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Memorial Drive
Tract

LAND LOT(S): 179  DISTRICT: 15th
DEKALB COUNTY, GA

DATE: March 23, 2017

EXISTING ZONING: C-1 & R-75
PROPOSED ZONING: MR-2
ACRES TOTAL SITE AREA: 0.60 ACRES

DENSITY:
ALLOWED DENSITY: 24 UNITS / ACRE W/BONUSES
PROPOSED DENSITY: 20 UNITS / ACRE
AMENITY PROXIMITY BONUS 20%: FITNESS CENTER (1853 MEMORIAL DRIVE)
SUSTAINABILITY ELEMENTS BONUS 50%: NATIONALLY ACCREDITED GREEN BLGS.

MIN. UNIT SIZE:         1,000 SF.
MAX. LOT COVERAGE: 85%
MAX. BUILDING HEIGHT:  3 STORIES OR 35'

SETBACKS:
FRONT YARD: 10'
SIDE YARD: N/A
REAR YARD:  15'
TRANSITIONAL YARD: 50' (VARIANCE REQUEST)

PARKING: 12 HOMES (2 GARAGE) = 24 SPACES

* " NO PARKING - BOTH SIDES OF STREET " SIGNS TO BE PLACED ON ENTRANCE &
INTERNAL DRIVES.

* NO PORTION OF THIS PROPERTY IS LOCATED IN A FEMA FLOOD PLAIN AS PER
FEMA MAP  No.  13089C0127J,  DATED MAY 16, 2013.

SITE  DATA

DEVELOPER / APPLICANT

ZEVULON CAPITAL
550 Pharr Road, Su. 220

Atlanta, GA. 30305
Contact: Yossi Kagan

yossi@zevcap.com
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Planning Commission Hearing Date:  March 7, 2017, 6:30 P.M. 
Board of Commissioners Hearing Date:  March 28, 2017, 6:30 P.M. 
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330 Ponce De Leon Avenue, Suite 500 
Decatur, GA  30030 

(404) 371-2155 / plandev@dekalbcountyga.gov 

 

 

 

  

Case No.:    Z-17-21293 Agenda #:  N. 6   

Location/Address: 1911, 1913, 1915, and 1921 Memorial Drive, 
Atlanta 

Commission District:  3  Super District:  6 
 

Parcel ID(s): 15-179-10-006, -007, -008, -009 

Request: To rezone property from C-1 (Local Commercial) and R-75 (Single-Family Residential) to 
MR-2 (Medium-Density Residential) for a 12-unit attached townhome development. 

Property Owner(s): Abebe and Company, LLC & Madison Price 

Applicant/Agent: Laurel David, Atty., for Abebe and Company, LLC 

Acreage: .60 acres 

Existing Land Use: Vacant – undeveloped 

Surrounding Properties: To the northwest, north, and northeast (City of Atlanta):  single-family residential; to the 
east, southeast, south, and southwest:  single-family residential; to the west:  retail 
(Peter’s Foodmart) and auto repair (unnamed). 

Adjacent Zoning: 
 
 
Comprehensive Plan: 

North:  City of Atlanta  South:  R-75   East:  R-75   West:  C-1   Northeast:  City of Atlanta  
Northwest:  City of Atlanta   Southeast:  R-75   Southwest:  R-75 
   
NC (Neighborhood Center) Consistent        Inconsistent 

  

      Proposed Density:  20 units per acre Existing Density:  none (vacant) 

      Proposed Units:  12 Existing Units:  none (vacant) 

      Proposed Lot Coverage:  70%       Existing Lot Coverage:   none (vacant)  

 
Zoning History:  It appears that the property has been zoned C-1 and R-75 since adoption of the original zoning 
ordinance and map in 1956. 
 
