
 
 

 

 
 
 
 
DATE: June 29, 2022 

 
 

 

 
TO: Chairman Oz Nesbitt, Rockdale County 
ATTN TO: Kalanos Johnson, Director Planning and Development, Rockdale County 
RE: Development of Regional Impact (DRI) Review  
FROM:   Mike Alexander, Director, ARC Center for Livable Communities 
 

ARC has completed a preliminary regional review of the following DRI. ARC reviewed the DRI’s relationship 
to regional plans, goals and policies – and impacts it may have on the activities, plans, goals and policies of 
other local jurisdictions as well as state, federal and other agencies. This preliminary report does not 
address whether the DRI is or is not in the best interest of the local government. 

 
Name of Proposal: Preserve at Honey Creek DRI 3450 
Submitting Local Government: Rockdale County  
Date Opened: June 29, 2022  Deadline for Comments: July 13, 2022 Date to Close: July 19, 2022 
 
Description: A DRI review of a proposal to construct 620 single-homes on a 286 acre site off of Honey 
Creek Road in Rockdale County.  The site is currently mostly wooded with a lake and several streams. 
     
PRELIMINARY COMMENTS:  
 
Key Comments 
 
The Atlanta Region’s Plan assigns the Established Suburbs growth management designation to the project 
site.  The project is generally aligned with the Plan’s Established Suburbs recommendations which 
emphasize the importance of preserving single-family neighborhoods with appropriate infill development.  
 
The project generally avoids stream buffer intrusions which is in keeping with regional environmental 
policies.  
 
The project is projected to generate 5,571 daily new vehicular trips; a number of roadway improvements to 
mitigate the traffic impact are proposed. 
 
It is not clear from the site plan if the project will include an internal sidewalk system.  A basic sidewalk 
system, ideally connecting to sidewalks along Honey Creek Road leading to the Honey Creek Elementary 
School just a few blocks from the site, would be supportive of regional multi-modal transportation policies.  
 



 
 

 

General Comments 
 
The Atlanta Region’s Plan, developed by ARC in close coordination with partner local governments, is 
intended to broadly guide regional development in the 12-county metro region to ensure that required 
infrastructure and resources are in place to support continued economic development and prosperity for 
the region.  The Plan assigns a relevant growth management category designation to all areas in the region 
and provides corresponding growth policy recommendations for each category.   
 
The Plan designates the site of this DRI as Established Suburbs.  The Plan’s general information and policy 
recommendations for Established Suburbs areas are provided at the end of these comments.  
 
Transportation and Mobility Comments 
 
ARC’s Transportation Access and Mobility Group will be provided in the Final Report. 
 
The project is projected to generate 5,571 daily new vehicular trips; a number of roadway improvements to 
mitigate the traffic impact are proposed. 
 
It is not clear from the site plan if the project will include an internal sidewalk system.  A basic sidewalk 
system, ideally connecting to sidewalks along Honey Creek Road leading to the Honey Creek Elementary 
School just a few blocks from the site, is considered a fundamental transportation and mobility requirement 
for all new developments in the region.  The proposed walking trail connecting the north and south 
sections of the project is supportive of regional transportation policies; the provision of additional trails 
would be even more so. 
 
Care should be taken to ensure that the development, as constructed, promotes an interconnected, 
functional, clearly marked and comfortable pedestrian experience on all driveways, paths, entrances, and 
parking areas.  To the maximum extent possible, new driveways and intersection corners where 
pedestrians will cross should be constructed with minimal curb radii to reduce speeds of turning vehicles 
and decrease crossing distances for pedestrians. 
 
ARC Natural Resources Group Comments 
 
ARC’s Natural Resources Group full comments are attached. 
 
