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REZONING APPLICATION ANALYSIS 
 
 
ZONING CASE #: Z2020-03   LEGISTAR: 20191115 
 
 
LANDOWNERS: Peter Varljen 
   31 Whitlock Drive 
   Marietta, GA 30064 
  
APPLICANT: Same as above  
 
AGENT:  n/a 
     
PROPERTY ADDRESS:  224 West Dixie Avenue 
     
PARCEL DESCRIPTION: 17th District, Land Lot 287, Parcel 0090 
 
 
AREA:   0.36 acres   COUNCIL WARD:  1A 
 
 
EXISTING ZONING: OIT (Office Institution Transitional) 
 
REQUEST:   R-4 (Single Family Residential – 4 units/acre) 
  
FUTURE LAND USE:   MDR (Medium Density Residential) 
 
REASON FOR REQUEST:  The applicant is requesting this rezoning so the 
property can be improved and used as a single-family residence. 
 
 
PLANNING COMMISSION HEARING:   Tuesday, February 4, 2020 – 6:00 p.m. 
 
 
CITY COUNCIL HEARING:    Wednesday, February 12, 2020 – 7:00 p.m. 
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PICTURES OF PROPERTY 

 
2016 Google Street View of Property  

 

 
224 West Dixie Avenue (unpermitted land disturbance) – December 2019 
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224 West Dixie Avenue (unpermitted land disturbance) – December 2019 

 

 
Rear yard of 224 West Dixie Avenue 
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STAFF ANALYSIS 
Location Compatibility 

 
The owner and applicant, Peter Varljen, is requesting to rezone the property located at 224 
West Dixie Avenue from OIT (Office Institution Transitional) to R-4 (Single Family 
Residential – 4 units/acre) so it may be used as a single-family residence. The adjacent 
properties to the west and south are zoned R-4 (Single Family Residential – 4units/ acre) 
while the property to the east is zoned OI (Office Institutional). Overall, this section of West 
Dixie is a mixture of OIT, R-4 and OI zonings.  
 

 
Use Potential and Impacts 

 
The subject property was originally built as a residential structure in the 1920’s but was 
rezoned to OIT in 1999 along with several other adjacent properties. City records indicate 
the structure was converted to commercial occupancy in 2005 and used as a counseling 
office between 2006 and 2009. A large portion of the front yard was paved for parking 
during this time.  
 
Most of the surrounding properties, despite their commercial zoning, have never been used 
as a business other than a home occupation. The surrounding area is mostly residential in 
nature aside from the few businesses at the end of the block along West Atlanta Street. The 
use of this property as a residence would be consistent with the area and should have no 
negative impacts on surrounding properties if rezoned. The home immediately to the west 
was similarly rezoned in August 2019. 
 
Because this property was built originally as a residence and previously zoned R-4, it 
appears to meet all the bulk and area regulations and would not need variances. The 
applicant has indicated that the renovations would be within the existing footprint and 
would not include any additions or expansions. However, there are two detached accessory 
structures in the rear yard that are not identified on the survey. Without an updated survey 
that includes these structures, staff cannot determine whether they comply with the size and 
setback restrictions for accessory structures. While the playhouse is likely compliant, the 
detached garage appears to be very close to the side and rear property lines. The garage 
would have to be removed unless variances were granted with the rezoning: 

• Variances to allow the garage to remain in place and as-is. [§708.04 (F)] 
 
The Future Land Use designation of this area is MDR (Medium Density Residential). MDR 
is intended for residential densities ranging from five (5) to eight (8) units per acre. As a 
result, this request to rezone from OIT to R-4 would be supported by the City’s 
Comprehensive Plan.  
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Environmental Impacts 

 
The applicant has already removed a substantial amount of paving in the front and rear 
yards, as well as a large magnolia tree in the front yard. Plans indicate the applicant will 
stabilize the yard with sod and provide a smaller asphalt driveway and parking pad.  
 

 
Economic Functionality 

 
The subject property has been zoned for office use (OIT) since 1999 but has not 
experienced much use during that time. Most of the surrounding properties are used 
residentially and, due to its size and construction type, this property would be better suited 
for residential use as well.  
 

