RZ2022-002
CITY OF PEACHTREE CORNERS 
COMMUNITY DEVELOPMENT DEPARTMENT

REZONING ANALYSIS

PLANNING COMMISSION DATE:	APRIL 19, 2022

CITY COUNCIL DATE:	MAY 24, 2022

CASE NAME:		PEACHTREE SUMMIT MIXED USE

CASE NUMBER:		RZ2022-002

CURRENT ZONING:	M-1

LOCATION:		5550 PEACHTREE PKWY & 5458 SPALDING DR

MAP NUMBERS:		6th DISTRICT, LAND LOT 285

ACREAGE:		15.69 ACRES

PROPOSED DEVELOPMENT:	REZONING OF 15.69 ACRES FROM M-1 TO MUD ALLOW FOR A NEW MIXED-USE DEVELOPMENT

CHARACTER AREA MAP:  	 	CENTRAL BUSINESS DISTRICT

APPLICANT:		BRAND PROPERTIES
		C/O MAHAFFEY PICKENS TUCKER LLP
		1550 N BROWN RD STE 125
		LAWRENCEVILLE GA 30043

CONTACT:		SHANE LANHAM
		770-232-0000

OWNERS:		SUMMIT PARTNERS HOLDINGS LLC
		100 ASHFORD CENTER N
		ATLANTA GA 30338
	
		IMPERIAL INVESTMENTS SPALDING LLC
		330 RESEARCH CT #200
		PEACHTREE CORNERS GA 30092

		JOHN & CHARLES MION
		4275 STEVE REYNOLDS BLVD #A
		NORCROSS GA 30093

RECOMMENDATION:  	APPROVE WITH CONDITIONS

UPDATE:

At the Planning Commission hearing, there were no speakers in support or opposition to this request. 

The Planning Commission voted unanimously to recommend approval of this request subject to the proposed staff conditions with an amendment to Condition #8 to allow flexibility in the retention of the specimen tree plus the addition of Conditions #24 and #25.

SUMMARY:  

The applicant is requesting the rezoning of 15.69 acres from M-1 (Light Industry District) to MUD (Mixed-Use Development District) to develop a campus master plan consisting of an existing six-story office building and five new multifamily buildings, one of which will contain ground-floor retail space. These new buildings range in height from three to five stories. The applicant is also proposing an extension to the public trail system. 

The Peachtree Parkway property is currently a large office building and associated parking with a retention pond fronting Peachtree Parkway just south of Spalding Drive. The site is heavily wooded and the office building and pond are partially obscured from view along the street. The Spalding Drive properties are a vacant parcel adjacent to the Bank of America and a developed parcel containing the Rio Imports Auto Center auto repair business. The properties which are part of this application form the southeast corner of Peachtree Parkway and Spalding Drive, with the exception of the Bank of America property which is not part of this application. 

The Peachtree Parkway property is across the street from Christ the King Lutheran Church, Wells Fargo bank, and Shell gas station while the Spalding Drive properties are across the street from the Peachtree Parkway Plaza shopping center anchored by Goodwill. A

A small arm of the office property extends south to Scientific Drive near its intersection with Technology Parkway. This corridor is the route of the proposed trail connection to Technology Park.

The site plan submitted by the applicant indicates three points of entry into the development:  the existing right-in/right-out driveway along Peachtree Parkway, the existing full access driveway along Scientific Drive, and a new full access driveway along Spalding Drive opposite the main Spalding Drive entrance to Peachtree Parkway Plaza. 

Most properties surrounding the subject property are zoned M-1 (Light Industry) with the exception of the Bank of America property which is zoned C-1 (Neighborhood Business). Across Spalding Drive, the shopping center is zoned C-2 (General Business) as are the Wells Fargo and Christ the King properties across Peachtree Parkway. The Shell station is zoned C-1. 

[bookmark: _Hlk11824977]The subject property is located within the Central Business District Character Area on the Peachtree Corners Character Area Map. This area encourages a mixture of uses including those proposed by the applicant. 

The applicant held a community meeting on February 23, 2022 and there were no members of the public in attendance.

