpose and intent.  

The purpose and intent of the City Council in establishing the M (Light Industrial) District is 
as follows:  

A. To provide areas for the establishment of businesses engaged in the manufacturing, 
processing, creating, repairing, renovating, painting, cleaning, or assembling of goods, 
merchandise, or equipment and the sale and distribution of such goods, merchandise or 
equipment in locations so designated in the comprehensive plan;  

B.   To provide an environment for light industrial uses that produces no appreciable impact 
on adjacent properties and preserve the appeal and appearance of residential and 
commercial areas;  

C.  To ensure that all establishments located within the M (Light Industrial) District operate 
in compliance with the noise standards contained in this chapter and that any negative 
noise impact resulting from the use of land within the M (Light Industrial) District is 
contained within the boundaries of said district and does not create noise problems for 
adjoining residential, office or commercial districts;  

D.   To provide an area within City of Stonecrest for recycling and green businesses to locate;  

E.   To generate employment opportunities and economic development;  
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F.  To ensure that M (Light Industrial) Districts are so located that transportation access to 
thoroughfares and freeways is available;  

G.  To allow for the conversion of industrial buildings which are 50 years of age or older to 
multifamily dwellings so as to promote living and working space as well as historic 
preservation;  

H. G.  To implement the future development map of the city's most current comprehensive 
plan.  

 
 

Revision to Sec. 2.31.5. – Conversion of buildings to residential prohibited. 
[Revision; formerly “Multifamily use provisions for industrial conversion”.] 
 Proposal: The section currently specifies criteria for converting buildings in the M (Light 
Industrial) District to residential. The proposed revision prohibits such conversions. 
 
Track changes version of proposed changes. 

Sec. 2.31.5. – Conversion of buildings to residential prohibited. Multifamily use 
provisions for industrial conversion.  

A.  The conversion of industrial buildings in the M (Light Industrial) District 
to residential use is prohibited. shall be permitted by a special land use 
permit. The following shall be considered:  
1.  Whether the building is located on the interior or periphery of an 

established industrial park or area;  
2.  Whether the building or area should no longer be used for industrial 

uses;  
3.  Adequate parking is provided in accordance with article 6 of this 

chapter, for multifamily or live- work.  
 
 
Revision to Sec. 2.32.1. – Statement of purpose and intent of the M-2 Heavy 
Industrial District. 
 Proposal: Revise the section by limiting the statement of purpose and intent in 
Subsection D. The subsection currently says that “any” negative noise impact from using land in 
the M-2 Heavy Industrial District should be contained in that District and not “create noise 
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problems” for adjoining districts. The revision would simplify the statement and refer to the 
adopted noise standards in the ordinance. 
 Reason for proposal: The current statement is too broad and too strict. The revision 
would substitute a more reasonable standard. 
 
Track changes version of proposed changes. 

Sec. 2.32.1. - Statement of purpose and intent.  

The purpose and intent of the City Council in establishing the M-2 (Heavy Industrial) District 
is as follows:  

A.  To provide areas for manufacturing, warehousing and distribution facilities at locations 
so designated in the comprehensive plan;  

B.  To provide for a location for intense industrial uses that do not require and may not be 
appropriate for a nuisance free environment;  

C.  To provide for a location that allows nuisances such as noise, vibration and other impacts 
which cannot be contained on-site;  

D.  To ensure that all businesses located within the M-2 (Heavy Industrial) District operate in 
compliance with the noise standards contained in this chapter; and that negative noise 
impact resulting from the use of land within the M-2 (Heavy Industrial) District is 
contained within the boundaries of said district and does not create unreasonable noise 
problems for adjoining residential, office or commercial districts;  

E.  To ensure that industrial districts are so located that transportation access to 
thoroughfares and freeways is available;  

F.  To implement the future development map of the city's most current comprehensive 
plan.  

 
 
Add New Sec. 2.32.6 – Conversion of buildings to residential use prohibited.  
 Proposal: This new section would prohibit conversion of buildings in the M-2 (Heavy 
Industrial) district to residential use. 
 
Track changes version of proposed changes. 

Sec. 2.32.6. – Conversion of buildings to residential use prohibited. 

 The conversion of buildings in the M-2 (Heavy Industrial) District to 
residential use is prohibited. 
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Revision to Sec. 4.1.3. – Use table.  
 
Proposal:  To prohibit residential uses in the industrial districts. Note that these 
recommendations are formally a part of TMOD-21-010, however they reiterated here for 
clarity. 
 
