
DeKalb County Government

Agenda Item

Manuel J. Maloof Center
1300 Commerce Drive

Decatur, Georgia 30030

File #: 2019-4712 1/7/2020
File Status: Preliminary Item

Public Hearing:  YES ☒     NO ☐ Department: Planning & Sustainability

SUBJECT:

COMMISSION DISTRICT(S): 3 & 6
Application of Wolverton &Associates, Inc. for a Major Modification of zoning conditions pursuant to
CZ-10-16426, to allow construction of a 29,100 square foot  grocery store, at 1807 Memorial Drive.

PETITION NO: N6. CZ-20-1243618 (2019-4712)

PROPOSED USE: Grocery store.

LOCATION: 1807 Memorial Drive

PARCEL NO. : 15-179-08-001

INFO.  CONTACT: Marian Eisenberg

PHONE NUMBER: 404-371-4922

PURPOSE:
Application of Wolverton & Associates, Inc. for a Major Modification of zoning conditions pursuant to CZ-10-
16426, to allow construction of a 29,100 square foot grocery store. The property is located at the southeast
corner of Memorial Drive and Warren Street, at 1807 Memorial Drive, Atlanta, GA. J The property has
approximately 410.68 feet of frontage on Memorial Drive, approximately 789 feet of frontage on Warren Street,
and approximately 869 feet of frontage on Wilkinson Drive and contains 12.52 acres.

RECOMMENDATION:
COMMUNITY COUNCIL: Approval.

PLANNING COMMISSION: Pending.

PLANNING STAFF: Approval with Conditions.

STAFF ANALYSIS: The proposal is consistent with the intent of the Neighborhood Center character area to
satisfy neighborhood residents’ needs for goods and services. The applicant has provided pedestrian
connections from the sidewalk at the northeast corner of the site to the front door of the building, and from the
sidewalks on Memorial Drive and Warren Street. Because the Parkview Plaza lease requirements prevent the
applicant from locating the building close to the sidewalk and street, the applicant has proposed sufficient
landscaping on the edges of the property to screen the parking from view. The zoning proposal is not expected
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landscaping on the edges of the property to screen the parking from view. The zoning proposal is not expected
to adversely affect the use or usability of adjacent or nearby property. Off-site impacts on nearby properties to
the north and east will be mitigated by the distance separation provided by the adjoining streets. Finally, the
desirability of redeveloping the site with a land use that will thrive at this location supports approval of the
zoning proposal. Therefore, the Department of Planning and Sustainability recommends “Approval with
conditions”.

PLANNING COMMISSION VOTE: Pending.

COMMUNITY COUNCIL VOTE/RECOMMENDATION: Approval 10-0-0. The Community Council
Board thought that the proposed grocery store would bring price-conscious food to a food desert.
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December 22, 2019 

 

RECOMMENDED CONDITIONS 

CZ-20-1243618 

Major Modification of Zoning Conditions of CZ-10-16426 

 

 

Note:  Condition No. 1 of CZ-10-16426 is modified, Condition No. 5 is deleted, and Condition 

Nos. 2, 3, 4, 6, 7, 8, 9, and 10 are carried forward from CZ-10-16426 and re-numbered.  
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December 22, 2019 

 

 

Recommended Conditions Without Mark-ups 

 

 

1. Substantial compliance with the site plan entitled, “Proposed Zoning Conditions Site Plan”, 

prepared by Wolverton, dated 12-20-19. 

 

2. Access and circulation shall be subject to approval of the Transportation Division of the Public 

Works Department and the Department of Transportation for the State of Georgia (GADOT). 

 

3. The recreational/greenspace area at the rear of the property along Wilkinson Drive shall be 

primarily passive but may be developed with children’s play equipment, picnic tables and 

benches and similar low intensity uses.  Interconnectivity, in the form of paths and walking trails, 

with the mall development site shall be installed. 

 

4. Any exterior lighting on the above referenced recreational/greenspace area shall be of a 

directional type so as to minimize light spillage on to adjacent residential property. 

