
 

“Western Gateway” Annexation Planning: 

  Phase I (Short‐Term) & Phase II (Long‐Term) 



   

 

 

To:  BOMC 

From:  City Staff 

Re:  Annexation 

Date:  April 18th, 2012 

 

In 2012, the City of Avondale Estates and the City of Decatur were approved for annexation along U.S. 

278.  The borders of each City will meet for the first time.  This annexation provides the City of Avondale 

Estates  with  a  natural  western  boundary  at  Sams  Crossing.    The  City  plans  to  address  the  future 

development and zoning of this area  in two phases.     The phases will provide for short‐term and  long‐ 

term planning.   

 This packet provides you with:  

1. Phase I:  Short‐Term Planning for Annexation 

2. Phase  II:    Long‐Term  Planning  for  Annexation  Timeline  (Community  Visioning  and  Strategic 

Planning) 

3. Copy of the zoning regulations for the C‐2 (General Commercial) District and the M (Industrial) 

District from DeKalb County 

Phase I (Short‐Term Planning):  

Phase I proposes utilizing the Central Business District (CBD) to establish zoning in the area which will be 

compatible with  the  uses  and  design  established  in  the  adjacent  Central  Business  District.    For  the 

purposes of Article 9  (Table of Permitted and Conditional Uses By District), Area 3 has been  chosen.    

The CBD has been vetted and approved and will provide well established stability for the City as the City 

embarks on a full scale Community Visioning and Strategic Planning process for the Western Gateway in 

Phase II.  

It  is  important to note, that  if an existing business was conforming and permitted by DeKalb County at 

the time of annexation, it can continue normal operation as it would in the County, even if the use is not 

permitted or is a conditional use under the new City zoning category.  This use is considered a legal non‐

conforming  use.       However,  no  non‐conforming  use  shall  be  re‐established  after  discontinuance  or 

abandonment.   For more  information on non‐conforming uses and buildings, refer to Article 10 of the 

Official Zoning Ordinance. 

The attached Phase I spreadsheet provides a list of the annexed parcels and associated data, as well as 

the County zoning and the proposed zoning.  This will help develop zoning recommendations for Phase I.  

 



 

 

The City strives  to be  inclusive  in all aspects of City affairs and will work  to  include  the new property 

owners and business owners.  In addition to the required legal advertising requirements afforded by the 

Zoning Ordinance, the City will make every effort to personally contact our new constituents so they can 

participate in the conversation and process.    

Phase I Annexation Timeline 2012 

 April 25th BOMC to hold Special Called Work Session to determine proposed zoning of the newly 
annexed area for the submittal of the Zoning Application. 
 

NOTE: If only a map amendment is needed, the process can be completed through a resolution. If a map 

and text amendment is needed, three readings will need to be completed. 

 April 26th BOMC submits Zoning Application signed by Mayor to the City. 

 Zoning Application will be forwarded to the PZB for the PZB to develop recommendation to the 
BOMC and must hold Public Hearing. 

 May 21st PZB hold Public Hearing and Meeting to develop recommendation of proposed zoning 
to the BOMC. 

 May 23rd PZB delivers recommendation to BOMC at Special Called Work Session. 

 May  29th  BOMC  holds  Public  Hearing  and  Special  Called Meeting  to  adopt  zoning  for  new 
annexed area. 
 

Phase II (Long‐Term Planning):    

Phase  II will provide  an opportunity  for  the new property  and business owners  as well  as  residents, 

current business owners  and property owners  (known  as  “community”)  to participate  in Community 

Visioning  and  Strategic  Planning.    This  is  long‐term  planning  developed  through  a  scheduled  public 

process.  This tool provides the context for community decision making and involvement with extensive 

study  and  analysis  of  the  area.        Visioning  and  Strategic  Planning  assist  the  community  in  the 

formulation  of  the  Comprehensive  Plan  which  will  establish  land  use  and  policies,  among  other 

community focus points.  Once completed, the community can re‐visit the zoning, established in Phase I, 

for the area and amend the Zoning Ordinance as needed.  

A tentative schedule for community participation has been developed for Phase II and is attached.  

 

 

 

 



Property 
Owner Current 

Business Use
Allowed 
Use- 
County

Allowed 
Use-City

Current 
Zoning-
County

Proposed 
Zoning-City

1 15 248 16 1 Rohrig Inv. LP-
Geo. Rohrig Shell Gas Station Yes No C-2 CBD-3

2 15 248 15 13 Roshan Ent. 
Inc. Chevron Gas Station Yes No C-2 CBD-3

15 248 15 13 Roshan Ent. 
Inc. 

