
 

 
MEMORANDUM 

TO:  City Council  

FROM:  Austin Shelton, Senior Planner 

SUBJECT: Z-21-14: Rezoning of Properties on Flowers Road + School Drive 

Parcel ID #: Various (parcel list is attached) 

DATE:   September 22, 2021 

PROPOSAL 

The City of Doraville seeks to rezone properties on Flowers Road and School Drive in order to support the zoning 
and land uses recommended in the 2017-2037 Doraville Comprehensive Plan. Properties are proposed to be 
rezoned from R-1, (Single-Family Residential), C-1 (Neighborhood Commercial), C-2 (General Business), M-1 (Light 
Manufacturing) and M-2 (Heavy Manufacturing) to O-W (Office-Warehouse). 

The map below shows the existing zoning. The City is proposing to rezone all properties to O-W (Office-Warehouse). 

  
Existing Zoning: Subject properties outlined in yellow. 

 
BACKGROUND 

The 2017-2037 Doraville Comprehensive Plan was adopted in 2016 after an involved public planning process. The 
final plan was a product of significant community input over the course of a year of engagement and dialogue. 

In the Future Development Map created as part of the Comprehensive Plan, this area is in the “Office Hub” future 
land use. The goal of the Office Hubs is to allow for a wide variety of office and commercial uses, while serving as 
transitional and buffer area between low-density residential areas and more intense land uses like highways and 
heavier commercial zones. 
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Future Development Map, with the area proposed to be rezoned outlined in red. 

 

PUBLIC ENGAGEMENT 

City staff engaged property owners that would be affected by this rezoning extensively ahead of time. 

• Calls and emails sent to affected property owners to alert them of the rezoning. 
• Virtual meetings held the week of June 21 to discuss the impacted properties and businesses. 

o Spoke virtually or via phone with 5 business owners or their representatives. 
• A presentation before the Planning Commission at the July 7 meeting. 

 

FINDINGS OF FACT 

Property Location 

The subject properties are located near the intersection of Flowers Road and School Drive. They are located in Land 
Lot 321, in the 18th District of DeKalb County. They are also located in Doraville City Council District 1. 

The properties are located due north of the interchange of Interstate 285 and the freight railroad tracks. See the 
attached parcel list and map for a full list of properties affected. 
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Property Characteristics 

This rezoning includes fourteen (14) parcels. All subject properties are developed. All properties operate as 
commercial or government uses, including a contractor’s office, a countertop manufacturer, and the City of 
Doraville Public Works facility. One parcel is owned by the DeKalb County Board of Education, and is used as a 
storage lot for public school buses. 

The structures on the properties are made from a variety of materials, including brick, corrugated metal, and 
concrete masonry. The property owned by the County is almost entirely parking, with a small metal office. 

Characteristics of Adjoining Properties 

North – Residential properties zoned R-1, and other commercial and industrial properties zoned O-I, O-W and M-2. 
East – Railroad tracks 

South – I-285 and railroad tracks. 

West – I-285 

  
Overview of the adjoining properties. Subject properties outlines in red. 
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Relevant Zoning Requirements 

Minimum Building Yard Setbacks 

Minimum Requirement M-1 M-2 C-1 C-2 R-1 O-W 

Front Yard 50 ft 75 ft 25 ft 25 ft 20 ft 25 ft 

Side Yard 25 ft (250 ft)** 25 ft (500 ft)** None* 10 ft* 10 ft None* 

Rear Yard 50 ft (250 ft)** 50 ft (500 ft)** None* 3 ft* 25 ft None* 

*Buffer requirements still apply. 
**Parentheses indicate setback when adjacent to residentially zoned property. 

 

Planted Buffer Requirements Adjacent to Residential  

Land Use on Subject Property Adjacent Land Use Required Buffer Width on Subject Property 

Commercial or Industrial Single-family  40 feet 

Refer to Sec. 23-911 + 23-907 for a full list of requirements. 