SITE and PROJECT ANALYSIS 
 
The subject property is a .60-acre parcel comprised of four vacant lots which appear to have been platted as single-
family lots with frontages of 50 feet each.  The property has a total of 200 feet of combined frontage on Memorial 
Drive, a two-way, four-lane major arterial.  The topography of the property is level and mature trees are growing 
throughout the site, as well as a considerable amount of underbrush.  Based on DeKalb County records, 1911 

X  

Michael Thurmond 
Chief Executive Officer 



 

 

 

Prepared 3/20/2017 by:  MLF  Page 2   Z-17-21293/N. 6 
 

 

Memorial Drive was formerly used for a restaurant, and 1915 and 1921 Memorial were developed with single-family 
attached houses.   

The proposed development consists of twelve fee-simple, attached townhomes.  A 16-foot wide alley would provide 
vehicular circulation within the site.  The site plan shows six attached units facing Memorial Drive, with walkways that 
lead to an existing sidewalk along Memorial Drive, and trees in each front yard.  Seven-foot driveways and two-car 
garages are located at the rear of these units and are accessed by the alley.  A row of six attached units are located on 
the opposite side of the alley, in the rear half of the site.  Seven-foot driveways and two-car garages are located on the 
front of these units.  In order to meet the intent of the zoning ordinance for separation of pedestrian and vehicular 
circulation within the site, a pedestrian path should be provided and connected to the existing sidewalk on Memorial 
Drive, as described in the Staff recommendations. 

The base density for the MR-2 classification is 12 units per acre, and the maximum with bonuses is 24 units per acre.  
The applicant proposes a density of 20 units per acre, resulting from a 20% density bonus (2.4 units) for amenity 
proximity and a 50% bonus (6 units) for sustainable construction. 

 

Character of the Surrounding Area:   The character of the surrounding area is a mixture of low-intensity commercial 
and single-family residential uses.  The three westernmost lots of the four lots that comprise the subject property are 
zoned C-1.  These lots appear to have been part of a commercial strip that extends to the west, on both sides of 
Memorial Drive.  Three adjoining lots between the subject property and Warren Street are still used for commercial 
purposes, i.e., for a convenience store (Peter’s FoodMart) and for an auto repair establishment which bears no sign 
that would identify the name of the business.  The Parkview shopping center is located further to the west, on the 
southwest corner of Warren Street and Memorial Drive.  The Parkview shopping center, zoned MU-4, is anchored by a  
Kirkwood Family Medicines and contains the Liv Fitness Center, the Kirkwood Preparatory Academy, an Autozone 
store, and a Wing Street/Pizza Hut fast food restaurant. 

The easternmost lot of the subject property is zoned R-75, like the surrounding single-family residential properties 
located in the neighborhood to the east, south, and southeast.  Many of the older homes in this neighborhood have 
been renovated or replaced with new bungalow-style homes.   

Memorial Drive forms the boundary between unincorporated DeKalb County and The City of Atlanta.  The properties 
across Memorial Drive to the north are located in the City of Atlanta.  A single-family neighborhood, developed with a 
mixture of older, one-story homes and newer, one- and two-story infill homes, is located across the street from the 
subject property.   

The proposed zoning classification of MR-2 would establish a transition in density and intensity between the R-75 
properties to the east and south, and the MU-4 and C-1 commercial properties to the west. 

Access and Transportation Considerations:  Memorial Drive is a two-way, four-lane major arterial and a State Route.  
Bus service between downtown Atlanta and Stone Mountain is provided by the No. 21 bus.  A sidewalk is located on 
the property frontage. 
 
