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Julie L. Sellers           Email: 
404.665.1242           jsellers@dillardsellers.com 
 

 
March 3, 2026 

 
Via E-mail  

City of Tucker 
c/o Courtney Smith, Community Development Director 
and Julie Martin, Planning Manager 
1975 Lakeside Parkway 
Suite 350 
Tucker, GA 30084 
 
 

Re:   Deferral of March Planning Commission hearing for RZ-26-0001, SLUP 
26-0002, CV-26-0001 

Dear Courtney and Julie:  

Please accept this letter as Applicant Rocket Brew, Inc.’s, request to defer the above-referenced 
applications from the March Planning Commission hearing to the April Planning Commission 
hearing.  As you know, there is a very small (~300 sq ft) parcel (parcel id 18 214 10 028) and 
we are continuing to confirm the title and ownership for the updated survey. This process has 
taken longer than anticipated and if the City has any records reflecting the creation of the 
parcel, we welcome receiving a copy. We believe we will have the questions regarding the 
parcel resolved before the April Planning Commission hearing. 

 
Thank you in advance, 
 

 
  
Julie L. Sellers 
 
 
 

jmartin
03.03.2026
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LOT REQUIREMENTS

MINIMUM LOT AREA, AFTER ROW DEDICATION (SQUARE FEET) 20,000 21,444 21,444

PRINCIPAL BUILDING

MINIMUM FRONT YARD  (FEET) 60 0 64.4

MINIMUM FRONT YARD - OTHER STREETS (FEET) 50 30 N/A

MINIMUM SIDE YARD (FEET) - CORNER LOT ON PUBLIC STREET 50 50 86.6

MINIMUM REAR YARD (FEET) 30 N/A N/A

MINIMUM SIDE YARD (FEET) - INTERIOR LOT 20 20 86.6

MAXIMUM HEIGHT OF BUILDINGS (FEET) <20 <20

MAX. LOT COVERAGE EXISTING (% OF ACTUAL LOT) XX 39 39

MAX. LOT COVERAGE  EXISTING (SQ. FT.) XXXX 8,466 8,466

MAX. LOT COVERAGE  PROPOSED (% OF ACTUAL LOT) 80 71 71

MAX. LOT COVERAGE  PROPOSED (SQ. FT.) 17,352 15,318 15,318

MINIMUM OPEN SPACE  (% ) 10 29 29

MINIMUM OPEN SPACE  (SQ.FT.) 2,192 6,126 6,126

OFF-STREET PARKING

MINIMUM 1 SPACE /250 SQ. FT. OF BUILDING 3 5 5

MAXIMUM 1 SPACE /150 SQ. FT. 5 5 5

ACCESSIBLE SPACE REQUIRED 1 1 1

STANDARD PARKING SPACE, ANGULAR 9' X18' 9' X18' 9' X18'

STACKING

STACKING SPACE SIZE 10' X 25' 12.5' X 25' 12.5' X 25'

MINIMUM STACKING SPACES PER LANE

INSIDE LANE 3 5 5

OUTSIDE LANE 3 5 5

TOTAL 6 10 10
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SITE DEVELOPMENT STANDARDS

C-1: LOCAL COMMERCIAL REQUIRED PROPOSED PROVIDED

LOT REQUIREMENTS

MINIMUM LOT AREA, AFTER ROW DEDICATION (SQUARE FEET) 20,000 21,444 21,444

PRINCIPAL BUILDING

MINIMUM FRONT YARD  (FEET) 60 0 64.4

MINIMUM FRONT YARD - OTHER STREETS (FEET) 50 30 N/A

MINIMUM SIDE YARD (FEET) - CORNER LOT ON PUBLIC STREET 50 50 86.6

MINIMUM REAR YARD (FEET) 30 N/A N/A

MINIMUM SIDE YARD (FEET) - INTERIOR LOT 20 20 86.6

MAXIMUM HEIGHT OF BUILDINGS (FEET) <20 <20

MAX. LOT COVERAGE EXISTING (% OF ACTUAL LOT) XX 39 39

MAX. LOT COVERAGE  EXISTING (SQ. FT.) XXXX 8,466 8,466

MAX. LOT COVERAGE  PROPOSED (% OF ACTUAL LOT) 80 71 71

MAX. LOT COVERAGE  PROPOSED (SQ. FT.) 17,352 15,318 15,318

MINIMUM OPEN SPACE  (% ) 10 29 29

MINIMUM OPEN SPACE  (SQ.FT.) 2,192 6,126 6,126

OFF-STREET PARKING

MINIMUM 1 SPACE /250 SQ. FT. OF BUILDING 3 5 5

MAXIMUM 1 SPACE /150 SQ. FT. 5 5 5

ACCESSIBLE SPACE REQUIRED 1 1 1

STANDARD PARKING SPACE, ANGULAR 9' X18' 9' X18' 9' X18'