 
Infrastructure 

 
The proposed use as a single-family residence would have minimal impact on the 
transportation, education, water, sewer, electricity, or other public infrastructure in the area. 
The new driveway and parking pad will satisfy the requirement of having two parking 
spaces for a single-family home. 
 

 
Overhead Electrical/Utilities 

 
There are overhead utilities along the south side of West Dixie Avenue. Preservation of the 
required front setback of twenty-five (25) feet should eliminate any potential conflict with 
existing overhead utilities. 

 
History of Property 

 
The subject property was one of nine properties that were rezoned as a group (Z-9908) in 
1999. The rezoning included the following addresses: 175, 185, 191, 196, 197, 206, 209, 
214 & 224 West Dixie Avenue. Otherwise, there is no history of any variances or special 
land use permits for this property. 
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Other Issues 
 
The applicant purchased the subject property in November 2019 and began making interior 
and exterior modifications with the goal of using the structure as a single-family residence.  
These modifications were made without applying for or obtaining permits through the 
Marietta Building Division. City Staff issued a Stop Work Order on December 11, 2019 and 
informed the applicant of the property’s commercial zoning classification. The applicant 
submitted for a building permit and rezoning application as instructed but also continued to 
work, despite being advised to stop. On December 16, 2019, the City’s Engineering 
Division, assisted by Code Enforcement and Marietta Police Department, issued citations to 
the applicant and contractor for failing to comply with a Stop Work Order.  
 
The applicant and contractor appeared in Municipal Court on January 8, 2020. The 
contractor paid a fine while the applicant has requested a nonjury trial before the judge, 
scheduled for January 29, 2020. The applicant has been issued a building permit for limited 
work on the home while the rezoning is pending. 
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DATA APPENDIX 

 
CITY OF MARIETTA - WATER 
 
Is a water line adjacent to the property? 
 

 

If not, how far is the closest water line? 
 

 

Size of the water line? 
 

 

Capacity of the water line? 
 

 

Approximate water usage by proposed use? 
 

 

 
 
CITY OF MARIETTA  - WASTEWATER 
 
Is a sewer line adjacent to the property? 
 

 

If not, how far is the closest sewer line? 
 

 

Size of the sewer line? 
 

 

Capacity of the sewer line? 
 

 

Estimated waste generated by proposed 
development? 

A.D.F                     
Peak 

Treatment Plant Name? 
 

 

Treatment Plant Capacity? 
 

 

Future Plant Availability? 
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DATA APPENDIX CONTINUED 
 
DRAINAGE AND ENVIRONMENTAL CONCERNS 
 
Does flood plain exist on the property: No 
What percentage of the property is in the 
flood plain? 

N/A 

What is the drainage basin for the 
property? 

Olley Creek 

Is there potential for the presence of 
wetlands as determined by the U.S. 
Environmental Protection Agency? 

No 

If so, is the use compatible with the 
possible presence of wetlands? 

No 

Do stream bank buffers exist on the parcel? No 
Are there other topographical concerns on 
the parcel? 

No 

Are there storm water issues related to the 
application? 

No 

Potential presence of endangered species in 
the area? 

No 

 
Additional Comments: 
Code Enforcement case; citations issued to the property owner and grading contractor for 
violating a stop-work order; arraignment held on January 8, 2020; contractor pleaded no 
lo contender and paid $150 fine; property owner opted for non-jury trial to be held on 
January 29, 2020 
 
 
TRANSPORTATION 
 
What is the road affected by the proposed 
change? 

 

What is the classification of the road?  
What is the traffic count for the road?  
Estimated # of trips generated by the 
proposed development? 

 

Estimated # of pass-by cars entering 
proposed development? 

 

Do sidewalks exist in the area?  
Transportation improvements in the area?  
If yes, what are they?  
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DATA APPENDIX CONTINUED 
 
EMERGENCY SERVICES 
 
Nearest city or county fire station from the 
development? 

54 (Chestnut Hill) 

Distance of the nearest station? 
 

1.1 miles 

Most likely station for 1st response? 
 