LAND USE AND ZONING ANALYSIS 
Section 27-7.3.5 of the DeKalb County Code, “Standards and factors governing review of proposed amendments to 
the official zoning map”, states that the following standards and factors shall govern the review of all proposed 
amendments to the zoning maps: 
 
A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan:  The 

proposed density of 20 units per acre is allowed, with density bonuses, by the Future Land Use Map designation of 
Neighborhood Commercial, which allows up to 24 units per acre.  The site plan indicates that the homes next to 
the Memorial Drive frontage of the proposed development will face Memorial Drive and will have walkways 
leading from front doors to the sidewalk, consistent with the 2035 Comprehensive Plan strategy for Neighborhood 
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Center character areas to “Create pedestrian-scale communities that focus on the relationship between the street, 
buildings, streetscaping, and people. (NC Policy No. 4) 

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

and nearby properties:   Re-development of the property for townhomes is suitable at the subject location, 
because it establishes a transition from the single-family detached type of residential land use to the east and 
south and the commercial land uses to the west.  

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

The economic use of the property is questionable, since it appears that the property has been vacant and 
undeveloped for a number of years. 

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

buffered and screened as described in the staff-recommended conditions, views of the proposed development 
from adjoining single-family properties to the south would be satisfactorily screened.   

 
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:  Based on the presence 
of many new or renovated homes in the immediate area, there appears to be market demand for new housing in 
the surrounding neighborhood.  In addition, the size and scale of the newer homes across Memorial Drive support 
redevelopment of the subject property at the scale and density that is being proposed.       

  
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:  Comments from the divisions of Traffic Engineering 
and Transportation indicate that the proposed development is not projected to overburden the capacity of 
surrounding streets to absorb traffic that would be generated by the proposed development.   
 

H. Whether the zoning proposal adversely impacts the environment or surrounding natural resources:  The 
proposed development would not impact the environment or surrounding natural resources to a greater degree 
than a typical redevelopment project that involves construction of new housing on vacant property. 

 
Compliance with District Standards: 

 

MR-2 STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

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

Base:  12 d.u.s/acre            
W/Bonuses:  max 24 
d.u.s/ac. 

20 units/acre (base 12 + .20 
for amenity proximity & .50 
for sustainable construction = 
20.4 maximum) 

Yes 

MIN. TRANSITIONAL  
BUFFER 

50 feet 20 feet A variance will be 
necessary. 

MIN. LOT AREA Not applicable for fee-
simple bldg. form 

N.A. N.A. 

MIN. LOT WIDTH Not applicable for fee- N.A. N.A. 
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simple bldg. form 

MAX. LOT COVERAGE  85% 85% Yes 

 

 FRONT  (entire 
development site) 

From Memorial Drive:  
min. 10 ft.; max. 20 ft. 

 From Memorial Dr.:  10 ft. 

 

Yes 

 

 INTERIOR SIDE 
(entire 
development site) 

None required  N.A. N.A. 

 REAR W/O ALLEY  Superseded by 
transitional buffer 

N.A. N.A. 

MINIMUM UNIT SIZE 1,000 sq. ft. 1,000 sq. ft. Yes 

MAX. BLDG. HEIGHT  Three stories or 35 feet Three stories or 35 feet Yes 

TRANS’L  HEIGHT PLANE Not required; buildings 
are max. 35 ft 

N.A. N.A. 

PARKING Min. 1.75; Max. 3.25 
spaces per unit 

Two spaces per unit Yes 

PEDESTRIAN ACCESS Separation of 
pedestrians from autos 
by “providing rear access 
to the units or . . . an 
alternative location for 
pedestrian paths or 
sidewalks” (Sec. 27-
5.7.6(C)(4)) 

Not provided. The site plan must be 
revised to show 
pedestrian paths as 
recommended, or a 
variance from this 
requirement will be 
necessary. 

MIN. STREETSCAPE 
DIMENSIONS 

10 ft. landscape strip; 6 
ft. sidewalk; street trees 
planted 40 ft. apart. 

A sidewalk is already 
provided on the Memorial 
Drive frontage.  Trees are 
shown in front yards, planted 
45 ft. – 70 ft. apart. 

A variance will be needed 
to eliminate the 
requirements for a 
landscape strip and street 
trees.   