 

5. This development shall not include liquor stores, bars, nightclubs or pawn shops.  However, 

restaurants with beer, wine and alcoholic beverage sales are permitted. 

 

6. No adult entertainment or sex shops shall be permitted. 

 

7. Barber shops, hair salons and nail salons are permitted only as part of an upscale spa offering a 

range of hair, nail, waxing and related aesthetic services (Natural Body, for example). 

 

8. Sidewalks shall be constructed, in compliance with DeKalb County standards, along all adjacent 

public streets. 

 

9. The development shall comply with the provisions of the DeKalb County Tree Ordinance. 
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December 30, 2019 

RECOMMENDED CONDITIONS 

CZ-20-1243618 

Major Modification of Zoning Conditions of CZ-10-16426 
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December 30, 2019 

 

 

Recommended Conditions Without Mark-ups 

 

1. Substantial compliance with the site plan entitled, “Proposed Zoning Conditions Site Plan”, 

prepared by Wolverton, dated 12-20-19. 

 

2. The recreational/greenspace area at the rear of the property along Wilkinson Drive shall be 

primarily passive but may be developed with children’s play equipment, picnic tables and 

benches and similar low intensity uses.  Interconnectivity, in the form of paths and walking 

trails, with the mall development site shall be installed. 

 

3. Any exterior lighting on the above referenced recreational/greenspace area shall be of a 

directional type so as to minimize light spillage on to adjacent residential property. 

 

4. This development shall not include liquor stores, late night establishments, or pawn shops.  

However, restaurants with beer, wine and alcoholic beverage sales are permitted. 

 

5. No adult entertainment or sex shops shall be permitted. 

 

6. Barber shops, hair salons and nail salons are permitted only as part of an upscale spa offering a 

range of hair, nail, waxing and related aesthetic services. 

 



 

DeKalb County Department of Planning & Sustainability 

   

       

 

 

         Planning Commission Hearing Date:  January 7, 2019, 6:30 P.M. 
             Board of Commissioners Hearing Date:  January 28, 2019, 6:30 P.M. 

 

MAJOR MODIFICATION – CHANGE OF CONDITIONS 
STAFF ANALYSIS  

Prepared 12/30/2019 by:  MLF  Page 1 CZ-20-1243618 /N. 6 

330 Ponce De Leon Avenue, Suite 300 
Decatur, GA  30030 

(404) 371-2155 / www.dekalbcountyga.gov/planning 
 

 

 Michael Thurmond 
Chief Executive Officer  

  

Case No.: CZ-20-1243618 
 

Agenda #:  N. 6 

Location/Address: 1807 Memorial Drive, Atlanta, GA 
 

Commission District:   3   Super District:   6 

Parcel ID: 15 179 08 001 
 

Request: Major Modification to change zoning conditions of CZ-10-16426, to allow 
construction of a 29,100 square foot grocery store in an MU-4 district. 
 

Property Owner: RAF Capital, LLC 
 

Applicant/Agent: Wolverton & Associates, Inc. (Hunter Hyde) 
 

Acreage: 12.52 acres 
 

Existing Land Use: Vacated Pizza Hut building in the Parkview Plaza shopping center 
 

Surrounding Properties: To the north and northeast:  a Chevron service station and single-family residential 
(City of Atlanta); to the east:  an auto repair establishment (zoned C-1) and single-
family residential (zoned R-75); to the southeast and south:  single-family residential 
(zoned R-75); to the southwest and west:  DeKalb Memorial Park (City of Atlanta); to 
the west:  a YMCA (City of Atlanta); to the northwest:  Arbors of East Atlanta 
apartments (City of Atlanta). 
  

Comprehensive Plan: Neighborhood Commercial                              Consistent                  Inconsistent 
 

  

      Proposed Square Feet:  29,100 sq. ft. Existing Square Feet:  1,400 square feet 

      Proposed Lot Coverage:  75%      Existing Lot Coverage:   84% 

 
Zoning History:  In 2007, the Board of Commissioners rezoned the property pursuant to CZ-07-13809 from C-2 
(General Commercial) and R-75 (Residential Medium Lot-75) to OCR (Office-Commercial-Residential) for a mixed 
residential, retail, and restaurant development.  In 2009, the Board of Commissioners approved a modification to the 
OCR zoning conditions to remove the residential component from the development and to approve a modified site 
plan (CZ-09-165783).  In 2010, the conditions and site plan were again modified pursuant to CZ-10-16426, to allow a 
charter school and health clinic along with the other uses shown on the previously-approved site plan. 
 