STACKING

STACKING SPACE SIZE 10' X 25' 12.5' X 25' 12.5' X 25'

MINIMUM STACKING SPACES PER LANE

INSIDE LANE 3 5 5

OUTSIDE LANE 3 5 5

TOTAL 6 10 10
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LANDSCAPE CALCULATIONS:

SITE DENSITY FACTOR
30 TDU/ACRE REQUIRED
SITE AREA = 21,915.22 SF = 0.50 ACRE
15 TDU REQUIRED; 16 TDU PROVIDED
**DENSITY SATISFIED**

10' LANDSCAPE STRIP ALONG LAWRENCEVILLE HIGHWAY-136.65'
1 TREE FOR EVERY 40 LF
4 TREES REQUIRED, 4 TREES PROVIDED
(UNDERSTORY TREES PROPOSED DUE TO OVERHEAD POWER ALONG ROAD FRONTAGE)

6' LANDSCAPE STRIP ALONG LYNBURN DRIVE- 171.80 LF
1 TREE FOR EVERY 30 LF
6 TREES REQUIRED, 6 TREES PROVIDED
(UNDERSTORY TREES PROPOSED DUE TO OVERHEAD POWER ALONG ROAD FRONTAGE)

10' LANDSCAPE STRIP ALONG RAILROAD AVE- 93.73 LF
1 TREE FOR EVERY 40 LF
3 TREES REQUIRED, 3 TREES PROVIDED

5' PERIMETER LANDSCAPE STRIP ALONG SOUTHERN BOUNDARY-212.20 LF
1 OVERSTORY SHADE TREE OR 3 UNDERSTORY OR 3 EVERGREEN TREES
PER 50' LF. 5 TREES REQUIRED, 9 TREES PROVIDED

PARKING LOT REQUIREMENTS
1 TREE PER 8 SPACES AND 1 LANDSCAPE ISLAND PER 10 SPACES
5 SPACES= 1 TREE AND 1 ISLAND REQUIRED. 2 TREE AND 2 ISLANDS PROVIDED

SHRUBS: CONTINUOUS HEDGE BETWEEN THE BACK OF CURB AND ADJACENT
RIGHT-OF-WAY.

SERVICEBERRY

PURPLE DAYDREAM LOROPETALUM

COPPERTONE DISTYLIUM

ROSE CREEK ABELIA

TREE SAVE AREA STAY
OUT

SAUCER MAGNOLIA

FRANS FONTAINE HORNBEAM

TRIDENT MAPLE

ALTA MAGNOLIA

RZ-26-0001
SLUP-26-0002
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Julie L. Sellers Email: 
404.665.1242  jsellers@dillardsellers.com 

March 27, 2026 

Via E-mail 

City of Tucker 
c/o Courtney Smith, Community Development Director 
1975 Lakeside Parkway 
Suite 350 
Tucker, GA 30084 

Re:   Amendment of RZ-26-0001, SLUP 26-0002, CV-26-0001 

Dear Courtney:  

Please accept this letter as Applicant Rocket Brew, Inc.’s, amendment to the above-referenced 
applications.   By this amendment, Applicant is confirming the request to remove Parcel ID 18 
214 10 028 from this application.  The applications are now limited to Parcel ID  18 214 10 025 
(Tract A on the attached survey).  Because the site plans filed with the application did not 
include the small sliver parcel, no modifications are needed to the site plan.   

We are providing the attached updated documents in connection with the applications: 

1. Survey, dated 2.23.26; and
2. Updated Elevations to reflect changes to align the color palette with the Applicant’s location

in Johns Creek (this is sample and we will supplement with full elevations).

We appreciate your time and efforts on this application and look forward to continuing to work 
with you and the City. 

Thank you in advance, 

Julie L. Sellers 

Enclosures 

RZ-26-0001 
SLUP-26-0002
CV-26-0001

jmartin
03.27.2026



 Letter of Intent and Analysis of Standards/Criteria 
 

City of Tucker Application for: 
 

Zoning Modification, Special Land Use Permit and  
Concurrent Variance 

 
 

Applicant: 
Rocket Brew, Inc 
c/o Dillard Sellers 

 
 

Property: 
4268 Lawrenceville Highway and 

4270 Lawrenceville Highway  
 
 

Parcel IDs: 
18 214 10 028 and 

18 214 10 025 
 
 
 
 

Submitted for Applicant by: 
 

Julie L. Sellers  
DILLARD SELLERS 

1776 Peachtree Street NW, Suite 415-S 
Atlanta, Georgia 30309 

(404) 665-1224 
jsellers@dillardsellers.com 
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I. INTRODUCTION 
 
The Applicant, Rocket Brew, Inc., files this application requesting approval from the City of Tucker to 
develop a 7 Brew coffee shop with drive-through on the property located at 4268 and 4270 Lawrenceville 
Highway Tucker, Georgia (the “Property”). The Property, approximately .503 acres, is at the corner of 
Railroad Avenue and Lynburn Drive. 
 

