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STAFF ANALYSIS 
 
 

Case No.: Z-21-1244885 Agenda #: D2 
 

Location/Address: 3795 North Druid Hills Rd., 
Decatur, GA 30033 

Commission District: 02 
Super District: 06 

 

Parcel ID: 18-100-04-019 
 

Request: Request to rezone the property from NS (Neighborhood Shopping) to C-1 
(Local Commercial) to allow for the development of a drive-through 
restaurant. 

 
Property Owner(s): Midtown National Group, LP 

Applicant/Agent: David Kirk, on behalf of Chick-fil-a, Inc. 

Acreage: 1.04 acres 

Existing Land Use: Retail Commercial 
 

Surrounding 
Properties: 

To the north of the subject property is North Druid Hills Road, to the south is 
North DeKalb Mall, to the west is commercial, and to the east is commercial. 

 

Adjacent Zoning: North: R75, O-I South: C-1 East: C-1 West: C-1 
 

Comprehensive Plan: Town Center (TC) 
Consistent Inconsistent 

 

Proposed Density: N.A. Existing Density: N.A. 

Proposed Square Ft.: 2,800 sq. ft. Existing Units/Square Feet: N.A. 

Proposed Lot Coverage: 6.14% Existing Lot Coverage: N.A. 
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Subject Property and Surrounding Area 
 

The subject property is a 1.04-acre site located on the south side of North Druid Hills Road bordering the north 

side of the North DeKalb Mall. An on-ramp to I-285 is located approximately 1,700 feet to the east of 

Lawrenceville Highway (Highway 78). The property is currently occupied by a vacant commercial retail 

establishment; formerly a Pier 1 Imports store. The adjoining and nearby land uses to the east, south, and 

west are commercial uses zoned C-1 and NS. The adjoining and nearby land uses to the north are mix of 

residential and commercial uses zoned R-75 and O-I. The commercial uses to the east of the subject property 

and fronting on North Druid Hills Road consist of four drive-through restaurants (Zaxby’s, McDonalds, Chick- 

fil-A, and Checkers). Also, to the east of the subject property, uses include an existing dry- cleaners, auto repair 

shop, liquor store, gas station, and jeweler. There is also an existing 3-story commercial building that appears 

to have Class C office space with various existing businesses which include a store front church, hair salon, 

and a driving school. West of the subject property are two existing one story buildings home to Peachtree 

Spine Physicians as well as a pet hospital. South of the subject property is an undeveloped lot and North 

Dekalb Mall. It is important to note that the mall technically closed in 2020, however, there are a few stores, 

a U.S. Postal Service branch, and an AMC movie theatre still operating along perimeter of the physical mall 

site. To the north of the subject property, is a mix of residential and commercial uses. The residential uses are 

mostly located in the North Druid Woods neighborhood. It is a modest neighborhood consisting of one store 

ranch style homes. Office residential uses along this portion of the corridor consist of a holistic health center, 

auto insurance office, a dry cleaner, travel agents office, massage therapist, and chiropractor. 

Zoning History 
 

Based on DeKalb County records, it appears that the NS (Neighborhood Shopping) zoning of the property has 
not changed since adoption of the first zoning ordinance and map in 1956. The DeKalb County 2035 
Comprehensive Plan designates the subject property’s future land use as Town Center (TC). 

 
Project Analysis 

 

The applicant is requesting to rezone the subject property from NS (Neighborhood Shopping) to C-1 (Local 

Commercial) for the purpose of constructing a drive-through restaurant. The applicant’s request proposes the 

relocation of the Chick-fil-A restaurant from 3905 N. Druid Hills Road to the subject property. Based on the site 

plan provided by the applicant, the construction of the 2,800 square foot drive through restaurant will require 

the demolition of the vacant one-story building which was a furniture and home essentials retail establishment 

(Pier 1 Imports). The project will make use of the two existing connections to Birch Road and North Druid Hills 

Road. These connections will serve as both entrances and exits for customers. The North Druid Hills Road access 

will serve as a right-in/right-out only. The Birch Road ingress/egress will be full access. The drive-through 

restaurant will consist of three drive-through lanes that merge into two lanes as they approach the drive through 

service area, which will permit servers to walk food out instead of using a drive-through window. The 

redeveloped site is proposed to accommodate vehicular stacking for 41 cars and include 29 parking spaces, of 

which, two will be designated for patrons with disabilities. The restaurant will also have outdoor seating for 

customers on the east side of the building. Additionally, the developer intends to install a variety of trees and 

shrubs around the site to beautify it and buffer some of the vehicular activity.
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Impact Analysis 

A. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan: 
 