Jax Liquor Liquor Store-Retail Yes Yes C-2 CBD-3

3 15 248 15 14 Parke & Bonnie 
Kallenberg Mobeta Restaurant Yes Yes C-2 CBD-3

4 15 248 15 1 Parke & Bonnie 
Kallenberg Finders 

Keepers Retail Yes Yes C-2 CBD-3

5 15 248 22 6 Joseph C. 
Gargiulo Yellow House Unoccupied N/A N/A C-2 CBD-3

6 15 248 22 5 Samuel West
Ace & A 
HVAC Office Yes Yes C-2 CBD-3

7 15 248 22 4 Panos 
Investments

Small Strip 
Ctr. Retail Yes Yes C-2 CBD-3

15 248 22 4 Panos 
Investments

Label 
Discount Retail Yes Yes C-2 CBD-3

2760 (2754-2862) E. 
College Ave. 

2767 E. College 
Ave.

2767 E. College 
Ave.

2759 E. College 
Ave. 

2753 E. College 
Ave. 

2774 E. College 
Ave. 

2754 E. College 
Ave.

Phase I: Short-Term Planning for Annexation

E.  College Avenue to Sam's Crossing
Parcel ID Street Address

2781 E. College 
Ave.

2768 E. College 
Ave. 



Property 
Owner Current 

Business Use
Allowed 
Use- 
County

Allowed 
Use-City

Current 
Zoning-
County

Proposed 
Zoning-City

Parcel ID Street Address

   15 248 22 4 Panos 
Investments Simply 

Brunch (open 
next week)

 Restaurant-Unknown
If 
restaurant-
yes.

If 
restaurant-
yes.

C-2 CBD-3

15 248 22 4 Panos 
Investments

Yacine's Braid 
Solutions Personal Service Yes Cond. C-2 CBD-3

15 248 22 4 Panos 
Investments Stich and Sew Personal Service Yes Cond. C-2 CBD-3

8 15 248 22 10 Joseph C. 
Gargiulo Car Care Auto Service Yes No C-2 CBD-3

9 15 248 22 2 Joseph C. 
Gargiulo

Avondale 
Ant./Mattress Retail Yes Yes C-2 CBD-3

10 15 248 22 7 Charles Blalock
Duplex Duplex No Cond. M CBD-3

11 15 248 22 8 Charles Blalock Maple Street 
Collision Auto Service/Repair Yes No M CBD-3

12 15 248 22 9 Charles Blalock Maple Street 
Collision Auto Service/Repair Yes No M CBD-3

13 15 248 22 1 Joseph C. 
Gargiulo

Former 
Ready Mix vacant N/A N/A M CBD-3

14 15 248 22 12 Joseph C. 
Gargiulo

Former 
Ready Mix vacant N/A N/A M CBD-3142 Maple St

2760 E. College 
Ave. 

2762 E. College 
Ave.

116 Maple St - 
Duplex
120 Maple St - 
Collision
126 Maple St -
Collision
134 Maple St 

2748 E. College 
Ave. 

2740 E. College 
Ave.

2758 E. College 
Ave. 



Property 
Owner Current 

Business Use
Allowed 
Use- 
County

Allowed 
Use-City

Current 
Zoning-
County

Proposed 
Zoning-City

Parcel ID Street Address

   15 15 248 12 15 Joseph C. 
Gargiulo

Mercedes 
Repair-Jozef's 
Mercedes 
Service

Auto Service/Repair Yes No C-2 CBD-3

16 15 248 12 1 Joseph C. 
Gargiulo Unknown Unknown N/A N/A C-2 CBD-3

17 15 248 11 18 Nguyen Tuan 
V.

Decatur 
Autotech Auto Service/Repair Yes No C-2 CBD-3

18 15 248 11 1 Waffle House
Waffle House Museum Yes Cond. C-2 CBD-3

19 15 248 4 16 Joseph C. 
Gargiulo Coyote's Restaurant Yes Yes C-2 CBD-3

20 15 248 4 15 Joseph C. 
Gargiulo Coyote's Restaurant Yes Yes C-2 CBD-3

21 15 248 4 14 Joseph C. 
Gargiulo

Meade's 
Doors Retail Yes Yes C-2 CBD-3

15 248 4 14 Joseph C. 
Gargiulo

Discount 
Outlet Retail Yes Yes C-2 CBD-3

15 248 4 14 Joseph C. 
Gargiulo

Karma VW & 
Audi Auto Service/Repair Yes No C-2 CBD-3

22 15 248 4 11 Joseph C. 
Gargiulo

Vacant N/A N/A N/A C-2 CBD-3

23 15 248 7 18 Joseph C. 
Gargiulo

P & G 
Discount Tire 
Shop

Auto-Retail Yes No C-2 CBD-3
2711 E. College 
Ave. 