The USGS coverage for the project area shows streams at either end of Cowan Lake as well as an 
intermittent stream flowing into an unnamed tributary of Honey Creek. The submitted site plan shows these 
streams on the property as well as four other stream segments shown on the property. Although not 
identified, with no legend on the plans, buffers that appear to be the County 50-foot undisturbed buffer 
and 75-foot impervious setback, as well as the State 25-foot Erosion and Sediment Control buffer are 
shown on all streams as well as Cowan Lake. The only intrusion shown on the plans is a trail crossing one 
end of Cowan Lake. The trail is subject to the requirements of the County and State buffers and may require 
a variance. Any unmapped streams on the property may be subject to the Rockdale Buffer ordinance. Any 



 
 

 

unmapped streams and waters of the state on the property are also subject to the State 25-foot Erosion 
and Sediment Control Buffer. 
 
Environmental Comments 
 
Additional retention of the substantial existing wooded areas on the site would be desirable and in keeping 
with regional goals regarding carbon sequestration and climate change/heat island effect mitigation. 
 
The project can further support The Atlanta Region's Plan in general by incorporating other aspects of 
regional policy, including green infrastructure and/or low-impact design, e.g., pervious pavers, rain 
gardens, vegetated swales, etc., in parking areas and site driveways, and as part of any improvements to 
site frontages. 
 
The Atlanta Region’s Plan Growth Policy Recomendations: Established Suburbs  
 
According to the Atlanta Region’s Plan, Established Suburbs are areas where suburban development has 
occurred and are characterized by single-family subdivisions, commercial development, and office, 
industrial and multi-family development. These areas represent the part of the region that has recently 
reached “build-out.” With few remaining large parcels for additional development, these are the areas in 
which the region may see the least amount of land-use change outside of retail and commercial areas. 
While there is still room for limited infill development, these areas will begin to focus more on 
redevelopment over the next 30 years.  
 
Preservation of existing single-family neighborhoods is important, and wholesale change will most likely 
not occur in the single-family subdivisions that make up a majority of these areas. However, infill and 
redevelopment will occur in areas of retail/commercial concentrations, especially commercial corridors. 
The intensity and land use of the proposed project alignsl with The Atlanta Region's Plan's 
recommendations for Established Suburbs.  Rockdale County leadership and staff, along with the applicant 
team, should collaborate closely to ensure maximum sensitivity to nearby local governments, 
neighborhoods, land uses and natural resources.   
 
 
 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 
ATLANTA REGIONAL COMMISSION     GEORGIA DEPARTMENT OF NATURAL RESOURCE  GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS          
GEORGIA DEPARTMENT OF TRANSPORTATION  GEORGIA REGIONAL TRANSPORTATION AUTHORITY  GEORGIA SOIL AND WATER CONSERVATION COMMISSION

  
GEORGIA ENVIRONMENTAL FINANCE AUTHORITY GEORGIA CONSERVANCY  CITY OF CONYERS  
HENRY COUNTY NEWTON COUNTY  NEGRC 
 
 

If you have any questions regarding this review, please contact Donald Shockey at (470) 378-1531 or 
dshockey@atlantaregional.org. This finding will be published to the ARC review website located at 
http://atlantaregional.org/plan-reviews.  