 
 
Zoning History 
 
The Property is zoned C-1 and includes an outdated building previously used for commercial use.  In 
2019, the City rezoned the adjacent property (4260 Lawrenceville Hwy) from R-75 to C-1.  The 2019 
redevelopment plan included 4260 Lawrenceville Hwy and the Property with approval of a SLUP for a 
drive-through restaurant. The redevelopment did not occur and the Property has remained for sale.  The 
Property was zoned C-1 prior to the 2019 zoning approval of the adjacent parcel.  The City has indicated 
the site plan and conditions approved in 2019 are in effect for the Property and as such, a zoning 
modification is required to change the site plan and conditions.  It is important to note, the Property and 
the adjacent parcel are owned by different parties. At the time of the 2019 approvals, a third party was 
under contract to buy all the parcels, created the site plan and requested the approval of the site plan.  That 
contract buyer did not close on the purchase and the contract was terminated leaving the parcels without 
a unified ownership.  Based on the lack of common ownership, a site plan that requires redevelopment of 
all parcels is no longer appropriate.  The owner of the Property has the right to use the Property without 
being tied to a site plan it cannot implement.   
 
The Property is located in the commercial corridor along Lawrenceville Highway and is surrounded on 
all sides by commercial uses.  Based on the existing traffic traveling along Lawrenceville Highway, the 
use of the Property for a coffee shop with a drive-through as requested by the Applicant is a fitting use 
and will not increase traffic in the area. 
 
Proposed Use  
 
The Applicant, Rocket Brew, Inc., seeks to develop a new 7 Brew coffee shop with drive-through on the 
Property. Applicant files this request for approval of a special land use permit, concurrent variance and 
zoning modification to allow a drive-through on the Property.  
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Approval of this application will allow for new development on this corner parcel that is constrained by 
its size and access.  Applicant’s coffee shop provides an appropriately scaled business for the small site.  
The new 7 Brew location will enhance the Property with an attractive building located to engage the 
pedestrian experience.  The building will include a mural and seating area for customers and pedestrians. 
The development of the site will also include new landscaping, curating a clean and upscale experience 
for customers and pedestrians alike. 
 
To provide an enhanced pedestrian experience along Lynburn, Applicant has engaged a muralist to create 
an mural reflective of and inspired by the falls in Henderson Park.  We will work with the Community 
Development Department on the mural details.  The drive through is screened by the buildings and 
landscaping shields the view of the area used for cars to approach the drive through.  The dumpster 
enclosure matches the exterior building materials. 
 
 

 
 
 
During the community meeting, attendees raised the question about widening Railroad Ave.  After the 
meeting, the design and engineering team focused on enhancing the intersection.  As shown in the site 
plan, Railroad Ave will be widened to allow for enhanced access from Lynburn Drive.  The redevelopment 
of the Property will also eliminate the curb cut onto Lynburn Drive and will utilize existing Right In-Right 
Out on Lawrenceville Highway. The coffee shop generates little new traffic and produces minimal impact 
for the surrounding area. As described in the submitted trip generation memorandum, about 90% of the 
customers will be from traffic already passing through the area. 
 
As reflected in the site plan, the development exceeds the minimum open space by almost 3 times the 
requirement. The lot coverage is also 8% less than the maximum lot coverage allowed.  The variance is  
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requested to allow for the building placements closer to the street than allowed by the C-1 regulations 
(reduction from 50 feet setback on Lynburn to 0’ as measured from canopy and 4’ as measured from 
building).  The parcel known as 4268 Lawrenceville Highway will be combined with 4270 Lawrenceville 
Highway and used for additional landscaping and separation from the adjacent neighbor.  
 
To provide an enhanced pedestrian experience along Lynburn, Applicant has engaged a muralist to create 
an mural reflective of and inspired by the falls in Henderson Park.  We will work with the Community 
Development Department on the mural details.  The drive through is screened by the buildings and 
landscaping shields the view of the area used for cars to approach the drive through.   
 
For all of these reasons and the satisfaction of the criteria below, Applicant respectfully requests that the 
applications be approved by the Mayor and City Council.  
 