54 

Service burdens at the nearest city fire 
station (under, at, or above capacity)? 

Under 

 
  

 
 
MARIETTA POWER - ELECTRICAL 
 
 
Does Marietta Power serve this site?  Yes x  No   
 
If not, can this site be served?   Yes   No   
 
What special conditions would be involved in serving this site? 
 
 
 
 
 
Additional comments: 
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DATA APPENDIX CONTINUED 
 
MARIETTA CITY SCHOOLS 
 

Marietta City Schools Impact Assessment:    
 

Elementary School System Servicing Development: Hickory Hills 

Middle School Servicing Development: Marietta Middle School 

High School Servicing Development: Marietta High School 

Capacity at Elementary School: 425 

Capacity at Middle School: 1,350 

Capacity at Marietta Sixth Grade Academy: 775 

Capacity at High School: 2,150 

Current enrollment of Elementary School: 351 

Current enrollment of Middle School: 1,390 

Current enrollment of High School: 2,502 

Number of students generated by present 

development: 

0 

Number of students projected from the proposed 

development: 

1 

New schools pending to serve this area: 0 

 

Comments: 

 

 

 



 

 









 

 



TO:   Marietta Daily Journal 
 
FROM:  City of Marietta 
 
RUN AD DATE: January 17, 2020 

 
CITY OF MARIETTA 

PUBLIC NOTICE OF REZONINGS, SPECIAL LAND USE PERMITS, and VARIANCES 
 

The City of Marietta hereby gives notice that a public hearing will be held on the following by the Planning Commission 
on Tuesday, February 4th, 2020, 6:00 P.M., City Hall, for a recommendation to the City Council at their meeting on 
Wednesday, February 12th, 2020, 7:00 p.m., City Hall, for a final decision to be made.  
 
Z2020-03 [REZONING] PETER VARLJEN is requesting the rezoning of 0.36 acres located in Land Lot 287, District 
17, Parcel 0090 of the 2nd Section, Cobb County, Georgia, and being known as 224 West Dixie Avenue from OIT (Office 
Institution Transitional) to R-4 (Single Family Residential – 4 units/acre). Ward 1A.   
 
A description and plat of the property sought for the rezoning, special land use permit, and variances are on file in the 
Planning and Zoning Office, City Hall, and is available for inspection between 8:00 A.M. and 5:00 P.M., Monday through 
Friday. Anyone wishing to attend may do so and be heard relative thereto. You may also review the property file at 
www.mariettaga.gov and enter the case # in the search box. 
 
For additional information please call the Planning and Zoning Office (770) 794-5669. 
 
Accessibility to Meetings: If you believe you may need the City/BLW to provide special accommodations in order to 
attend/or participate in any of the above meetings, please call ADA Coordinator at 770-794-5558 no later than 48 hours 
before the date of the above meeting. 
 
City of Marietta 
205 Lawrence Street 
Marietta, Georgia 30060 

http://www.mariettaga.gov/


Ward FLU

Rezoning

Parcel NumberAddress Acreage Zoning

OIT17028700090 1A MDR0.368224 W DIXIE AVE

City of Marietta Planning & Zoning

Proposed Zoning:

City Council Hearing Date: Case Number:

Applicant:

Proposed Use:

Property Owner:

Agent:

Planning Commission Date:

OIT to R4

Peter Varljen

02/04/2020

Z2020-0302/12/2020



Future Land Use

Ward ZoningAddress Acreage FLUParcel Number

17028700090 0.368 1A OIT MDR224 W DIXIE AVE

Future Land Use:

City Council Hearing Date:

Case Number:

Planning Commission 
Hearing Date:

City of Marietta Planning & Zoning

Comments:

02/04/2020

02/12/2020

MDR



Aerial Map

Ward ZoningAddress Acreage FLUParcel Number

17028700090 0.368 OIT MDR224 W DIXIE AVE 1A

Comments:

BZA Hearing Date:

Planning Commission 
Hearing Date:

City of Marietta Planning & Zoning

City Council Hearing Date:

Applicant:

Property Owner:

Case Number:

02/04/2020

02/12/2020

Peter Varljen

Z2020-03
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