MIX OF USES AND DENSITY:

The proposed residential development would be located on 9.47 acres or 60% of the site area.  The remaining 40% of the site would be comprised of non-residential (office) use.  The site plan shows 251 total housing units (one and two-bedroom units only) on the 15.69-acre site. This equates to a density of 16 units per acre which is well below the maximum of 32 permitted in the MUD zoning district. As such, the applicant does not need to take advantage of density bonuses permitted in the MUD zoning district. They are, however, proposing a public-access trail system which could have permitted an additional density bonus.  

ZONING HISTORY:

The Peachtree Parkway properties were not the subject of past rezoning cases. However, the vacant Spalding property was the subject of a county rezoning request in 2006. This request to rezone from M-1 to C-2 to construct a restaurant was denied. 

ZONING STANDARDS:

Zoning Code Section 1702 identifies specific criteria that should be evaluated when considering a zoning decision.  These criteria are enumerated as ‘A’ through ‘F’, below.  Following each item is the applicant’s response followed by Staff’s comment.

A. Will this proposed rezoning, special use permit, or change in conditions permit a use that is suitable in view of the use and development of adjacent and nearby property?

Applicant’s Response: Yes, approval of the proposed Rezoning Application will permit a use that is suitable in view of the use and development of adjacent and nearby property. The proposed mixed­use development would complement existing office and commercial uses surrounding the property.

Staff Comment: This property is located in the Central Business District in the Character Area Map and the proposed use is in alignment with the plan.

B. Will this proposed rezoning, special use permit, or change in conditions adversely affect the existing use or usability of adjacent or nearby property?

Applicant’s Response: No, approval of the proposed Rezoning Application will not adversely affect the existing use or usability of any of the nearby properties. Rather, the proposed mixed-use development will complement and enhance nearby uses.

Staff Comment: A mixed-use development is not out of character with the mixed nature of the larger Central Business District area nor with specific area in which this is being proposed. 

C. Does the property to be affected by a proposed rezoning, special use permit, or change in conditions have reasonable economic use as currently zoned?

Applicant’s Response: Due to the size, location, layout and dimensions of the subject property, the Applicant submits that the subject property does not have reasonable economic use as currently zoned.

Staff Comment: The site has a reasonable economic use as currently zoned.

D. Will the proposed rezoning, special use permit, or change in conditions result in a use which will or could cause an excessive or burdensome use of existing streets, transportation facilities, utilities, or schools?

Applicant’s Response: No, the proposed rezoning will not result in an excessive or burdensome use of the infrastructure systems. The proposed development has frontage on Peachtree Parkway and Spalding Drive with access to utilities. Moreover, the proposed mixed-use nature of the development and proposed trail network will alleviate vehicular congestion by enhancing the walkability of the surrounding area.

Staff Comment: Given the access points are along and just off a major roadway, it is unlikely that transportation facilities would be overburdened by the proposed development.  However, the driveway to Spalding Drive will have to be evaluated further. The applicant provided two scenarios for full access: one via a traditional intersection and one via a roundabout. According to the trip generation analysis submitted by the applicant’s engineer, the multi-family use is expected to generate 1100 daily trips and the retail space is expected to generate 449 daily trips.  No change is expected with the existing office use.  
The project is within the attendance boundaries of Peachtree Elementary School, Pinckneyville Middle School and the student’s choice of Norcross High School or Paul Duke STEM High School. Analysis by Gwinnett County Schools indicates that the project could generate up to 28 elementary school students, 16 middle school students and 19 high school students. However, the relatively small size of the units and the lack of child-friendly amenities such as playgrounds means that the estimates are very likely to be higher than what would actually occur. 

E. Is the proposed rezoning, special use permit, or change in conditions in conformity with the policy and intent of the land use plan?

Applicant’s Response: Yes, approval of the proposed Rezoning Application is in conformity with the policy and intent of the Peachtree Corners 2040 Comprehensive Plan which classifies the subject property as within the Central Business District character area. Policies for this character area promote mixed-use environments. Mixed-use developments including office and multifamily residential uses are specifically identified as appropriate uses.

Staff Comment: See Comprehensive Plan heading below. 

F. Are 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 proposed rezoning, special use permit, or change in conditions?