II.  RESPONSE TO REVIEW AND APPROVAL CRITERIA 
 
A. Zoning Modification 

 
As set forth above, the current conditions encumbering the development of the Property were approved in 
2019 as part of a development plan for the Property and its adjacent neighbor.  Because the contract 
purchaser did not complete the transaction, the Property should be allowed to be redeveloped without 
being tied to a development on the adjacent property.  The Property was zoned C-1 prior to the 2019 
zoning conditions.  This application does not seek to change the C-1 zoning.  Instead, the limited scope is 
to eliminate the 2019 conditions and site plan that is no longer viable.   
 
Despite these facts, Applicant is responsive to and satisfies the zoning modification criteria below, and 
this application should be granted as requested by the Applicant.  
 
1. Whether the zoning proposal is in conformity with the policy and intent of the comprehensive plan. 

 
No zoning modification or zoning proposal is required. The Applicant seeks to develop the Property 
under the existing C-1 zoning and eliminate the 2019 conditions with related site plan. These 
conditions and site plan are no longer viable for the Property. However, the Applicant’s proposed use 
and development of a coffee shop is, in fact, consistent with the City’s Comprehensive Plan. The 
Property along Lawrenceville Highway is commercial. The Comprehensive Plan shows the intended 
future use for this area is “Downtown.” Applicant’s coffee shop use is consistent with this character 
area which encourages development, including retail and service commercial uses 
 

2. 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.  
 
No zoning modification or zoning proposal is required. The Applicant seeks to develop the Property 
under the existing C-1 zoning and eliminate the 2019 conditions with related site plan. These 
conditions and site plan are no longer viable for the Property. However, the Applicant’s proposed use 
and development of the Property for a coffee shop with a drive through is consistent with the 
surrounding C-1 and DT-3 parcels along Lawrenceville Highway. Applicant’s coffee shop use is 
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suitable for the commercial corridor character of the area and existing commercial development on 
adjacent and nearby properties.  
 

3. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently 
zoned.  
 
The Property has no reasonable economic use under the 2019 conditions and site plan. Presently, these 
conditions encumber development and restrict progress on the Property. The Applicant seeks to 
remove these restrictions and develop the Property under the existing C-1 zoning.   
 

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

 
Applicant requests no zoning modification except to remove the 2019 conditions and related site plan. 
The Applicant seeks to develop a coffee shop under the existing C-1 zoning. Neither the existing C-1 
zoning nor the proposed coffee shop will adversely affect existing uses or usability of adjacent or 
nearby properties. Applicant’s coffee shop is consistent with the existing commercial uses in the 
surrounding area and along the Lawrenceville Highway commercial corridor.  

 
5. 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.  
 
Since the existing conditions and site plan were imposed on the Property in 2019, material facts have 
changed to impact the Property and make said conditions and development no longer viable. The third-
party pursuing development under the 2019 conditions and site plan did not close on the Property or 
the adjacent parcel. The existing site plan is no longer appropriate, as the 2019 assemblage of parcels 
is not under unified control. Applicant should be allowed to develop the Property under the existing 
C-1 zoning but cannot do so without these restrictions removed.  
 

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

 
There are no nearby historic buildings, sites, districts, or archaeological resources. 

 
7. 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.  
 
No zoning modification or zoning proposal is required. The Applicant seeks to develop the Property 
under the existing C-1 zoning and eliminate the 2019 conditions with related site plan. These 
conditions and site plan are no longer viable for the Property. The Applicant’s development will not 
cause an excessive use of existing streets. The 7 Brew location will provide a service to residents and 
visitors already using the surrounding roads. As reflected in the site plane, the Applicant is 
proposing to improve Railroad Ave and the intersection at Lynburn Drive which will benefit other 
property owners and the public using the roads. Additionally, the public services, facilities and 
utilities are sufficient for the coffee shop use.  The Applicant will coordinate with the County to 
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extend the sewer line to the property which will allow for the productive use of the property and 
increase in tax revenues for the City. Applicant’s proposal will have no impact on schools.  
 

8. Whether the zoning proposal adversely impacts the environment or surrounding natural resources.  
 
Applicant’s proposed coffee shop use under the existing C-1 zoning will have no adverse impacts on 
the environment or natural resources.  
 
 

 
B. Special Land Use Permit (Drive-through) 
 
The City’s Zoning Code allows restaurants with a drive-thru configuration in C-2 as a permitted use.  
However, in the C-1 zoning district a special use permit is required.  As set forth below, the 
development requested satisfies the review and approval criteria for special land use permit approval.  
As such, this application should be granted as requested by the Applicant.  
 