X  
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SITE ANALYSIS 
 
The subject property is located on Memorial Drive, between Wilkinson Drive on the west and Warren Street on the 
east, just west of the Charlie Yates Golf Course.  The 12.52-acre tract that is subject to the modification is developed 
with the Parkview Plaza shopping center.   The project site is a 2.6-acre rectangular portion of the shopping center 
tract and is located at its northeast corner.  It is developed with a vacated Pizza Hut restaurant.  An Auto Zone store is 
located on the adjoining parcel to the west, which also fronts on Memorial Drive.  Memorial Drive is a four-lane major 
arterial.  Wilkinson Drive and Warren Street are both local streets. 
 
The property is on the western edge of a peninsula of unincorporated land that juts northward from Glenwood 
Avenue and is surrounded on three sides by the City of Atlanta.  Wilkinson Drive and Memorial Drive form the 
boundaries between the City and unincorporated DeKalb County; thus the subject property is bordered on the west 
and to the north by the City.  The character of the surrounding area is  primarily single-family residential although 
large tracts of land to the west are used for institutional uses:  Crim High School, DeKalb Memorial park, and a YMCA.  
A multifamily apartment complex, Arbors of East Atlanta, is located across Memorial Drive to the northeast.   
 
The proposal under consideration is to demolish the Pizza Hut building and construct a 29,100 square foot Lidl 
grocery store.  The surrounding surface parking would be re-landscaped to current zoning standards with the 
required number of landscape islands and trees.  The site plan shows a pedestrian path that starts at the sidewalk at 
the corner of Memorial Drive and Warren Street and continues across the parking lot to the pedestrian platform that 
borders the front and east side of the proposed building. 
 
The applicant has provided documentation of a  lease agreement for the Auto Zone store that provides that a “view 
corridor” shall be preserved along Memorial Drive, which means that no buildings near the Memorial Drive frontage 
of the site may be located closer to Memorial Drive than the Auto Zone building, which is set back 97 feet from the 
property line along Memorial Drive.  There is no minimum front building setback in the MU-4 zoning district, so 
without this lease restriction, the building could be brought up to the edges of the property along Memorial Drive 
and Warren Street. 
 
The applicant requests modification of two of the zoning conditions that were adopted in 2010:  Condition No. 1, 
which referenced the 2010 site plan, and Condition No. 5, which required pedestrian connections between two new 
buildings approved in 2010 and the then-existing Pizza Hut building.  Both conditions need to be modified in 
accordance with the currently proposed site plan.   
 
 
LAND USE AND ZONING ANALYSIS 
Section 27-832 of the Zoning Ordinance, “Standards and factors governing review of proposed amendments to the 
official zoning map” states that the following standards and factors shall govern the review of all proposed 
amendments to the zoning maps. 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 
 

The proposal is consistent with the intent of the Neighborhood Center character area to satisfy neighborhood 
residents’ needs for goods and services.  Customers typically travel to and from grocery stores in automobiles 
and the Parkland Plaza shopping center has an auto-centric layout with approximately ¾ of the site used for 
surface parking.  Thus, while the proposed grocery store redevelops a vacated portion of the existing shopping 
center, it does not achieve the kind of compact mixture of uses that is contemplated by the policy to “Create 
compact mixed use districts and reduce automobile dependency and travel to obtain basic services.” (NC Policy 
No. 5)  In addition, the lease restriction to preserve the view corridor along Memorial Drive prevents the 
applicant from developing the project site in such a way that it would be consistent with Neighborhood Center 
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policies to  “Clearly define road edges by locating buildings near the roadside with parking in the rear.”  and  to 
“Create pedestrian scale communities that focus on the relationship between the street, buildings, streetscaping, 
and people.” (NC Policy No. 4)   There is no minimum front building setback in the MU-4 zoning district, so 
without the lease restriction, the building could be brought up to the edges of the property along Memorial Drive 
and Warren Street.   However, the applicant has provided a pedestrian connection from the sidewalk at the 
northeast corner of the site to the front door of the building, and staff recommendations for additional 
pedestrian connections, if implemented, would further link the building to the sidewalks on Memorial Drive and 
Warren Street.  In lieu of locating the building close to the “roadsides”, the applicant has proposed sufficient 
landscaping on the edges of the property to screen the parking from view.   