Summary of proposed changes included in TMOD-21-010 
 
List of prohibited residential and housing and lodging uses in M and M-2: 

1. Dwelling, mobile home  
2. Dwelling, multi-family 
3. Live/Work unit 
4. Dormitory 
5. Nursing care facility or hospice 
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MEETING DATE: October 5, 2021 

GENERAL INFORMATION 

Petition Number:  TMOD 21-012 

Applicant:   Stonecrest Planning and Zoning Department 

Project Location:  City-Wide 

Proposed amendment:  Amendment to Stonecrest Zoning Ordinance, Chapter 27, 
Article 6 - Parking to amend the parking regulations 
concerning gravel truck parking lots.  

FACTS AND ISSUES: 

The 2018 revision of Section 6.1.3. to allow parking on gravel has succeeded in 
encouraging creation of new standalone truck parking lots, but the appearance of 
the lots from the public right of way needs improvement. The street frontage 
fencing and landscaping of S & W Automotive Parts and Encore Recycling were 
installed to a higher standard which should be observed by new standalone truck 
parking lots, and current lots should be retrofitted to the new standard as of the 
beginning of 2025. 

PROPOSAL:  

Revise Subsection B.10. to improve the appearance of parking lots. Fences along 
street frontage would be upgraded to the standard of fences which are currently in 
place along the LIB and Chapman Road frontages of S & W Automotive Parts and 
Encore Recycling. Frontage fences of new parking lots could not be made of chain 
link or wood, and must be ten feet high. 

Vegetation between streets and fences would have to be 100% evergreen trees at 
least six feet high and/or two-inch caliper, and would have to be mulched, watered, 
and maintained, and replaced where necessary. All existing parking lots would 
have to upgrade to this new standard no later than January 1, 2025. 
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RECOMMENDED ACTION: Recommend Approval to the City Council 

ATTACHMENTS:   

1. Proposed Changes to Article 6 – Parking – Zoning Ordinance 
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TMOD-21-012 
STONECREST ZONING CODE UPDATE 

REVISIONS and NEW ORDINANCES 

 
Revision to Sec. 6.1.3. – Parking regulations, off-street parking spaces 
  
Proposal:  

• Revise Subsection B.10. to improve the appearance of parking lots. Fences along street 
frontage would be upgraded to the standard of fences which are currently in place along 
the LIB and Chapman Road frontages of S & W Automotive Parts and Encore Recycling. 
Frontage fences of new parking lots could not be made of chain link or wood, and must 
be ten feet high. 

• Vegetation between streets and fences would have to be 100% evergreen trees at least 
six feet high and/or two-inch caliper, and would have to be mulched, watered, and 
maintained, and replaced where necessary. All existing parking lots would have to 
upgrade to this new standard no later than January 1, 2025. 
 
Photos illustrating the recommended fencing type for Gravel Parking 

 
 

Reason for proposal:  
The 2018 revision of Section 6.1.3. to allow parking on gravel has succeeded in encouraging 
creation of new standalone truck parking lots, but the appearance of the lots from the public 
right of way needs improvement. The street frontage fencing and landscaping of S & W 
Automotive Parts and Encore Recycling were installed to a higher standard which should be 
observed by new standalone truck parking lots, and current lots should be retrofitted to the 
new standard as of the beginning of 2025. 
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Track changes version of proposed changes. 

Sec. 6.1.3. - Parking regulations, off-street parking spaces.  

Off-street parking spaces shall be provided in accordance with the following requirements:  

A.  Each application for a development permit or building permit, other than for a detached 
single-family residence, shall be accompanied by a parking plan showing all required off-
street parking spaces, driveways, and the internal circulation system for each such 
parking lot.  

B.  All parking lots and spaces shall conform to the following requirements:  

1.  All vehicles shall be parked on a paved surface that is connected to and has 
continuous paved access to a public or private street, except as otherwise allowed 
in this section.  

2.  Each parking space, except those located on a single-family residential lot, shall 
comply with the minimum dimensions established in Table 6.1. Each parking lot 
shall have adequate space for each car to park and exit every parking space and 
space for internal circulation within said parking lot.  

3.  Each parking lot, except those parking spaces located on property used for single-
family residential purposes, shall comply with section 5.4.4, site and parking area 
landscaping.  

4.  All parking lots and parking spaces, except those located on property used for 
single-family residential purposes, shall conform to the geometric design standards 
of the Institute of Traffic Engineers.  

5.  Parking and loading shall not be permitted within the front yard in any MR, HR, O-
I, or O-I-T zoning district, except for required handicapped parking. Notwithstanding 
the previous sentence, parking and loading shall be permitted within the front yard 
where provision of adequate parking spaces within the rear is impractical and upon 
issuance of a variance pursuant to article 7 of this chapter.  