1. Adequacy of the size of the site for the use contemplated and whether or not adequate land area is 
available for the proposed use including provision of all required yards, open space, off-street parking, 
and all other applicable requirements of the zoning district in which the use is proposed to be located. 
  

The size of the site for the use as a drive-through coffee shop is adequate, including the land area 
required for parking and all requirements of the C-1 zoning.   

 
2. Compatibility of the proposed use with adjacent properties and land uses and with other properties 
and land uses in the district. 
 

The use of the Property for a coffee shop with a drive through is consistent with the surrounding 
C-1 and DT-3 parcels along Lawrenceville Highway.  There are three drive throughs on 
Lawrenceville Highway.  This proposed use is compatible and does not result in an excessive 
number of drive throughs. 

 
3. Adequacy of public services, public facilities, and utilities to serve the proposed use. 
 

The public services, facilities and utilities are sufficient for the coffee shop use.  The Applicant 
will coordinate with the County to extend the sewer line to the property which will allow for the 
productive use of the property and increase in tax revenues for the City.   

 
4. Adequacy of the public street on which the use is proposed to be located and whether or not there is 
sufficient traffic-carrying capacity for the use proposed so as not to unduly increase traffic and create 
congestion in the area. 
 

The 7 Brew location will provide a service to residents and visitors already using the surrounding 
roads.  As reflected in the site plane, the Applicant is proposing to improve Railroad Ave and the 
intersection at Lynburn Drive which will benefit other property owners and the public using the 
roads.   

Carine Davis
New Stamp



7 
 

 
5. Whether or not existing land uses located along access routes to the site will be adversely affected by 
the character of the vehicles or the volume of traffic generated by the proposed use. 
 

No, the coffee shop will not have an adverse effect on surrounding properties along the access 
routes.  As described in the submitted trip generation memorandum, the majority of the 
customers for the 7 Brew location is from traffic already on the adjacent roads.   

 
6. Adequacy of ingress and egress to the subject property and to all proposed buildings, structures, and 
uses thereon, with particular reference to pedestrian and automotive safety and convenience, traffic flow 
and control, and access in the event of fire or other emergency. 
 

There are two points of ingress and egress to the Property for vehicles – Railroad Ave and 
Lawrenceville Highway. The sidewalks and the building engagement with the street frontage 
also make the development pedestrian friendly.  By approving this application and allowing the 
redevelopment, the existing curb cut on Lynburn Drive will be removed which will further 
enhance the pedestrian experience. 
 

7. Whether or not the proposed use will create adverse impacts upon any adjoining land use by reason of 
noise, smoke, odor, dust, or vibration generated by the proposed use. 
 

No – the coffee shop use will not create adverse impacts on adjoining properties.  The use is low 
impact without adverse impacts of noise, smoke, odor, dust or vibration.   

 
8. Whether or not the proposed use will create adverse impacts upon any adjoining land use by reason of 
the hours of operation of the proposed use. 
 

No, this is a commercial corridor and the hours of operation will not create adverse impacts.  
Instead, the use will allow for another coffee option for residents and visitors in the City and is 
compatible with the surrounding commercial uses.  

 
9. Whether or not the proposed use will create adverse impacts upon any adjoining land use by reason of 
the manner of operation of the proposed use. 
 

No – the 7 Brew location will not create adverse impacts due to its operation as a coffee shop.  
There are two drive thru lanes and a by-pass to allow for sufficient stacking of vehicles and 
circulation. 

 
10. Whether or not the proposed use is otherwise consistent with the requirements of the zoning district 
classification in which the use is proposed to be located. 
 

Yes, the proposed use is consistent with the requirements of C-1 zoning and the overall 
commercial corridor.  In fact, the City approved a drive through location in 2019 when it 
approved a development of the Subject Property and the adjacent property. 

 
11. Whether or not the proposed use is consistent with the policies of the comprehensive plan. 
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The Comprehensive Plan encourages development, including retail and service commercial uses. 
The approval of this drive through will allow for the property to be developed with a pedestrian 
engaging business that is appropriate for its location on a major commercial corridor in the City. 

 
12. Whether or not the proposed use provides for all required buffer zones and transitional buffer zones 
where required by the regulations of the zoning district in which the use is proposed to be located. 
 

The property is located along the commercial corridor and separated from residential area of the 
City.  There are no required transitional buffers.  The only variances requested are to align the 
placement of the building closer to the street instead of farther away as required by the C-1 
zoning to be compatible with the development patterns envisioned for the Downtown area to 
encourage pedestrian engagement.  

