RZ2022-004
CITY OF PEACHTREE CORNERS 
COMMUNITY DEVELOPMENT DEPARTMENT

REZONING ANALYSIS

PLANNING COMMISSION DATE:	JUNE 21, 2022

CITY COUNCIL DATE:	JULY 26, 2022

CASE NAME:		TOWN CENTER OFFICE BUILDING MIXED USE

CASE NUMBER:		RZ2022-004

CURRENT ZONING:	C-2

LOCATION:		3847 MEDLOCK BRIDGE RD & 5100 PEACHTREE PKWY

MAP NUMBERS:		6th DISTRICT, LAND LOT 301

ACREAGE:		2.31 ACRES

PROPOSED DEVELOPMENT:	ADDING 2.31 ACRES TO THE EXISTING 20.6-ACRE TOWN CENTER BY REZONING TO MUD FROM C-2 TO ALLOW FOR A NEW MIXED-USE OFFICE AND RETAIL DEVELOPMENT

CHARACTER AREA MAP:  	 	CENTRAL BUSINESS DISTRICT

APPLICANT:		NEW URBAN DEVELOPMENT
		C/O JOHN McCLESKEY, JR
		5445 TRIANGLE PKWY
		PEACHTREE CORNERS GA 30092

CONTACT:		JACK JOHNSON
		678-301-8787

OWNER:		MONTY WATSON
		PIEDMONT FIVE LLC
		5100 PEACHTREE PKWY
		PEACHTREE CORNERS GA 30092

RECOMMENDATION:  	APPROVE WITH CONDITIONS







UPDATE:

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

After consideration, Commissioner Kaplan made a motion to approve the request, subject to staff’s recommended conditions, which was seconded by Commissioner Collins. Upon a vote of 2-2, the motion failed. Lacking a subsequent motion, the case moved forward to the City Council without a recommendation from the Planning Commission. Staff recommends approval of the application.

SUMMARY:  

The applicant is requesting the rezoning of 2.31 acres from C-2 (General Business District) to MUD (Mixed-Use Development District) to expand the 20.6-acre Town Center mixed-used development zoning district with the addition of an office building with ground-floor retail. The rezoning also includes the existing Piedmont Bank property. 

The 5100 Peachtree Parkway property is currently the existing bank with associated parking located at the southeast corner of the intersection of Peachtree Parkway and Medlock Bridge Road. The 3847 Medlock Bridge Road property is a vacant parcel located behind the bank at the corner of Medlock Bridge and Town Center Drive. 

The property is directly adjacent to the Town Center development and this rezoning will add to the existing 20.6 acres of the Town Center. Across Peachtree Parkway is The Forum shopping center. To the north across Medlock Bridge Road is wooded land within the interchange of Peachtree Parkway and Medlock Bridge Road. Beyond that are single-family residential neighborhoods.

The site plan submitted by the applicant indicates that the two existing points of entry from public streets into the development will remain: the existing full-access driveway along Town Center Drive and the existing right-in/right-out driveway along Peachtree Parkway. There is also shared access between the bank and the adjacent shopping center containing the Sprouts store. 

The adjacent Town Center properties are zoned MUD (Mixed-Use Development). The Sprouts shopping center and The Forum are zoned C-2 (General Business District). The single-family neighborhoods further north along Bush Road are zoned R-75 and R-100.

[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 April 20, 2022 but no members of the public were in attendance.


MIX OF USES:

The proposed development would be located on a total of 2.31 acres. The bank site will remain on 1.417 acres while the office and retail building will sit on 0.893 acres. The two properties will share parking. Additionally, this site will be fully integrated within the Town Center development with sidewalk connectivity to the rest of the center. The proposed coffee shop on the ground floor of the office building will also reintroduce a needed use to the Town Center which has been missing since the closure in late 2019 of the Revelator coffee shop which had been located in a space on the Town Green.