 
B. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent 

and nearby properties: 
 

Use of the project site for a grocery store is suitable in view of its location within an existing shopping center.  The 
site plan for the grocery store shows that it is located outside of the view corridor as required by the lease 
agreement. 

 
C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently zoned: 

 
This consideration is not applicable to the zoning proposal under consideration in this analysis because the zoning 
proposal does not involve a change in the zoning classification of the property. 

 
D. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property: 
 

The zoning proposal is not expected to adversely affect the use or usability of adjacent or nearby property.  The 
project site is bounded on its north side by Memorial Drive, a four-lane major arterial, on its east side by Warren 
Street, and on the other sides by parking lot for the Parkview Plaza shopping center.  Off-site impacts on nearby 
properties to the north and east will be mitigated by the distance separation provided by the adjoining streets. 

 
E. Whether there are other existing or changing conditions affecting the use and development of the property, 

which give supporting grounds for either approval or disapproval of the zoning proposal: 
 

The proposal under consideration represents the fourth time that the site plan and zoning conditions for the 
property will have been modified since 2007.  The desirability of redeveloping the site with a land use that will 
thrive at this location supports approval of the zoning proposal. 

 
F. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or archaeological resources: 
 

No historic buildings, sites, districts, or archaeological resources are located on the property or in the surrounding 
area. 

 
G. Whether the zoning proposal will result in a use which will or could cause an excessive or burdensome use of 

existing streets, transportation facilities, utilities, or schools: 
 
The Watershed Department has commented that upgrades to the 6-inch water line may be necessary.  There 
have been no indications from other reviewing agencies and departments that the proposed grocery store would 
overburden existing streets, transportation facilities, utilities, or schools. 

 
H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources: 
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Because the project site is located in an existing shopping center, there would be no significant adverse impacts 
on the environment or surrounding natural resources. 
 

 

STAFF RECOMMENDATION:  APPROVAL WITH CONDITIONS. 

The proposal is consistent with the intent of the Neighborhood Center character area to satisfy neighborhood 
residents’ needs for goods and services.  The applicant has provided a pedestrian connection from the sidewalk 
at the northeast corner of the site to the front door of the building, and staff recommendations for additional 
pedestrian connections, if implemented, would further link the building to the sidewalks on Memorial Drive and 
Warren Street.  Because the Parkview Plaza lease requirements prevent the applicant from locating the building 
close to the sidewalk and street, the applicant has proposed sufficient landscaping on the edges of the property 
to screen the parking from view.   The zoning proposal is not expected to adversely affect the use or usability of 
adjacent or nearby property.  Off-site impacts on nearby properties to the north and east will be mitigated by the 
distance separation provided by the adjoining streets.  Finally, the desirability of redeveloping the site with a land 
use that will thrive at this location supports approval of the zoning proposal.  Therefore, the Department of 
Planning and Sustainability recommends “Approval” with the following modified conditions.   
 
Condition No. 1 of CZ-10-16426 has been modified to reflect the new site plan.  Condition Nos. 2, 9, and 10, 
which state procedural requirements that are already incorporated into the permit review process, has been 
deleted.  Condition No. 5 regarding pedestrian connections between buildings that were proposed in 2010 has 
been deleted because it is no longer relevant in view of the site plan that is currently proposed.  Conditions 3, 6, 
and 8 have been edited for clarity and general applicability. 
 