 
13. Whether or not there is adequate provision of refuse and service areas. 
 
 Yes, the refuse and services areas are noted on the site plan and will be screened.   
 
14. Whether the length of time for which the special land use permit is granted should be limited in 
duration. 
 

No, the proposed development of this property is a multimillion-dollar investment.  Applicant 
requests the special use permit to be perpetual with no limitation of duration.  A time restriction 
for the use of the property for the proposed coffee shop would not align with the investment 
needed to create a redevelopment of the Property. 

 
15. Whether or not the size, scale and massing of proposed buildings are appropriate in relation to the 
size of the subject property and in relation to the size, scale and massing of adjacent and nearby lots and 
buildings. 
 

Given the small scale of the proposed building, the size and scale are appropriate in relation to 
the size of the Property. 

 
16. Whether the proposed use will adversely affect historic buildings, sites, districts, or archaeological 
resources. 
 
 There are no nearby historic buildings, sites, districts, or archaeological resources. 
 
17. Whether the proposed use satisfies the requirements contained within the supplemental regulations 
for such special land use permit. 
 

Supplemental regulations for a drive-through facility in Section 46-1166 are satisfied as 
illustrated in the site plan. 

 
18. Whether or not the proposed use will create a negative shadow impact on any adjoining lot or 
building as a result of the proposed building height. 

Carine Davis
New Stamp



9 
 

 
The proposed use will not create a negative shadow impact because the current building on the 
lot is two stories, and the proposed use will be one story. 

 
19. Whether the proposed use would result in a disproportionate proliferation of that or similar uses in 
the subject character area. 
 

No, the approval of the coffee shop with a drive through will not result in a disproportionate 
proliferation of drive throughs.   Although there are a few other coffee shops with drive-throughs, 
there is a demand for the service of ordering coffee from a car while travelling along 
Lawrenceville Highway.  Along Lawrenceville Highway there are three existing drive through 
restaurants Chick-Fil-A, Kentucky Fried Chicken, and Starbucks.  The volume of traffic along 
Lawrenceville Highway supports an additional drive through and the approval does not result in 
a disproportionate proliferation.   

 
20. Whether the proposed use would be consistent with the needs of the neighborhood or the community 
as a whole, be compatible with the neighborhood, and would not be in conflict with the overall objective 
of the comprehensive plan. 
  

The Property along Lawrenceville Highway is commercial and the road is an arterial road 
classification.  As the road is a major commercial corridor, the addition of one drive-through is 
consistent with the needs of the community, is compatible with the neighborhood and does not 
conflict with the objectives of the Comprehensive plan.  The Comprehensive Plan encourages 
development, including retail and service commercial uses.  
 

C. Concurrent Variance (Side setback- corner lot) 
 
The Property is surrounded by parcels zoned in the Downtown Tucker Zoning District.  This variance is 
requested to allow the building placement to align with the zoning of the surrounding areas instead of 
the greater setbacks required by the C-1 zoning.  Specifically, the C-1 district regulations require a 
minimum side setback for corner lots on public streets of 50 feet.  The Downtown Tucker district 
regulations require a 5 feet minimum side setback for corner lots.  Approval of this variance will allow 
the building to be placed closer to Lynburn Drive and aligning with the vision for the Downtown area.  
As reflected on the site plan, the building is 4 feet from the property line and the canopy is close to the 
property line.  As such, the variance requested is to reduce the Lynburn setback from 50’ to O’ feet as 
measured from the canopy and 4’ as measured from the building.   
 
As set forth below, the Applicant satisfies the criteria for approval: 
 
1. By reason of exceptional narrowness, shallowness, or shape of a specific lot, or by reason of 
exceptional topographic and other site conditions (such as, but not limited to, floodplain, major stand of 
trees, steep slope), which were not created by the owner or applicant, the strict application of the 
requirements of this division would deprive the property owner of rights and privileges enjoyed by other 
property owners in the same zoning district. 
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The Property is a small lot and surrounded by parcels in the Downtown Tucker zoning district.  
The strict application of the C-1 zoning regulations is not compatible with the City’s goals to 
create more pedestrian engagement.  In fact, the imposition of 50’ setback from Lynburn reduces 
the buildable area to render the property undevelopable.  

 
2. The requested variance does not go beyond the minimum necessary to afford relief, and does not 
constitute a grant of special privilege inconsistent with the limitations upon other properties in the 
zoning district in which the subject property is located. 
 
 The requested variance will not grant the property owner any special privilege.  Instead, it will 
allow for the development of the Property in a manner consistent with the City’s plans of buildings close 
to the street. 
 
3. The grant of the variance will not be materially detrimental to the public welfare or injurious to the 
property or improvements in the zoning district in which the subject property is located. 
 