6.  Parking shall not be permitted within the front yard of any property used for single-
family residential purposes, except within a driveway, or in a roofed carport or 
enclosed garage. Within any single-family residential district, not more than 35 
percent of the total area between the street right-of-way line and the front of the 
principal building shall be paved.  

7.  No parking space, driveway or parking lot shall be used for the sale, repair, 
dismantling, servicing, or long-term storage of any vehicle or equipment, unless 
located within a zoning district which otherwise permits such use.  

8.  The parking of business vehicles on private property located within residential 
zoning districts is prohibited. This section shall not prohibit:  
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(1)  Typical passenger vehicles, with or without logos, including automobiles, 
pickup trucks, passenger vans, and dually trucks;  

(2)  Vehicles engaged in active farming, construction activities or contractor 
services on the private property, or the temporary parking (12 hours or less) of 
vehicles for the purpose of loading/unloading within residential zoning 
districts; nor  

(3)  The parking of vehicles on property located in residential zoning districts, 
where such property is used for an authorized nonresidential use such as a 
church.  

Vehicles used in law enforcement are exempt from the restrictions of this 
subsection.  

9.  All parking lots shall conform to the requirements of section 6.1.7.  

Table 6.1. Minimum Parking Space Dimensions  

Minimum Parking Space Dimensions  

Parking Angle  Minimum Stall Width  Minimum Stall Depth  Minimum Parking Aisle Width  

Regular-sized vehicles  

90 degrees  9'  18'  24'  

75 degrees  9'  19'  21'  

60 degrees  9'  17'  14'  

45 degrees  9'  15'  11'  

Compact vehicles  

90 degrees  8.5'  15'  22'  

75 degrees  8.5'  16  20'  

60 degrees  8.5'  15'  14'  

45 degrees  8.5'  14'  10'  
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10.  Notwithstanding any other provisions of chapter 27 or chapter 14, parking areas 
and/or parking on unpaved surfaces for transportation equipment and storage or 
maintenance (vehicle) storage, without services provided, shall be permitted as a 
principal use on parcels zoned M or M-2, provided that:  

a.  The parking area shall be screened from view of the public street with an 
opaque fence or wall minimum of ten feet in height. Chain link and wooden 
fences along street frontage are prohibited. 

b.  The parking area shall be at least 25 feet from the street right-of-way.  

c.  A ten-foot-wide evergreen landscape buffer shall be planted around the 
perimeter of the fence along the public street with at least two rows of trees. 
All trees shall be a least six feet in height and/or two inches caliber, and shall 
be regularly maintained and watered as necessary. Dead or dying trees shall be 
promptly replaced. All surfaces between trees shall be mulched. d.  The soil 
erosion, sedimentation and pollution requirements of chapter 14, article V of 
the Code of the City of Stonecrest, Georgia are met;  

e.  Minimum standards of the Georgia Stormwater Management Manual are met 
in terms of stormwater runoff and water quality; and  

f.  The parking lot has a minimum of one acre.  

g.  All parking areas and/or parking on unpaved surfaces for transportation 
equipment and storage or maintenance (vehicle) storgage without services 
provided which are permitted as a principal use on parcels zoned M or M-2 
shall be upgraded to the standards of this Sec. 6.1.3.B.10. no later than January 
1, 2025. 

11.  Unpaved parking areas within the M and M-2 zones permitted under subsection 
B.10. of this section shall comply with the following specifications:  

a.  The parking area shall be at least 150 feet from the boundaries of a residentially 
zoned parcel;  

b.  The parking area subgrade must meet a minimum compaction of 95 percent as 
certified by a registered professional engineer;  

c.  The parking area surface shall be composed of at least eight inches of 
compacted Graded Aggregate Base;  

d.  The Graded Aggregate Base shall be stabilized and treated to control dust 
through approved means, which may include but is not limited to, the effective 
design and operation of the facility, the periodic application of dust 
suppressant materials such as calcium chloride, magnesium chloride, or lignin 
sulfonate, reduced operating speeds on unpaved surfaces, or the periodic 
replenishment of gravel surfaces;  
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e.  Parking areas shall be inspected by the City of Stonecrest every two years to 
ensure continued compliance with the above specifications. Additional 
maintenance such as grading, Graded Aggregate Base, or surface treatment 
may be required;  

f.  Parking areas on unpaved surfaces for transportation equipment and storage 
or maintenance (vehicle) storage with existing unpaved areas shall be 
considered a nonconforming use under section 8.1.5 exempt from the 
requirements of subsections B.10. and 11 of this section. if the underlying use 
of the parcel was issued a business license or Motor Carrier Number valid on 
December 31, 2017;  

g.  All other parcels with existing unpaved areas shall have two years to comply 
with these specifications with a one time extension up to 12 months.  
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