mailto:dshockey@atlantaregional.org
http://atlantaregional.org/plan-reviews
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()*)+,-.)/01�,2�3)45,/6+�7.-6809:;�<=>? @A?B�CDE FEEGH IA?J�KLM>ANNA=ON P=QAO�� �(37�RSTUV� (WXWYZ[\W]̂ �Z_�3Ẁ 7Z]aY�7\[ab̂ �acc505,/6+�(37�7/2,d.605,/ef��������������gh������h�h��gi��fh����i������j��i��� h���h��������� ��h��������������hh�h��gi��fh�
�k����������h �hl����fh�������h���
���
h�h�����g��f��fh�3m+)1�2,d�0n)�(37�[d,8)11������fh�(37�̂5)d1�6/c�̂nd)1n,+c1��������h������������ Y,86+�̀,*)d/.)/0�7/2,d.605,/ojg��������p����q� h���h���
��r���h���� ��j��������h����������s�������t�f����eh�h�f��h���&������'	%u�����r�������v�f����w���r���h��j��i����� [d,x)80�7/2,d.605,/y��h����
�����h��
��vh���
�h�h� h����z��hi�k�hhr�
�����yj�gh��	$%&�h h���h��������������
��z������{�e�����i�z����eh�h�f��h�������&��%��u����|�}���f����w��f���������acc505,/6+�7/2,d.605,/�3)~m)10)cz����fh�
�k���h�����h����i�����������������������h�j��h��������h���������hh�l��f��fh�����������h�������h �hl�����h��"�|����������hh�����u���������������} |�����h�h��h�} �h� y����ih���f����f�������������������������ghh����� ��h����i�j��
�k���������������g�h��q
e�" |�����h�h��h�} �h� y���������fh�����������h �hl�����h�����������������j������f�������������������������������� ��h��W8,/,.58�()*)+,-.)/0u������h�����jh�����j���{�j�� '�$�$%&��%&�&&u������h�����j�����������!�h h�jh��|��h�������h��i���!����h����!}���rh�i����gh�h�h���h��gi��fh�������h��h h����h��� ����&�'&$�%&����fh��h�������l��r�����h�j�����h������������fh��h������h��h��gi��fh�������h����vh��" |�����h�h��h�} �h� y�������f����h h����h���������h���i�h!�������j�h�" |�����h�h��h�} �h� y����ih�����h��h��h����gh�|����j������j�gh�����j��������j��h��hh���h��}���60)d��m--+�y��h����l��h���j���i��� ��h�������f������h� �
��r���h����h��
h��j��h�



