RZ2021-002/ V2021-003
CITY OF PEACHTREE CORNERS 
COMMUNITY DEVELOPMENT DEPARTMENT

REZONING AND VARIANCE ANALYSIS

PLANNING COMMISSION DATE:	JULY 20, 2021

CITY COUNCIL DATE:	AUGUST 24, 2021

CASE NAME:		TECH PARKWAY SOUTH RESTAURANT

CASE NUMBER:		RZ-2021-002/ V2021-003

CURRENT ZONING:	M-1

LOCATION:		SOUTHWEST CORNER OF TECHNOLOGY PKWY SOUTH & PEACHTREE INDUSTRIAL BLVD

MAP NUMBERS:		6th DISTRICT, LAND LOT 272

ACREAGE:		0.323 ACRES

PROPOSED DEVELOPMENT:	REZONE FROM M-1 TO C-2 WITH ASSOCIATE VARIANCES TO ACCOMMODATE A NEW RESTAURANT

FUTURE DEVELOPMENT MAP:  		CENTRAL BUSINESS DISTRICT

APPLICANT:		SANDI PROPERTIES LLC
		PO BOX 722123
		SAN DIEGO CA 92172

CONTACT:		SARAVAN BALA 
		858-382-3522

OWNER:		SANDI PROPERTIES LLC
		PO BOX 722123
		SAN DIEGO CA 92172

RECOMMENDATION:  	DENY









UPDATE:

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

After consideration, the Commission voted 5-0 to recommend denial of this application.

PROJECT DATA:  

The applicant is seeking to rezone a 0.323-acre parcel located at the southwest corner of Peachtree Industrial Boulevard and Technology Parkway South.  The property adjoins other M-1 property in Technology Park and is across Peachtree Industrial Boulevard from Norcross city limits. The small property currently contains decorative landscaping as an entry feature to Technology Park.

The applicant requests to rezone the above-mentioned parcel for a small restaurant development. The proposal includes a 1200-square-foot restaurant with drive-through and 12 parking spaces. Access is limited to one right-in/right-out driveway on Technology Parkway South.

To facilitate development of the small site, a variance is being requested to the setback along Technology Parkway South (reduced from 50’ to 20’). Additionally, the required 10’ landscape strip along the perimeter of the property cannot be accommodated. Stormwater retention is proposed to be underground.


PARCEL DESCRIPTION

The property is a 0.323-acre M-1-zoned parcel located at the southwest corner of Peachtree Industrial Boulevard and Technology Parkway South. The parcel adjoins one other parcel which is zoned M-1 and located at 1 Technology Parkway South and contains Lakeview Behavioral Health. Across Technology Parkway South is a vacant office building also zoned M-1. Across Peachtree Industrial Boulevard is property in Norcross city limits which is also zoned M-1.

The property contains decorative landscaping and serves as the southern half of a landscaped entry feature into Technology Parkway via Technology Parkway South. The northern half of the landscape feature is across the intersection at the northwest corner of Peachtree Industrial Boulevard and Technology Parkway South.  


ZONING HISTORY:

The subject property has not been the subject of any past zoning cases.


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.  The applicant’s responses and staff’s comments are as follows:

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, as stated in the Comprehensive Plan, an appropriate use at Technology Park is freestanding commercial retail and restaurant establishments and to provide a mix of uses in the Tech Park to motivated young, educated professionals to seek out the area. 

Staff’s Comment: The parcel requested to be rezoned is in an area mostly zoned M-I and in Technology Park which does not envision standalone commercial uses. The Tech Park area is meant to focus on technology-driven office and light industrial spaces and does envision limited mixed-use developments on larger parcels with multiple points of access to complement the park. However, this small, isolated parcel with one limited right-in/right-out driveway does not further that vision. Additionally, the specific tenant of this proposal has not been identified, so the full impact of the proposal cannot be evaluated due to its speculative nature.

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: To the contrary, the proposed rezoning better meets the Comprehensive Plan by offering a better mix of uses (p. 25).

Staff’s Comment: Because of the speculative nature of the proposal the full impact on adjacent properties is difficult to determine. There is the potential for traffic conflict on Technology Parkway South as the point of access to the property will require U-turns from any traffic accessing the property from Peachtree Industrial Boulevard via Technology Parkway South.

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: Not much with the existing M-1 setback restriction, doesn’t have a reasonable economic use. With C-2, the side setback is reduced to 10 ft and there is a possibility of a small restaurant.

Staff’s Comment: The property 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.

Staff’s Comment: There is the potential for traffic conflict on Technology Parkway South as the point of access to the property will require U-turns from any traffic accessing the property from Peachtree Industrial Boulevard via Technology Parkway South.

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 rezoning conforms to the Comprehensive Plan as outlined in the passages below: “Create economic development at underutilized commercial areas along main corridors (p. 17);” “Technology Park remains a job center but will require reinvestment (p. 17);” “Appropriate uses for Technology Park: Freestanding commercial retail including restaurants… (p. 25).” 

Staff’s Comment: (see Comprehensive Plan heading on the following page.)

F. Are there 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: No.

Staff’s Comment: The long-term vision for Technology Park is to be a hub for technology-oriented businesses. Supporting commercial development, such as retail and restaurants, is encouraged to be part of mixed-use redevelopments rather than on standalone parcels. Additionally, this property currently lacks adequate vehicular access because it was not designed or intended for commercial development.


COMPREHENSIVE PLAN:

The 2040 Comprehensive Plan Character Area Map indicates that the property is located within the Central Business District Character Area, specifically within Technology Park.  

Policies for this area encourage reinvestment in the business park to meet the demands of a 21st-century economy, including rehabilitated office space, high-tech manufacturing, and research and development facilities. Mixed-use development, which includes housing and retail services, is also encouraged. 

However, freestanding commercial, including restaurants, are preferred to be within mixed-use developments. Additionally, this character area specifically discourages automobile-oriented establishments and drive-through establishments and indicates a preference for parking lots to be located to the rear of businesses.


DEPARTMENT ANALYSIS:

The proposed restaurant is located on a small 0.323-acre parcel that is currently vacant.  The site currently functions as the southern half of a landscaped entry feature into Technology Park on Technology Parkway South from Peachtree Industrial Boulevard and slopes fairly steeply upward away from this intersection.

The proposed restaurant is out of character with the intent of the Comprehensive Plan’s vision for commercial development which supports the business park, including retail and restaurant uses, to be part of larger mixed-used developments. The plan also discourages drive-through uses and automobile-oriented uses and encourages parking lots to be located to the rear of buildings.

The speculative nature of the proposal means that staff is unable to fully quantify the impact of the restaurant on the surrounding properties. For example, the type of restaurant or specific tenant may impact traffic flow, peak travel times, etc.

Finally, the parcel has limited access and was not intended for commercial development. The use of the property for a restaurant could cause traffic flow issues at the already-busy intersection of Peachtree Industrial Boulevard and Technology Parkway South.

Staff recommends denial of the proposed project as it fails to meet the intent of the Comprehensive Plan and is unsuitable in view of the use and development of adjacent and nearby property. 


RECOMMENDATION:

After review of the applicant’s proposal and other relevant information, it is recommended that RZ2021-002 and V2021-003 be denied.
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