 

ZONING REVIEW STANDARDS FOR CONSIDERATION: 

The Mayor, City Council, staff and appointed bodies shall, in deciding any rezoning application, consider the below 
listed standards governing the exercise of the zoning power whenever deliberating over any zoning proposal 
pursuant to this section: 

(1)  The existing uses and zoning nearby; 

The existing uses on the subject parcels are entirely commercial or industrial in character. Nearby properties 
are a mix of commercial and residential uses, as well as the freight rail tracks and highways. The Assembly site 
across the interstate permits a greater variety of uses, including office, manufacturing, and residential. 

(2)  The extent to which property values are diminished by their particular zoning restriction; 

The current zoning restrictions do not seem to have diminished the value of the properties. A few of the 
existing uses are already not permitted in their current zoning district, so they will remain nonconforming. 

 (3)  The extent to which the destruction of property values of the subject property promotes the health, safety, 
morals, or general welfare of the public; 

This rezoning will not damage property values. The current businesses provide valuable services to the 
community and the City, and the proposed zoning would not disallow most of these uses. 

(4)  The relative harm to the public as compared to the hardship imposed upon the individual property owner; 

There would be no harm to the general public with the rezoning, and the removal of the industrial zoning in 
the area removes a potential conflict of land uses. The property owners will not be denied most of the uses 
they currently enjoy, any tenants which maintain a valid business license will be permitted to remain. 
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(5)  The suitability of the subject property for zoning proposed; 

The current zoning is not compatible with the land use and development goals in the Doraville 2017-2037 
Comprehensive Plan. The future land use for this area recommends a mixture of office and warehouse uses. 
The proposed rezoning is a step towards supporting the recommendations in this plan. 

 (6)  The length of time the property has been vacant as zoned, considered in the context of land development 
of adjacent and nearby property;  

The properties are not vacant. The one property used primarily as a surface parking lot is owned and operated 
by the County Board of Education.  

(7) Whether the zoning proposal will permit a use that is suitable in view of the use and development of 
adjacent and nearby property; 

The proposed zoning is more consistent with the current and surrounding uses in most cases, especially for 
properties zoned for manufacturing. Though the new uses available to some of the property owners may be 
more limited than what is currently at their disposal, the removal of the industrial zoning from immediate 
adjacency to residential properties removes potential conflict of uses and other negative externalities. In 
addition, the new zoning will also bring many of the existing structures into conformity with the building 
location and site requirements of the code. 

(8) Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property; 

The proposed zoning will not adversely affect the adjacent or nearby properties. The properties are currently 
zoned for a variety of commercial and industrial uses, and the proposed zoning will either continue the 
commercial designation, or limit the future intensity of some of the current industrial sites.  

(9)  Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned; 

The property has a reasonable economic use as currently zoned. 

(10)  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 zoning will not result in a use that will cause excessive or burdensome use of existing streets. 

(11) Whether the zoning proposal is in conformity with the policy and intent of the land use plan; 

The proposed rezoning of the subject properties is in conformity with the City’s land use plan as identified in 
the 2017-2037 City of Doraville Comprehensive Plan. 

(12) Whether there are other existing or changing conditions affecting the use and development of property 
which gives supporting grounds for either approval or disapproval of the zoning proposal;  

There are no other existing or changing conditions affecting the use and development of property. 

(13) The possible effects of the change in the regulations or map on the character of a zoning district, a particular 
piece of property, neighborhood, a particular area or the community; and  

There are no negative effects to the use or function of these properties anticipated as a result of the proposed 
zoning. None of the existing properties is proposing redevelopment at this time, so the change in zoning would 
have little to no effect in the immediate future. Several of the subject properties are owned by the City of 
Doraville and DeKalb County, and therefore unlikely to change from their current use. 
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 (14) The impact of the proposed zoning change upon pedestrian and vehicular circulation and traffic and 
thoroughfare capacities and capabilities.  

No redevelopment is anticipated on these subject properties in the near future as a result of this zoning action 
that would significantly impact traffic or circulation capacity. 

 

PLANNING COMMISSION RECOMMENDATION 08/04/21: APPROVAL 

STAFF RECOMMENDATION:  APPROVAL 
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