�����������	��
� �
�����������������������������

�������������� ��
��������������������!"�����#	$%& ��	

'(�������()�)������)��*��)��+���,��)��������-)�)�)���)��-,��()����.)����)��+�)����������������/�������
)����,�0�/�1" �$��&&&�/�������
)����,����+�����)���*��)���+���,�������,�� ����-�)�����)� )�()�������)�����.)��" 0�����)�)��)�1 2)� 3���������)����-)���,����������)!������()�)!�������*��)���+���,��������,�������*��)�����)�)!�)������)4+��)������)� )��(�����.)��" 0�����)�)��)�1 2)� 3�����,)���(�*��+�(���������������)�0������)�1�*����-)��)4+��)�"5����) 6789:;79:<�=>8?@87A3��)����*���)*��)���)���)������ ��)�������(�����)� 
��B���)�'��)��
)��+��)�'(�������()�)������)��)*��)����*����-)�)�)���)��-,��()����.)����)��+�)����������������/�������
)����,�0�/�1" �$��&&&�/�������
)����,����+�����)���*���)*��)���)���)����������,�� ����-�)����)� )��(���������)����.)��" 0�����)�)��)�1 2)� 3���������)����-)���,����������)!�����)!�������*���)*��)����)���)����������,��C������,���������+��)���,�� ����-�)������(�����.)����(�*) )����()���+��,�����+��)���,�+��)������������.)����������)��)��������,��D(),����������)��()������������������,�*����-)�� ����-�)�-,��&�%��')�(� )�-))���������+�������*��(��()�C�+��,�'��)��
)��+��)��E����))��������)�����)�)����)�*()�()���()����)���))�����-)�+���F)�����������*()�()�����+�����������*����-)��)4+��)��������)*)�����)�)!�)������)4+��)������)� )��(�����.)��" 0�����)�)��)�1 2)� 3����,)���(�*��+�(���������������)�0������)�1�*����-)��)4+��)�"5��	����)�G7HI�J<7H8?@<979>@HK�*��+�(��������� ��+�)���)!�)��)�����-)��)�)���)�-,��()�������)��) )����)��������)�B�(�+� )(���)��������)����,"�0�����,�������)����� )��)��+�)��� ��+�)����� ����-�)���)��)���� ��)�1 %�%�5��*�L*�,�����,�D����K���������������+�,�-))��)�����)������)�)����)*()�()�����������������������������)������� )�)����*����-)�))�)������)� )��(�����.)��" 0�����)�)��)�1 2)� 3���)�������������������� )�)�����))�)�����)� )��(������.)��" 0�����)�)��)�1 2)� 3����,)�����)��)��)����-)�-)��*�M
��&�������+�(�K��(*�,����K��),�C�))B�
����0N�1����
�� ��)��*��)���-�+����)��L�+�����)��������K��),�C�))B�
�����D(�������-)����������()��-,��)����������()�)!��������� )�)�����������()��)������)��L�+������)������-,������,�����()�����������������(���������������)��)�����,��)��L�+����O�M
��&��������)��C(��)��
����0N�1���
�� ��)����� )�������������(��)��+������()�
���)�B�(�+�������()�)���-�+������(�L�+������)��������)��C(��)��
����������)��)����������)�����)���-�+����� )�)���K��),�C�))B�
�������
�����)����� )*�,�N5�D()���� )*�,���������)��*��(0�������)1��()�)!�������K��),�C�))B�C�+������))���D()���� )*�,�����)����)��)���������*��+��L�� )�)����*��(�����L���������D()��)��)������)����)��������������()���� )*�,�����+�)��O�M��)���� )*�,�L�����(��)�����M������������*��(���))!������)�0�(��)���)��L�+������(�L�+������)1���P�)����)�)��)�����O������)*�*)��-�+������(�L�+����)�)�)����������)������K��),�C�))B�
����K��),�C�))B�
�������
�����)����� )*�,�N��D()���� )*�,���������)��*��(�0�������)1��()�)!������D��+�)�M���(�
�������))���D()���� )*�,�����)����)��)���������*��+��L�� )�)����*��(�����L���������D()��)��)�����)����)��������������()���� )*�,�����+�)��O�M��)���� )*�,�L�����(��)�����M������������*��(���)�)!������)�0�(��)���)��L�+������(�L�+������)1���P�)����)�)��)�����O������)*�*)��-�+������(�L�+����)�)�)����������)�������K��),�C�))B�
���K��),�C�))B�
�������
�����)����� )*�,�N	�D(���������+��)����� )*�,�*�+������ ��)����)�������()���+�(����)�����()�)���)�������) )����)����D()���� )*�,�����)����)��)���������*��+��L�� )�)����*��(�����L���������D()��)��)�����)����)��������������()���� )*�,�����+�)��O�M��)���� )*�,�L�����(��)�����M������������*��(���)�)!������)�0�(��)���)��L�+������(�L�+������)1���P�)����)�)��)�����O������)*�*)��-�+������(�L�+����)�)�)����������)�������K��),�C�))B�
���/���)�
�������
�����)����� )*�,�N$�D(���������+��)����� )*�,�*�+������ ��)����)�������()�����(����)�����()�)���)�������) )����)����D()���� )*�,�����)����)��)���������*��+��L�� )�)����*��(�����L���������D()��)��)�����)����)��������������()���� )*�,�����+�)��O�M��)���� )*�,�L���+�(��)�����M������������*��(���)�)!������)�0�(��)���)��L�+������(�L�+������)1���P�)����)�)��)�����O������)*�*)��-�+������(�L�+����)�)�)����������)�������/���)�
����/���)
�������
�����)����� )*�,�N%�D(���������+��)����� )*�,�*�+������ ��)����)�������()�����(����)�����()��)���)������) )����)����D()���� )*�,�����)����)��)���������*��+��L�� )�)����*��(�����L���������D()��)��)������)����)�������������()���� )*�,�����+�)��O�M��)���� )*�,�L���+�(��)�����M������������*��(���)�)!������)�0�(��)���)��L�+������(�L�+������)1��P�)����)�)��)�����O������)*�*)��-�+������(�L�+����)�)�)����������)�������/���)�
����K��),�C�))B�
�������
�����)���� )*�,�N��D()���� )*�,���������)��*��(�0�������)1��()�)!�������D��+�)�M���(�
�������))���D()���� )*�,����)����)��)���������*��+��L�� )�)����*��(�����L���������D()��)��)������)����)��������������()���� )*�,�����+�)��O�M��)��� )*�,�L�����(��)�����M������������*��(���)�)!������)�0�(��)���)��L�+������(�L�+������)1���P�)����)�)��)�����O������)**)��-�+������(�L�+����)�)�)����������)�������K��),�C�))B�
����K��),�C�))B�
�������
�����)����� )*�,�N	�D(��������+��)����� )*�,�*�+������ ��)����)�������()���+�(����)�����()��)���)�������) )����)����D()���� )*�,����)����)��)���������*��+��L�� )�)����*��(�����L���������D()��)��)������)����)��������������()���� )*�,�����+�)��O�M��)��� )*�,�L�����(��)�����M������������*��(���)�)!������)�0�(��)���)��L�+������(�L�+������)1���P�)����)�)��)�����O������)**)��-�+������(�L�+����)�)�)����������)�������K��),�C�))B�
����/���)�
�������
�����)����� )*�,�N$�D(��



�����������	��
� �
�����������������������������

�������������� ��
��������������������!"�����#	$%& 	�	
'()*�+(,�-./0��1��*(2�+(,�-./0��1��(2�34567���1��+2*�+(,�-./0 +(,�8490�:.;�1��2<59.=9

������>��?����� ?@�A�@�>������ ��?����?�������B?�����B����?�����B?��?���?�������? ?����?����CB?���� ?@�A����?����?��?���������@��>��D�� ?�?����@��B�����D���������CB?��?��?������?����?��������������B?���� ?@�A�����>�?��E�F��?��� ?@�A�D���>�B��?�����F������������@��B���?�?!������?�G�B��?���?��D�>������B�D�>������?H���I�?����?�?��?�����E������?@@?��J�>������B�D�>����?�?�?����������?�������K���?�
����K���?�
�������
�����?����� ?@�A�L%�CB���������>��?���� ?@�A�@�>������ ��?����?�������B?�����B����?�����B?��?���?�������? ?����?����CB?���� ?@�A�����?����?��?���������@�>��D�� ?�?����@��B�����D���������CB?��?��?������?����?��������������B?���� ?@�A�����>�?��E�F��?���� ?@�A�D���>�B��?����F������������@��B���?�?!������?�G�B��?���?��D�>������B�D�>������?H���I�?����?�?��?�����E������?@�@?��J�>������B�D�>���?�?�?����������?�������K���?�
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PRESERVE AT HONEY CREEK DRI 

Rockdale County 
Natural Resources Group Comments 

December 16, 2021 
 
 

While ARC and the Metropolitan North Georgia Water Planning District have no regulatory or review 
authority over this project, the Natural Resources Group has identified County and State regulations 
that could apply to this property. Other regulations may also apply that we have not identified. 
 
Water Supply Watersheds 
The proposed project is located in the South River Watershed, which is not a water supply watershed 
in the Atlanta Region and no Part 5 Environmental Minimum Planning Criteria for water supply 
watersheds apply.  
 
Stream Buffers 
The USGS coverage for the project area shows streams at either end of Cowan Lake as well as an 
intermittent stream flowing into an unnamed tributary of Honey Creek. The submitted site plan shows 
these streams on the property as well as four other stream segments shown on the property. Although 
not identified, with no legend on the plans, buffers that appear to be the County 50-foot undisturbed 
buffer and 75-foot impervious setback, as well as the State 25-foot Erosion and Sediment Control 
buffer are shown on all streams as well as Cowan Lake. The only intrusion shown on the plans is a trail 
crossing one end of Cowan Lake. The trail is subject to the requirements of the County and State 
buffers and may require a variance. Any unmapped streams on the property may be subject to the 
Rockdale Buffer ordinance. Any unmapped streams and waters of the state on the property are also 
subject to the State 25-foot Erosion and Sediment Control Buffer. 
 