The proposed rezoning is in conformity with the policies and intent of the DeKalb County 
Comprehensive Plan. The subject property is located in the Town Center (TC) future land use area. 
The intent of the Town Center character area is “to promote the concentration of residential and 
commercial structures, which serve many communities in order to reduce automobile travel, promote 
walkability and increased transit usage. The areas consist of a focal point for several neighborhoods 
with a variety of activities such as general retail, commercial, professional office, higher-density 
housing, and appropriate public and open space uses that are easily accessible by pedestrians.” The 
C-1 Zoning District is a permitted zoning district within the Town Center future land use designation 
along with medium density, high density, and mixed-use zoning districts. The current NS zoning is not 
a permitted zoning district within the Town Center designation, therefore, this zoning change request 
would contribute to the implementation 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 properties: 

 
The proposed rezoning to C-1 (Local Commercial) will be consistent with many of the existing zoning 
designations of surrounding properties including North DeKalb Mall. This is reflective of a gradual 
change in this vicinity to C-1. This zoning consistency may contribute to future redevelopment of the 
mall and surrounding properties and streamline the ability to assemble surrounding properties in the 
future. Additionally, a zoning change from NS to C-1 supports future land use goals to permit a greater 
intensity of nonresidential development in the vicinity of the subject property. As a preferred zoning 
district within the town center character area, it is implied that the C-1 zoning district and its collection 
of permissible principal and accessory uses are suitable; prohibited uses are not suitable; and that 
other uses are subject to special land use permit approval in order to evaluate the appropriateness of 
those uses based on impacts and conditions that may be unique depending on their settings. 

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

currently zoned: 

 
The subject property may have limited economic use as currently zoned (NS). There are other active 
properties in the vicinity within the NS Zoning District. The Neighborhood Shopping (NS) Zoning 
District permits uses including, but not limited to: places of worship, offices, retail, indoor recreation, 
daycare, and hair care services. The Local Commercial (C-1) Zoning District permits uses including, but 
not limited to: places of worship, offices, retail, indoor recreation, daycare, hair care services, 
furniture repair, medical services, special trade contractors, dog grooming, drive-through restaurants, 
live/work units, hotels/motels, colleges/universities, research facilities, and theatres. 
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While the vacant use, Pier 1 Imports (i.e. home furnishing/furniture retail), which was a casualty of an
 international slate of store closings in 2020 
(https://www.usatoday.com/story/money/2020/02/17/pier-one-imports-store-closures-list-2020- 
bankruptcy/4555899002/),may not be an indication of the viability (or lack thereof) of the current 
zoning classification, rezoning to C-1 would enhance the property’s prospects for reuse. 

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

property: 

 
The immediate environment around the subject property primarily consists of commercial uses zoned 
C-1. C-1 permits a wide range of nonresidential options that may produce varied impacts on adjacent 
properties in the immediate area or beyond. Given the popularity of Chick-Fil-A restaurants, 
redevelopment of the site will likely immediately improve the condition of the property and 
significantly increase the activity on-site in comparison to its current condition or previous condition 
when the Pier 1 Imports was open, anecdotally. The applicant has not provided any data relating to 
traffic impacts, however, one could reasonably assume the new establishment would generate a 
significant increase in traffic at this location during peak hours. The proposed Chick-Fil-A new 
intersection of North Druid Hills Road and Birch Road will likely see an increase in turning activity due 
to the proposed use. It is important to remember that with the redevelopment of the mall site traffic 
in the area will likely increase. Since the requested use is subject to a special land use permit (SLUP) 
approval, the response to this criterion is best addressed in the corresponding SLUP application. 

 
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: 

 
North Druid Hills Road is designated as a major arterial road. Thus, it is a heavily traveled corridor. 
Any use on the subject property should aim to reduce transportation conflicts, reduce curb cuts, 
promote inter-parcel access arrangements, reduce hindrances to vehicular mobility, and promote 
efficient ingress/egress. 

 
North DeKalb Mall was sold and development plans are in development. Redevelopment of the mall 
site will help activate the area and will directly connect to the subject site through sidewalk access, 
pathways, and potential bike lanes. The redevelopment of the mall site as well as the subject site will 
help to increase both pedestrian and vehicle activity in the area making it more attractive to businesses 
and more convenient for local residents. 

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

resources: 

 
There are no known historic buildings, sites, districts or archeological resources that would be 
adversely affected by the rezoning request from NS (Neighborhood Shopping) to C-1 (Local 
Commercial). 

https://www.usatoday.com/story/money/2020/02/17/pier-one-imports-store-closures-list-2020-bankruptcy/4555899002/)
https://www.usatoday.com/story/money/2020/02/17/pier-one-imports-store-closures-list-2020-bankruptcy/4555899002/)
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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: 

C-1 permits a wide range of commercial options that may produce varied impacts on public 
infrastructure. Since the requested use is subject to a special land use permit (SLUP) approval, the 
response to this criterion is best addressed in the corresponding SLUP application. However, one 
possible mitigating factor is that the proposal includes the relocation of the drive-thru restaurant from 
its current location to the subject property. Theoretically, there could be a zero-sum impact. 
Alternatively, relocation to the subject property creates a vacancy at the current Chick-fil-A location 
that may be reused or redeveloped and create additional impacts. 