 
STAFF RECOMMENDATION:   

Redevelopment of the property for townhomes is suitable at the subject location, because it establishes a transition 
from the single-family detached type of residential land use to the east and south and the commercial land uses to 
the west.  Based on the presence of many new or renovated homes in the immediate area, there appears to be 
market demand for new housing in the surrounding neighborhood.  In addition, the size and scale of the newer 
homes across Memorial Drive support redevelopment of the subject property at the scale and density that is being 
proposed.  The site plan indicates that the homes next to the Memorial Drive frontage of the proposed development 
will face Memorial Drive and will have walkways leading from front doors to the sidewalk, consistent with the 2035 
Comprehensive Plan strategy for Neighborhood Center character areas to “Create pedestrian-scale communities 
that focus on the relationship between the street, buildings, streetscaping, and people.” (NC Policy No. 4)  If 
buffered and screened as described in the staff-recommended conditions, views of the proposed development from 
adjoining single-family properties to the south would be satisfactorily screened.  Therefore, the Department of 
Planning and Sustainability recommends “Approval-Conditional” with the following conditions:  
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1. The subject property shall be developed for no more than 12 fee simple townhomes, in substantial compliance 

with the layout shown on the site plan titled “Memorial Drive Tract”, prepared by Advanced Engineering and 
Planning, stamped as received by the Department of Planning and Sustainability on March 2, 2017, subject to 
subdivision sketch plat review and to revision as recommended in Condition No. 2. 

 
2. A pedestrian path shall be provided along the south side of the alley, to provide a connection with the walkways 

from the front doors of Units 7-12.  The pedestrian path shall also be connected to the existing sidewalk on 
Memorial Drive via a pedestrian crossing across the alley and extension to the Memorial Drive sidewalk.  The 
pedestrian path may be delineated by textured paving on the edge of the alley right-of-way and may consist of 
stepping stones or pervious pavement across green spaces within the site. 

   
3. The rear yard shall be landscaped with densely planted evergreen and deciduous trees, subject to the approval 

by the County Arborist, to screen the proposed development from view by residents of adjoining properties. All 
plantings shall be installed as soon as practical after site work is completed. 

4. A six-foot high solid fence shall be installed along the southern boundary of the subject property. The fence shall 

be located in such a way to avoid removal of trees or plantings in the rear yard.  The finished side of the fence 

shall face the adjoining properties to the south. 

  

5. Textured or stamped paving shall be installed across the curb cut at Memorial Drive to connect sidewalk 
segments on each side of the curb cut. 

 
6. Obstruction of the private drive by vehicles that are parked in driveways but overhang into the alley shall be 

prohibited.  Parking on the alley shall be prohibited. 
 

7. Functional front doors shall be constructed in the north facades of the units located next to Memorial Drive. 
 

8. No second-story decks or balconies shall be allowed on the south sides of the units that are located in the rear ½ 
of the site. 
 

9. All exterior lighting shall be screened or shielded to minimize glare and keep light inside the development. 
 

10. The approval of this rezoning application by the Board of Commissioners has no bearing on other approvals by 

the Zoning Board of Appeals or other authority, whose decision should be based on the merits of the application 

before said authority. 

 
11. Any retaining wall located next to an adjoining property, when said retaining wall exceeds 12 feet in height, 

must be approved by variance to the Zoning Board of Appeals. 

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

 

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

 

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

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

 

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

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

be checked for compliance.)  

 

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

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

 

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

“administratively”; no public hearing required.) 

 

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

hearing by the Planning Commission.) 

 

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

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

 

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

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

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

 

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

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

 

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

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

minor as described by Zoning Code.) 

 

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

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

rezoning.)  

 

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

DeKalb County, including in-home occupations). 

 

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

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

 

  

 

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

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

Properties directly across Memorial Drive to 
the north, in City of Atlanta. 



N. 6   Z-17-21293       Site Photos 

  

Above, two views of Parkview shopping center, located 
to the west of the subject property.  To the right, 
properties that back up to the subject property  (and 
front on Liberty Ave). 
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