Applicant’s Response: The Applicant submits that the location of the subject property in close proximity to major roadways, mixed-use centers, and public transportation facilities provides additional supporting grounds for approval of the Application.

Staff Comment: The City’s Comprehensive Plan envisions mixed-use development in the Central Business District. This location on Peachtree Parkway in the center of the city is an ideal location for this type of development and its adjacency to and ability to construct a portion of the trail system in Technology Park creates an ideal environment for this type of development.
COMPREHENSIVE PLAN:

The Peachtree Corners Comprehensive Plan lists the subject property in the Central Business District Character Area. This area encourages a wide range of mixed uses, including residential, commercial and office. 

Specifically, the plan identifies the Central Business District as “the most intense concentration of development and density” in the city and states that “high quality mid-rise mixed-use development with significant residential components is desired.” Additionally, the plan states that “larger scale developments should locate…on the primary corridor, Peachtree Parkway.” 

This property is also on the edge of Technology Park. The Central Business District Character Area envisions Tech Park redevelopment to be mixed-use in nature and to include retail and housing uses to serve office workers.


DEPARTMENT ANALYSIS:

The property is located on the east side of Peachtree Parkway and along Spalding Drive just east of Peachtree. There has been one rezoning request in the past which was denied by the county in 2006 for a small parcel on Spalding. This was to rezone from M-1 to C-2 for a restaurant.

The Peachtree Corners Comprehensive Plan shows the property located in the Central Business District Character Area, indicating that the location is desirable for mixed-use development and higher density than may be appropriate elsewhere in the city. Additionally, the Tech Park area encourages redevelopment to take the form of mixed-use projects which include housing and commercial space which can benefit employees and employers in the park.  

The property is also near the city’s future trail system in Tech Park. The applicant proposes to connect to the trail with a trail extension along their driveway to Scientific Drive.

The applicant submitted architectural elevations as part of the rezoning request which show attractive modern designs with flat rooflines and rectilinear massing which appear to blend with the contemporary aesthetic of Technology Park and the existing office building.

The site plan also includes numerous amenities that would benefit residents, office workers, and hotel guests.  These include a dog park, garden, sports courts, a pavilion, walking paths, a swimming pool, fire pit, food truck court, and connectivity to the city’s trail system.


RECOMMENDATION:

After review of the applicant’s proposal and other relevant information, it is recommended that RZ2022-002 be approved with the following conditions:

1. The property shall be rezoned from M-1 to MUD.
2. The site may be developed with up to 251 multifamily units. However, the maximum number of units is dependent on site conditions, compliance with zoning conditions, and fully engineered plans that meet regulations.  Units shall consist solely of one and two-bedroom units.
3. The property shall retain the existing office building in its existing configuration, square footage and use.
4. Retail and restaurant uses shall be located on the ground floor of Buildings #1 and #2 along the entire building frontage facing Peachtree Parkway. Business occupancy of the retail and restaurant spaces shall occur prior to the issuance of the Certificate of Occupancy for the last multi-family building to be constructed.
5. The site plan layout shall be in general conformance with the site plan submitted with this application and prepared by Planner & Engineers Collaborative dated 2/7/2022 (with revisions to meet these conditions and zoning and development regulations).
6. The proposed full-access driveway at Spalding Drive shall be evaluated by city traffic engineering staff to determine if signalization, construction of a roundabout, reduction to right-in/right-out, deceleration lanes or other traffic reconfiguration measures are warranted. Any such required changes shall be funded by the developer.
7. The developer shall construct the trail connection from the center of the site to Scientific Drive. Such trail connection shall be in the form of a 5 ft. wide sidewalk constructed to have as little impact as possible on existing, mature, road front landscaping.  Trail connection shall be completed prior to the issuance of the first project Certificate of Occupancy.
8. The development shall incorporate and preserve the 44” white oak tree located on the southwest corner of the property and identified as tree #667 and shown to be in good condition in the Specimen Tree Report prepared by Root Zone Tree Consultants and dated 2/21/22 unless the developer can demonstrate to City Staff that preserving the tree is not feasible.  
9. Development shall include no more than the three access points as shown on the submitted site plan.
10. All stormwater detention shall be located within existing facilities or be underground and all on-site facilities shall be constructed to meet the standards of the City of Peachtree Corners Stormwater Ordinances including, but not limited to, stormwater detention, water quality standards, stream protection and management of off-site drainage flowing through the site.
11. All stormwater facilities shall be owned and maintained by the owner of the subject property in accordance with the City of Peachtree Corners Stormwater Ordinances.
12. The developer shall provide sidewalk connectivity between all buildings and dedicated trails within the site and provide pedestrian sidewalk connections from the development to the Bank of America site and onto the public sidewalk network along Spalding Drive and Peachtree Parkway. In addition, a driveway connection shall be provided to the adjacent hotel site.
13. The developer shall provide a central mail room for the community with adequate pedestrian access.
14. Building elevations shall be contemporary in character, compatible with the Innovation aesthetic of Technology Park and in general conformance with those submitted with this application and prepared by Silver Studio dated 2/7/2022, subject to approval by the Community Development Director.
15. Bicycle racks and an e-scooter corral shall be provided within the development.
16. The development shall incorporate the amenities shown on the submitted site plan dated 2/7/22 including a pool, pavilion, bocci ball courts, dog run, fire pit, and food truck court.
17. The multifamily building shall have controlled access at all pedestrian entry points.
18. This property shall participate in the crime-free multifamily housing program.
19. The master plan campus shall be equipped with vehicle license plate recognition camera technology at all access points.
20. The development shall incorporate public art in the form of a large wall mural on the side of the multifamily/retail building visible from Peachtree Parkway or in the form of a sculpture located in the amenity plaza fronting Peachtree Parkway. The design of the mural or sculpture shall be approved by Staff with assistance from the Arts Council. Completion of the artwork shall occur prior to the issuance of the Certificate of Occupancy for the first multifamily building. Total cost of the artwork shall not exceed $25,000.
21. Multifamily parking shall be designed to be ‘electrical vehicle ready’ by providing wiring and outlets in convenient garage locations to accommodate residential electric vehicle charging.
22. Developer shall construct amenities as shown on the master site plan. No playground equipment shall be included.
23. With regard to the multifamily units, the following shall apply:
a. Each unit shall have General Electric stainless-steel kitchen appliances (or equal).
b. All kitchens shall include granite countertops (or equal material such as quartz).
c. Designer ceramic tile backsplashes shall be provided in all units.
d. Floor finish materials shall be tile, carpet, luxury vinyl tile/plank, or engineered wood. Concrete flooring shall be prohibited.
e. For increased privacy and reduced sound transmission, each unit shall have a minimum 7/16" 6-lb pad under all carpeted areas.
f. All units to be equipped with light fixtures, either recessed can light and/or ceiling mount fixtures and/or wall sconces.
g. All bathrooms shall have granite countertops (or equal material such as quartz).
h. All bathrooms shall have tiled shower/tub surrounds.
i. All units shall have nine-foot ceilings throughout.
j. All bedrooms shall include a walk-in closet, except for the one bedroom with den which shall include a full room-length wall closet.
k. All units shall be equipped with a full-size washer and dryer.
l. All units shall be equipped with an automatic fire sprinkler system.
m. Walk-out balconies shall be a minimum depth of 6'-0", including the portion of the balcony that is recessed into the building for privacy reasons. Juliet balconies, which provide no privacy, shall be prohibited.
n. The property owner shall provide elevators and elevator lobbies.
o. All interior corridors shall be enclosed and climate controlled. Open air breezeways shall be prohibited.
p. The property owner shall provide a resort-style swimming pool and courtyard.
q. Children's playground equipment shall be prohibited on the property.
r. The property owner shall provide trash chutes internal to the building so residents do not have to carry their trash downstairs.
s. All interior corridor floor finish materials shall be tile, carpet, luxury vinyl tile/plank, or engineered wood. Concrete flooring shall be prohibited.
24. No utility or transformer boxes shall be located on private property where they are visible from Peachtree Parkway or Spalding Drive.
25. Developer shall work with City staff on the design of the landscaping along Peachtree Parkway in order to minimize the view of the parking area from Peachtree Parkway and to add decorative paving at pedestrian crosswalks and other appropriate locations. 
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