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

The request for rezoning from NS (Neighborhood Shopping) to C-1 (Local Commercial) has not 

generated any specific impacts to the environment or surrounding natural resources. 

 

Compliance with district standards 

Per the chart below, the proposed C-1 (Local Commercial) drive-through restaurant does not comply with the 
minimum development standards for setbacks in the front, side, and rear for the C-1 (Local Commercial) 
District per Table 2.2 of the DeKalb County Zoning Ordinance. 

 
 

C-1 STANDARD REQUIREMENT PROPOSED COMPLIANCE 

FRONT (all other 
streets) 

10ft min/60ft max < 60ft. YES 

SIDE INTERIOR 15ft. > 15ft. YES 

SIDE – Corner lot 
on public street 

30ft. < 30ft. NO (variance 
needed) 

REAR 20ft. > 20ft. YES 

HEIGHT 2 story/35 ft. ≈ 21ft. YES 
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Staff Recommendation 
 

The rezoning proposal is consistent with the 2035 Comprehensive Plan. The TC (Town Center) future land use designation 

supports the requested zoning designation. Moreover, the rezoning from NS (Neighborhood Shopping) to C-1 (Local 

Commercial) would permit a zoning designation that is more consistent with the zoning of the surrounding properties. 

Therefore, Staff recommends approval with the following conditions: 

 
1. The use of the property shall be limited to a Chick-Fil-A drive-through restaurant only. 

 

2. See SLUP-21-1244886 for additional conditions related to this redevelopment project. 
 

3. 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. 

 

4. The applicant shall provide right-in right-out ingress egress on Birch Road and North Druid Hills Road. 

 

5. A development agreement shall be subject to future approval by the Board of Commissioners and 

the applicant. The applicant has proffered to enter into a development agreement with DeKalb 

County for road network system improvements adjacent to the subject property to include but is 

not limited to installation of a westbound left turn lane at North Druid Hills Road and Birch Road or 

monetary contribution to installation of a westbound left turn lane at North Druid Hills Road and 

Birch Road. 





1484 Columbia Drive  & 1520 Columbia Circle 
All that tract or parcel of land lying and being in landlot 186 of 15th District of DeKalb County, 
Georgia. 
 
From an iron pin set at Bobolink Drive right-of-way (r/w) hence 452.5’ southeasterly along 
original r/w; thence North 79° 52 54”East for 1.81 feet to iron pin at POINT of BEGINNING; 
thence North 79° 52' 54.0" East for a distance of 293.14 feet; thence, South 30° 25' 39.0" East for 
a distance of 140.74 feet; thence, North 58° 44' 43.0" East for a distance of 56.17 feet; thence, 
South 28° 05' 20.0" East for a distance of 51.10 feet; thence, South 41° 26' 15.0" East for a 
distance of 130.00 feet; thence, North 63° 18' 28.0" East for a distance of 73.21 feet; thence 
South 33° 05' 02.0" East for a distance of 94.73 feet; thence, South 64° 19' 45.0" for a distance 
of89.74 feet; thence 49° 48' 20.0" for a distance of 101-70 feet; thence, South 63° 18' 28.0" West 
for a distance of 291.47 feet; thence, North 46° 57' 00.0" West for a distance of 48.71 feet; 
thence, North 37° 23' 37.0" West for a distance of 148.93 feet; thence, North 29° 00' 27.0" West 
for a distance of 40.49 feet; thence, North 26° 29' 22.0" West for a distance of 107.17 feet; 
thence North 23° 58' 16.0" West a distance of 56.80 feet to POINT OF BEGINNING. 
 
Said parcel is 2.738 acres 
 



 
 
 
 
 

APPLICATION 
& 

Other Materials Required by 
The Dekalb County Application to Amend  

Official Zoning Map 
by 

Kova Real Estate, LLC 
Regarding Property 

Located in Land Lot 186 of the 15th District at  
1484 Columbia Drive & 1520 Columbia Circle 

and more particularly described in  
Exhibit A (legal description) 

Date 07-01-2021 
Revised 07-22-2021 

 
 
 
 
 
 
 
 
 
 

Presented By 
Kenton O. Griffin, P.E, LEED AP 

kog@griffin-davis.com 
Griffin & Davis Consulting, Inc. 