Stormwater and Water Quality 
During the planning phase, the stormwater management system (system) should meet the requirements 
of the local jurisdiction’s post-construction (or post-development) stormwater management ordinance. 
The system should be designed to prevent increased flood damage, streambank channel erosion, 
habitat degradation and water quality degradation, and enhance and promote the public health, safety 
and general welfare. The system design should also be in accordance with the applicable sections of 
the Georgia Stormwater Management Manual (www.georgiastormwater.com) such as design 
standards, calculations, formulas, and methods. Where possible, the project should use stormwater 
better site design practices included in the Georgia Stormwater Management Manual, Volume 2, 
Section 2.3. 
 
During construction, the project should conform to the relevant state and federal erosion and 
sedimentation control requirements.  
 

http://www.georgiastormwater.com/
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DATE

REVISIONS

NOTICE:

C

Know what's below.

      Call before you dig.

THE LOCATIONS OF EXISTING UNDERGROUND

UTILITIES ARE  SHOWN IN AN APPROXIMATE

WAY ONLY AND HAVE NOT BEEN

INDEPENDENTLY VERIFIED BY THE OWNER OR ITS

REPRESENTATIVE.  THE CONTRACTOR SHALL

DETERMINE THE  EXACT LOCATION OF ALL

EXISTING UTILITIES BEFORE  COMMENCING

WORK, AND AGREES TO BE FULLY  RESPONSIBLE

FOR ANY AND ALL DAMAGES WHICH MIGHT BE

OCCASIONED BY THE CONTRACTOR'S FAILURE TO

EXACTLY  LOCATE AND PRESERVE ANY AND ALL

UNDERGROUND  UTILITIES.

COPYRIGHT        2021 ATWELL LLC NO

REPRODUCTION SHALL BE MADE WITHOUT THE

PRIOR WRITTEN CONSENT OF ATWELL LLC

CONSTRUCTION SITE SAFETY IS THE SOLE

RESPONSIBILITY OF THE CONTRACTOR; NEITHER

THE OWNER NOR THE ENGINEER SHALL BE

EXPECTED TO ASSUME ANY RESPONSIBILITY FOR

SAFETY OF THE WORK, OF PERSONS ENGAGED IN

THE WORK, OF ANY NEARBY STRUCTURES, OR OF

ANY OTHER PERSONS.
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SITE AREA                       

TOTAL PROPERTY AREA: 285.682± AC

PARCEL NUMBER: 0480010004

(INCLUDING 048001004A & 048001004B)

ZONING CLASSIFICATION    

JURISDICTION: ROCKDALE COUNTY

EXISTING ZONING: AR

PROPOSED ZONING: CRS

DEVELOPMENT REQUIREMENTS             

MAX. GROSS DENSITY: 3.14 UN/AC

PROPOSED GROSS DENSITY: 2.17 UN/AC (620 UN) 

MIN. LOT SIZE: 7,500 SF

MIN. LOT WIDTH: 60'

MIN. FLOOR AREA: 1,800 SF

MAX. BUILDING HEIGHT: 35'

FRONT SETBACK: 20'

SIDE SETBACK: 7.5'

REAR SETBACK: 25'

ZONING BUFFER: 20'

MIN. OPEN SPACE REQUIRED: 30% (85.7 AC)

OPEN SPACE PROVIDED: 32.9% (94 AC)

NOTES                            

1. DRI #     3450

2. CLIENT - D.R. HORTON - TIFFANY HOGAN - TDHOGAN@DRHORTON.COM

1371 DOGWOOD ROAD

CONYERS, GA 30012

678-780-8526

3. TRAFFIC - KCI - ANDREW ANTWEILER - ANDREW.ANTWEILER@KCI.COM

  2160 SATELLITE BLVD, SUITE 130

   DULUTH, GA 30097

   470-286-1289

4. PLANNER - ATWELL - THEO STONE - TSTONE@ATWELL-GROUP.COM

    1255 LAKES PARKWAY B-100, S-120

    LAWRENCEVILLE, GA 30043

    770-789-6415
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