The requested variance will not be detrimental to the public welfare or injurious to the property 
in the zoning district. 

 
4. The literal interpretation and strict application of the applicable provisions or requirements of this 
division would cause undue and unnecessary hardship. 
 

The C-1 minimum set back of 50 feet on such a narrow and small parcel would create undue and 
unnecessary hardship and would prevent the use of the property.  

 
5. The requested variance would be consistent with the spirit and purpose of this division and the 
comprehensive plan text. 
 

The Property along Lawrenceville Highway is commercial. The Comprehensive Plan encourages 
development, including retail and service commercial uses.  This variance will allow for the 
development of the property. 

  

Carine Davis
New Stamp



11 
 

III. CONCLUSION 
 
For the foregoing reasons, Rocket Brew respectfully requests that this application be granted, and the 
Modification, Special Land Use Permit, and Concurrent Variance to redevelop the Property for use as a 
coffee shop with a drive-through.  
 
                                                                                    Sincerely,  
                                                                                       DILLARD SELLERS, LLC  
 

                                                   
                                                                                          Julie Sellers 

                                  R. Baxter Russell 
                                                                  Attorneys for the Applicant 
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ENVIRONMENTAL SITE ANALYSIS AND PROTECTION FORM 

 
Please respond to the following questions on a separate sheet of paper and provide as 
much detail as possible. Site plans, maps, and other resources can also be submitted as 
part of your response. 

 
1. Are there any environmentally sensitive areas on the property(ies)? This includes 

wetlands, floodplains, streams/stream buffers, steep slopes (slopes exceeding 25% 
over a 10-foot rise in elevation). If so, how will the proposed development impact 
these areas? How will you the proposed development protect these areas? 

 
None. 

 
 
 

2. Are there archeological or historical sites on the property(ies)? If so, how will the 
proposed development impact these areas? How will the proposed development 
protect these areas? 

None. 

 
3. Does the proposed project include the creation of and/or preservation of green space 

and open space? If so, provide the total area of green space/open space and describe  
the native and invasive vegetation within said area(s). 

As reflected in the site plan, open space will be created along Lynburn Drive and 
wrapping the corner of Lawrenceville Highway in excess of the Code requirements 
(28% instead of 10% required).  The area will include landscaping. 

 
4. Will adverse noise or lighting be created by the proposed development? Provide 

details on any noise generated by the development, as well as the type of lighting that 
is proposed. 

 
No adverse noise or lighting will be created.  The 7 Brew Coffee shop does not use speaker 
boxes, but instead people taking the orders from customers.  The lighting will be standard for 
commercial developments. 

Carine Davis
New Stamp



 
 

 

MEMORANDUM 

To: Tayva | Design Build 
From: Keck & Wood, Inc. 
Date: October 24, 2025 
Project No: 250317.00 
Re: Trip Generation Memo for Seven Brew Drive-Thru Coffee Shop (Tucker, GA) 

A Seven Brew Drive-Thru Coffee Shop is planned for a site in Tucker, Georgia. The proposed development 
will be positioned on the southwest corner of US 29/SR 8/Lawrenceville Highway and Lynburn Drive. A 
Trip Generation analysis was performed to determine the number of new trips that would be generated 
by the proposed development and added to the adjacent roadway network. 

ROADWAYS 

US 29/SR 8/Lawrenceville Highway is a four-lane roadway divided by a two-way left-turn lane (TWLTL) 
that traverses north-south through the study area. It is classified as a principal arterial roadway with a 45-
mph speed limit. Land uses consist primarily of commercial and retail developments along the roadway. 
Near the study area, there is sidewalk along both sides of the roadway; however, there are no dedicated 
bicycle facilities present along the roadway. 

Lynburn Drive is a two-lane, undivided roadway that traverses east-west through the study area. It is 
classified as a local roadway with a 25-mph speed limit. Land uses consist primarily of commercial and 
residential developments along the roadway. Near the study area, there is sidewalk along both sides of 
the roadway; however, there are no dedicated bicycle facilities present along the roadway. 

PLANNED TRANSPORTATION IMPROVEMENTS 

A search for planned Georgia Department of Transportation (GDOT) projects in or near the study area was 
performed using the GDOT GeoPI web application (http://www.dot.ga.gov/DS/Maps/geopi#). Based on 
that search, no projects were identified within the proposed study area.   

PUBLIC TRANSPORTATION 

There is a MARTA bus stop south of the intersection of US 29/SR 8/Lawrenceville Highway and Lynburn 
Drive (east side of US 29/SR 8/Lawrenceville Highway). To the north of the intersection, there are bus 
shelters and stops on both the east and west sides of US 29/SR 8/Lawrenceville Highway. These stops are 
expected to be for MARTA Bus Route 75 that travels along US 29/SR 8/Lawrenceville Highway within the 
study area. 