5425 Peachtree Parkway 
Suite 215 

Peachtree Corners, GA 30092 



























I. Background and Introduction 
The Dekalb County zoning ordinance Section 27-7.3 authorizes the Board of commissioners to 
approve applications to Amend Official Zoning Map of DeKalb County Georgia in an individual 
case, provided such amendment is consistent with the intent and purpose of the ordinance and 
the “Comprehensive Land Use Plan.” This circumstance is applicable to the properties and 
therefore the reason for this application. 

 
The properties are located at 1484 Columbia Drive and 1520 Columbia Circle and are 
approximately 2.51 and 0.22 acres respectively. The current Land Use designation is Suburban 
in the DeKalb County Comprehensive Land Use and are in the R-75 District. On or around March 
1st the prospective owner Mr. Chima Nwosu, of Kova Real Estate, LLC (Kova), secured this 
property by contract and has made no modifications to the property. The property currently 
contains no habitable structures, a few trees, and is essentially undeveloped. Kova intends to 
clear the property, enhance the perimeter buffers, if necessary, and develop approximately 34 
single-family attached units (Townhomes) known as Columbia Heights Townhomes. The 
townhomes are expected to be 3-storey with an average size of 1,700 sq.ft.. Kova hereby 
submits this Application to Amend Official Zoning Map of DeKalb County Georgia. 

 
This document is submitted as Kova’s written justification in support of the application request. 
The application form, a site plans, the properties’ legal description, and a location map are 
submitted with this document. 

 
This request from Kova, is to present an application to amend the Zoning Maps of the 
properties located at 1484 Columbia, 1520 Columbia Circle from R-75 to MR-1. This 
amendment is to allow for the development of 34 single-family attached units.  
 
The following standards and factors are found to be relevant to the exercise of the county's 
zoning powers and shall govern the review of all proposed amendments to the official zoning 
map.  

A. WHETHER THE ZONING PROPOSAL IS IN CONFORMITY WITH THE POLICY AND 
INTENT OF THE COMPREHENSIVE PLAN.  

The DeKalb County 2035 Comprehensive Land Use Plan permits residential 3 story 
single-family attached townhomes. The proposed development is therefore in 
conformity with the policy and 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.  

The proposed zoning of MR-1 will allow for the development of townhomes. The 
development will be 100% residential in concert with all the adjacent residential 
properties. Furthermore, approximately 500-feet north on Columbia Drive is Lauren 
Parc, a 71-unit townhome community. 



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-75 and is vacant. R-75 permits single family 
detached homes with a minimum lot size of 10,000 square feet. While the Property 
does have a reasonable economic use, the proposed townhomes will be an 
enhancement to the economic viability of the Property and the community as a 
whole.  

D. WHETHER THE ZONING PROPOSAL WILL ADVERSELY AFFECT THE EXISTING USE OR 
USABILITY OF ADJACENT OR NEARBY PROPERTY OR PROPERTIES.  

 The development proposed is 100% residential and is consistent with adjacent 
properties and the Lauren Parc Townhomes. The rezoning proposal will therefore not 
adversely affect the existing use or usability of adjacent or nearby properties in the 
area.  

E. WHETHER THERE ARE OTHER EXISTING OR CHANGING CONDITIONS AFFECTING THE 
USE AND DEVELOPMENT OF THE PROPERTY WHICH GIVE SUPPORTING GROUNDS 
FOR EITHER APPROVAL OR DISAPPROVAL OF THE ZONING PROPOSAL.  

There are no known existing zoning conditions on the property. 

F. WHETHER THE ZONING PROPOSAL WILL ADVERSELY AFFECT HISTORIC BUILDINGS, 
SITES, DISTRICTS, OR ARCHAEOLOGICAL RESOURCES.  

There are no historic buildings on site and there are no known archaeological 
resources affected by this zoning proposal. 

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 proposed development will contain 34 single family attached units. The 
development of these townhomes will not result in excessive use of the existing 
infrastructure. The adjacent roadway to the development is Columbia Drive. This 
section of Columbia Drive is a 4-lane undivided roadway classified as a local arterial.  

H. WHETHER THE ZONING PROPOSAL ADVERSELY IMPACTS THE ENVIRONMENT OR 
SURROUNDING NATURAL RESOURCES.  

A site visit revealed no evidence of wetlands, water of the US or waters of the state 
on site; therefore, the zoning proposal has no adverse impacts to any identified 
environmental resource. 

 





D. 1 Z-21-1245080    Site Plan



D. 1    Z-21-1245080 Zoning Map 

Subject 
Property
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Subject Property



D. 1    Z-21-1245080 Site Photos

Subject Property

Above, homes on opposite side of Columbia Drive.  At right, 
homes under construction at 1520 and 1528 Columbia Drive.
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