1. Substantial compliance with the site plan entitled “Parkview Station, 1807 Memorial Drive, Atlanta, Georgia”, 

prepared by Pimsler-Hoss Architects, Inc., dated May 27, 2010“Proposed Zoning Conditions Site Plan”, 
prepared by Wolverton, dated 12/20/19. 
 

2. Access and circulation shall be subject to approval of the Transportation Division of the Public Works 
Department and the Department of Transportation for the State of Georgia (GADOT). 

 
3.2. The recreational/greenspace area at the rear of the property along Wilkinson Drive shall be primarily passive 

but may be developed with children’s play equipment, picnic tables and benches and similar low intensity 
uses.  Interconnectivity with the mall development site, in the form of paths and walking trails, with the mall 
development site shall be installed. 

 
4.3. Any exterior lighting on the above referenced recreational/greenspace area shall be of a directional type so 

as to minimize light spillage on to adjacent residential property. 
 

5. The development of proposed Buildings 2 and 3 shall provide for pedestrian connectivity with Building 4, 
which is the existing commercial building (currently “Pizza Hut”) located at the intersection of Memorial Drive 
and Warren Street. 

 
6.4. This development shall not include liquor stores, bars, nightclubs late night establishments, or pawn shops.  

However, restaurants with beer, wine and alcoholic beverage sales are permitted. 
 

7.5. No adult entertainment or sex shops shall be permitted. 
 

8.6. Barber shops, hair salons and nail salons are permitted only as part of an upscale spa offering a range of hair, 
nail, waxing and related aesthetic services (Natural Body, for example). 
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9. Sidewalks will be constructed, in compliance with DeKalb County standards, along all adjacent public streets. 

 
10. The development will comply with the provisions of the DeKalb County Tree Ordinance. 
 

 
 

Recommended Conditions Without Mark-ups 
 

 
1. Substantial compliance with the site plan entitled, “Proposed Zoning Conditions Site Plan”, prepared by 

Wolverton, dated 12-20-19. 
  
2. The recreational/greenspace area at the rear of the property along Wilkinson Drive shall be primarily passive 

but may be developed with children’s play equipment, picnic tables and benches and similar low intensity 
uses.  Interconnectivity, in the form of paths and walking trails, with the mall development site shall be 
installed. 

 
3. Any exterior lighting on the above referenced recreational/greenspace area shall be of a directional type so 

as to minimize light spillage on to adjacent residential property. 
 

4. This development shall not include liquor stores, late night establishments, or pawn shops.  However, 
restaurants with beer, wine and alcoholic beverage sales are permitted. 

 
5. No adult entertainment or sex shops shall be permitted. 

 
6. Barber shops, hair salons and nail salons are permitted only as part of an upscale spa offering a range of hair, 

nail, waxing and related aesthetic services. 
 
 
 
 
ATTACHMENTS: 
1. Department and Division Comments 
2. Board of Health Comments 
3. Board of Education Comments  
4. Application 
5. Survey (existing conditions) 
6. Site Plan 
7. Elevations, Renderings 
8. Land Use Map 
9. Zoning Map 
10. Aerial View 
11. Site Photos 
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NEXT STEPS 

 

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

 

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

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

 

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

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

be checked for compliance.)  

 

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

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

 

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

“administratively”; no public hearing required.) 

 

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

hearing by the Planning Commission.) 

 

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

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

 

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

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

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

 

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

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

 

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

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

minor as described by Zoning Code.) 

 

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

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

rezoning.)  

 

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

DeKalb County, including in-home occupations). 

 

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

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

 

  

 

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

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



























N. 6    Z-19-1243618    Existing Site Plan (CZ-10-16426)
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N. 6    Z-19-1243618    Proposed Site Plan

Site Plan dated 12-20-19



N. 6    Z-19-1243618 Proposed Elevations 



N. 6    Z-19-1243618    Zoning Map

Subject Property

Project Site



N. 6    Z-19-1243618 Land Use Map

Project Site

Subject Property



N. 6    Z-19-1243618 Aerial View

Project Site

Subject Property

Parkview Plaza

Auto 
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YMCA
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N. 6    Z-19-1243618 Site Photos

(left) View from northeast corner of site.

(right) View from northwest.