ZONING HISTORY:

The property was the subject of numerous past zoning cases. One was the rezoning in 2013 by the City to the current C-2 district to allow for commercial/retail development. The remainder were county cases, summarized below:
· RZ2013-001 rezoned the property to C-2 to allow for the current commercial/retail development, including bank and office use on this site.
· RZ1998-174 denied a rezoning request to RM-13 for apartments
· SUP1991-029 granted approval for a gas station with auto repair which was never constructed
· RZ1986-123 granted a rezoning from partial O-I and partial OBP to full OBP for office buildings where were never constructed
· RZ1986-069 granted a rezoning to partial O-1 and partial OBP for office buildings which were never constructed 

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, the uses in the adjacent development are similar and within commercial and MUD zoned property.

Staff Comment: This property is located in the Central Business District in the Character Area Map and is integral to the Town Center. 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, the proposed restaurant/retail/office use is compatible with the surrounding uses and is not anticipated to adversely affect the usability of adjacent or nearby property.

Staff Comment: A mixed-use development is not out of character with the mixed nature of the Town Center and the larger Central Business District area nor with specific area of the Town Center 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: Yes, however, the property is currently zoned as C-2 but is within the Peachtree Corners City Center mixed-used (MUD) zoned development area. Rezoning the property to MUD allows for more available uses that are compatible with the surrounding development.

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: The proposed use is not anticipated to cause excessive or burdensome use of existing streets, transportation facilities, utilities or schools.

Staff Comment: Given the existing access points along and just off major roadways, it is unlikely that transportation facilities would be overburdened by the proposed development. There will be no impacts on schools.

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: The property is within the Central Business District character area. The vision of that character area is to attract quality business in a walkable environment. The proposed use fits that vision well.

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 shape and size of the property make developing under the C-2 zoning difficult. Rezoning to MUD will allow for more flexible lot dimensional standards that will offset some of the challenges of the lot size and shape.

Staff Comment: The City’s Comprehensive Plan envisions mixed-use development in the Central Business District and specifically in the Town Center. This location is ideal for this type of development and its adjacency to the Town Center makes it a suitable candidate for mixed-use expansion of the Town Center zoning.

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.” 

This property is also adjacent to the Town Center. This parcel is ideally located for expansion of the mixed-use zoning district and development pattern of the adjacent Town Center development.


DEPARTMENT ANALYSIS:

The property is located at the southeast corner of Peachtree Parkway and Medlock Bridge Road. There have been several zoning cases over the last few decades which brought the property to the current C-2 status. Now, the applicant is requesting to rezone the property to MUD to add the acreage to the Town Center site and develop a new mixed-use office and retail building.

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 Town Center area encourages development to take the form of mixed-use projects which include office and commercial space furthering the live-work-play character of the community.  

The applicant submitted architectural elevations as part of the rezoning request which show a thoughtfully-designed, attractive building with rectilinear massing and a rooftop amenity space and which appears to blend well with the updated traditional aesthetic of the Town Center and the adjoining bank and retail buildings.

RECOMMENDATION:

After review of the applicant’s proposal and other relevant information, it is recommended that RZ2022-004 be approved with the following conditions:

1. The property shall be rezoned from C-2 to MUD.
2. Retail and/or restaurant use shall be located on the ground floor of the office building.
3. The site plan layout shall be in general conformance with the site plan submitted with this application and prepared by Foresite Group dated May 26, 2022 (with revisions to meet these conditions and zoning and development regulations).
4. Development shall include no more than the two existing access points as shown on the submitted site plan and the existing shared access to the rear of the Sprouts store.
5. 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.
6. 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.
7. The developer shall provide sidewalk connectivity between all buildings and dedicated trails within the site and to all public streets adjacent to the site.
8. The remnants of the former driveway to the bank site along Medlock Bridge Road shall be fully removed. The sidewalk shall be returned to standard condition and the unimproved yard area shall be landscaped in accordance with city standards. 
9. Building elevations shall be in general conformance with those submitted including a rooftop seating area as shown on renderings dated May 2, 2022.
10. Shared parking spaces between the office building and bank shall be developed as shown on plans drawn by the Foresite Group and dated May 26, 2022.
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