PROPOSED DEVELOPMENT 

The proposed development will consist of a 510 square foot coffee shop, a 250 square foot cooler, and 
two (2) drive-through lanes that allow stacking for up to 13 vehicles at any given time on the property. 
The proposed coffee shop will not provide indoor seating for customers; however, there are 5 parking 
spaces on the property. Access to the site would be provided by a right-in, right-out (RIRO) driveway along 

http://www.dot.ga.gov/DS/Maps/geopi
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US 29/SR 8/Lawrenceville Highway and a full access driveway onto Railroad Avenue/Burns Drive. The 
development is expected to be built out in 2027. The current site plan is included with this memo as 
Attachment 1.  

TRIP GENERATION 

The traffic that would be generated by the proposed development was estimated using the Institute of 
Transportation Engineers (ITE) Trip Generation Manual (TGM) 12th Edition. The number of trips expected 
to be generated by this development were determined using ITE Land Use Code 938 – Coffee/Donut Shop 
with Drive-Through Window and No Indoor Seating. The total number of project-generated trips was 
estimated for the typical weekday and the morning and evening peak hours. 

A portion of the project-generated trips would be attracted into the site from traffic streams that are 
already passing by on the adjacent streets. These trips are commonly referred to as pass-by trips and can 
represent a significant portion of the total trips entering and exiting a commercial site. Pass-by rate data 
for ITE Land Use 938 – Coffee/Donut Shop with Drive-Through Window and No Indoor Seating was 
included in the appendix of the ITE TGM, 11th Edition. Based on that data, the average AM peak hour pass-
by rate is 90 percent and the PM peak hour rate is 98 percent of the total trips generated by the project. 
The trip generation results are shown in Table 1. 

Table 1 – Trip Generation Results 

 

Based on the table above, the development is only expected to generate 21 daily trips, eight (8) AM peak 
hour trips, and two (2) PM peak hour trips. All other trips for this development are expected to originate 
from traffic that is already travelling within the study area, otherwise known as pass-by trips. Due to the 
high percentage of pass-by trips anticipated for the development, the overall impact of the development 
in regards to new trips is minimal. Therefore, based on the minimal new trips generated in the area, the 
proposed development in not expected to significantly impact the adjacent roadway network. 

Total Entering Exiting Total Entering Exiting Total Entering Exiting

Total Car Trips 358 179 179 80 40 40 30 15 15

Pass-By Trips
94% Daily

90% AM | 98% PM
337 169 168 72 36 36 28 14 14

New Trips (Total Trips - Pass-by Trips) 21 10 11 8 4 4 2 1 1

Land Use Code 938 -

Coffee/Donut Shop wuth Drive-Through Window 

and No Indoor Seating

510 SF | 2 Drive-Through Lanes

Weekday AM Peak Hour PM Peak Hour
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SITE DEVELOPMENT STANDARDS

CI - LOCAL COMMERCIAL REQUIRED PROVIDED

LOT REQUIREMENTS

MINIMUM LOT AREA (SQUARE FEET) 20,000 21,915

PRINCIPAL BUILDING

MINIMUM FRONT YARD  (FEET) 60 59.2

MINIMUM FRONT YARD - OTHER STREETS (FEET) 50 XX

MINIMUM SIDE YARD (FEET) - CORNER LOT ON PUBLIC STREET 50 4

MINIMUM REAR YARD (FEET) 30 69.7

MINIMUM SIDE YARD (FEET) - INTERIOR LOT 20 97.7

MAXIMUM HEIGHT OF BUILDINGS (FEET) XX <XX

MAXIMUM LOT COVERAGE (% OF ACTUAL LOT) 80% 70%

MAXIMUM LOT COVERAGE (SQ.FT.) XXXX S.F. 15,449 S.F.

MINIMUM LANDSCAPE AREA (SQ.FT.) 10% 30%

MINIMUM LANDSCAPE (% ) XXXX S.F. 6,466 S.F.

OFF-STREET PARKING

MINIMUM 1 SPACE /250 SQ. FT. OF BUILDING 3 4

MAXIMUM 1 SPACE /150 SQ. FT. 5 4

ADA: 1 1

STANDARD PARKING SPACE, PERPENDICULAR 8.5' X18' 8' X18'

STACKING

MINIMUM STACKING SPACES PER LANE

INSIDE LANE X 7

OUTSIDE LANE X 6

TOTAL X 13
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