2730 E. College 
Ave. 

2730 E. College 
Ave.
2718 E. College 
Ave. 

2702 E. College 
Avenue

2718 E. College 
Ave. 
2718 E. College 
Ave. 

2741 E. College 
Ave. 

710 Dalerose Ave.

2725 E. College 
Ave.
2719 E. College 
Ave.



Property 
Owner Current 

Business Use
Allowed 
Use- 
County

Allowed 
Use-City

Current 
Zoning-
County

Proposed 
Zoning-City

Parcel ID Street Address

   15 248 7 18 Joseph C. 
Gargiulo

Nanh African 
Hair Braiding Personal Service Yes Cond. CBD-3

24 15 248 7 1 Dekalb County Lanier Park Open Space N/A Yes N/A OS-R2699 E. College 



Key:                                                                 
Grey-Staff/Boards and Commissions      
Green-Public Process/Comment Period                                        June (2012) July August September  October November December

January 
(2013) Feb March April May

Note:  Public comments will be accepted 
throughout the process.

Publish Educational Materials

Public Meeting #1:   Introduction and 
SWOT  (Strengths, Weaknesses,  
Opportunities and Threats)                             

Adoption 
Deadline

Summary Report
Possible Follow-Up Mtg.

Public Meeting #2-  Land 
Use/Development-Redevelopment
Summary Report
Possible Follow-Up Mtg. 
Public Meeting #3-Economic 
Development
Summary Report
Possible Follow-Up Mtg. 
Public Meeting #4-Transportation

Phase II: Long-Term Planning for Annexation                                                                                                                                                         
Community Visioning and Strategic Planning for the "Western Gateway"

*This is a draft schedule only.  Specific dates and topics may be amended based on community needs.  

Community Visioning and Strategic Planning: Comprehensive Plan



Key:                                                                 
Grey-Staff/Boards and Commissions      
Green-Public Process/Comment Period                                        June (2012) July August September  October November December

January 
(2013) Feb March April May

Summary Report
Possible Follow-Up Mtg. 
Public Meeting # 5- Architecture and 
Design (includes greenspace)
Summary Report
Possible Follow- Up Mtg. 
Draft Final Report
Public Meeting #6:  Present and Discuss 
Final Report
Summary Report
Possible Follow-Up Mtg.

Incorporate Final Report 
Recommendations into the 
Comprehensive Plan

Public Hearing:  Adopt Amendments to 
Comprehensive Plan
Send Adopted Comprehensive Plan to 
ARC

Draft Zoning Based on Final Report
Public Meeting #7:  Present and Discuss 
Zoning Recommendations
Summary Report
Possible Follow Up-Meeting

Zoning

***Optional Public Meeting with City of Decatur



Key:                                                                 
Grey-Staff/Boards and Commissions      
Green-Public Process/Comment Period                                        June (2012) July August September  October November December

January 
(2013) Feb March April May

Public Process for Text and Map 
Amendments as per Zoning Ordinance
*This is a draft schedule only.  Specific dates and topics may be amended based on community needs.  

Meeting Focus:  Each meeting will be designed to have "take-aways", which work toward the development of the vision, goals, objectives and priorities in the Comprehensive Plan (CP) and Short 
Term Work Program (STWP).  The  CP will guide the development of zoning for the area as well as future development.  The STWP Short will assist staff in the implementation of the Comprehensive 
Plan.  

Public Meetings #6 (Present and Discuss Final Report)  & #7 (Present and Discuss Zoning Recommendations) will be presentation, discussion and question oriented with no planned exercise. 

Public Meeting #1- Introduction and SWOT: This meeting will introduce and explain comprehensive planning and zoning as well as provide an analysis of the area.  Meeting participants will engage in 
a SWOT (Strengths, Weaknesses, Opportunities and Threats) exercise to start thinking critically about the area and determining what is there, what is desired and the roadblocks to implementation.  
This will also be the first stage in the development of a "vision"  for the area and establishing objectives, goals and policies which will be developed throughout the process and integrated into the 
final report.  

Public Meeting #2- Land Use/Development-Redevelopment:  This meeting will work off of the information gathered at meeting #1 and continue the discussion about the preferred land uses in the 
area as well as development and redevelopment opportunities.  The meeting participants will participate in an exercise to determine appropriate land uses in the area based on the annexed property.  

Public Meeting #3-Economic Development:  This meeting will work off of the information gathered at meeting #1 and #2 and provide an explanation of available economic incentives to spur 
development/redevelopment.  Examples will be given to illustrate.  This meeting will be less interactive but the participants will be able to assist staff in the development of economic development 
goals, objectives and priorities which will be integrated into the Comprehensive Plan.   
Public Meeting #4-Transportation:  This meeting will focus on transportation in the area.  As with the others,  the topic will be discussed utilizing the information gathered from meetings #1-#3.   
Existing transportation conditions will be discussed as well as proposed transportation projects.   The public will be able to voice their opinion on future transportation needs and priorities.   An 
exercise may be added to this meeting to determine streetscape treatment at Sams Crossing and in the corridor.  
Public Meeting #5-Architecture and Design:  This meeting will also utilize all the information gathered in the prior meetings.  As important as use,  the architecture and design of a site impacts the 
success of development.  An interactive exercise, which will include a visual preference survey or visualization, will gather community preferences which will guide the development or amendment of 
the ARB Design Guidelines and zoning regulations.  
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