
 

PLANNING COMMISSION AGENDA 
 

February 9, 2016 
7:00 PM 

CITY HALL 
 

A. Roll Call       
 

B. Approval of January 12, 2016 Minutes 
 

C. Old Business: (None)  
 

D. New Business:  
 

1. RZ2016-001/ SUP2016-001,South Old Peachtree Rd. Auto Repair  Request to 
rezone and approve a special use permit for an auto repair and storage 
facility on 6.89 acres at 4285 South Old Peachtree Rd., in District 6, Land 
Lots 259 and 268, Parcels 016,373 and 374, Peachtree Corners, GA  

 
2. RZ2015-006 / SUP 2015-005/ V2016-002 Twin Lakes, Request to rezone ten 

parcels in District 6 of Peachtree Corners, Georgia, to allow commercial, 
multi-family, and trail development and approve a special use permit for a 
liquor store and associated variances on a total of  38.73 acres, as follows: 

 

 Parcel #1  Rezone from M-1, Light Industry, to TO, Trails and Open Space,   
an 8.87 acre tract located in LL284, parcel 015 at 3550 Engineering Dr. 

 Parcel #2  Rezone from M-1, Light Industry, to C2, Commercial, a 1.9 acre 
tract LL284, parcel 016 and 018 on Peachtree Parkway at Engineering Dr. 

 Parcel #3  Rezone from M-1, Light Industry, to C2, Commercial, and approve 
a special use permit for a liquor store on a 4.7 acre tract located in LL284, 
parcel 018 on Peachtree Parkway at Engineering Dr. 

 Parcel #4  Rezone from M-1, Light Industry, to C2, Commercial, and TO, 
Trails and Open Space, a 1.23 acre tract located in LL 285, parcel 056 on 
Technology Parkway near Westech Dr. 

 Parcel #5  Rezone from M-1, Light Industry, to TO, Trails and Open Space,   
a .73 acre tract located in LL284, parcel 040 on Technology Pkwy. near 
Westech Dr. 

 Parcel #6  Rezone from M-1, Light Industry, to TO, Trails and Open Space,   
a .35 acre tract located in LL284, parcel 041 on Technology Pkwy. near 
Westech Dr. 
 



 

 Parcel #7  Rezone from M-1, Light Industry, to TO, Trails and Open Space,   
a 4.33 acre tract located in LL285, parcel 010 on Technology Pkwy. near 
Westech Dr. 

 Parcels #8, #9, #10  Rezone from M-1, Light Industry, to RM-13, Multi-Family 
Residence, three tracts consisting of 14.03 acres located in LL272, parcels 
061, 062, and 064 on Peachtree Industrial Blvd. and 510 and 520 Guthridge 
Ct. 

 
3. V2016-001, Town Center, Request for a stream buffer variance (in conjunction 

with SUP2015-003 approved 6/9/2015) for a portion of a 19.6 acre property 
located at Peachtree Parkway near Forum Dr. in District 6, Land Lot 301, 
Parcel 183, Peachtree Corners, GA  
 

E. City Business Items:  
 

1. Multi-Use Trail Study Final Report -            Lord, Aeck, Sargent  
 

F. Comments by Staff and Planning Commissioners.  
 

G. Adjournment.  
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CITY OF PEACHTREE CORNERS 
PLANNING COMMISSION MINUTES 

 January 12, 2016  
 
 
The City of Peachtree Corners held a Planning Commission meeting.  The 
meeting was held at City Hall, 147 Technology Parkway, Suite 200, Peachtree 
Corners, GA, 30092.  The following were in attendance:  
 
 Planning Commission: Matt Houser, Chairman, Post D  

Alan Kaplan, Post A  
     Mark Middleton, Post B - Absent 
     Mark Willis, Post C      
     Italia Metts, Post E  
            
 Staff:    Diana Wheeler, Community Development Director 
     Jennifer Davis, Deputy City Clerk 
      
 
MINUTES:   
 

MOTION TO APPROVE THE MINUTES FROM THE DECEMBER 8, 2015 
PLANNING COMMISSION MEETING. 
By:  Mark Willis 
Seconded by:  Italia Metts   
Vote:  Passed 4-0 (Willis, Metts, Houser, Kaplan)  

 
 

OLD BUSINESS:  (None) 
 
 
NEW BUSINESS:   
 

1. SUP2015-006 Adult Day Care Center.  Request for a special use 
permit to allow an adult day care center in an M-2, Heavy Industry, 
zoning district on a portion of a 13.1 acre site located at 4350 
Peachtree Industrial Blvd. in Dist. 6, Land Lot 268, Parcel 008, 
Peachtree Corners, GA. 
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Mrs. Diana Wheeler, Community Development Director, presented the case to 
the Commission.  Mrs. Wheeler provided background information regarding the 
applicant’s request.  The applicant requests a Special Use Permit on a portion of 
a 13.1-acre parcel, currently zoned M-2 (Heavy Industry District), to allow an 
Adult Day Care Center. The property is located on the southwest corner of 
Peachtree Industrial Boulevard and Turman Drive, and currently has Special 
Use Permits granted by Gwinnett County in 2007 for a church and a private 
school.  The applicant has stated that the building is currently being used for a 
part-time school.  The site plan provided by the applicant shows the proposed 
Adult Day Care Center located in an existing suite near the north side of the 
structure.  The letter of intent indicates the proposed hours of operation for the 
Adult Day Care Center would be from 8:00am through 2:00pm. The Center 
would serve up to 112 guests and staff, and is currently pending State licensing.  
An Adult Day Care Center would add to the diversity of businesses in the 
Character Area and would serve as an amenity to nearby residential areas.   
 
After review of the applicant’s proposal and other relevant information, it is 
recommended that SUP2015-006 be approved with the following conditions:   
 

1. The Adult Day Care Center shall be developed in general accordance with 
the site plan submitted with this application. The proposed use shall be 
limited to space within the existing structures on the subject property. 

2. The Adult Day Care Center shall be limited to a maximum of 112 guests 
and staff at any time. 

3. Hours of operation shall be limited to 8:00am to 2:00pm, seven days per 
week. 

 
A representative on behalf of Good Fortune, LLC spoke briefly regarding the 
Special Use Permit request and answered questions from the board. 
 
Chairman Houser opened the floor for public comment.  There was no public 
comment.  A motion was made after discussion concerning extending the 
applicants requested operating hours. 
 

MOTION TO APPROVE SUP2015-006 WITH STAFF CONDITIONS AS 
PRESENTED WITH EXCEPTION OF AN AMENDMENT TO CHANGE THE 
HOURS FROM 8 AM – 2 PM TO 8 AM – 5PM. 
By:  Mark Willis 
Seconded:  Alan Kaplan 
Vote:  (4-0) (Willis, Kaplan, Houser, Metts) 

 
 
CITY BUSINESS: 
 

1. PH2015-008  M1 Uses in CDB.  Request to amend the list 
of M-1 permitted uses within the CBD.  

 
Mrs. Diana Wheeler, Community Development Director, informed the 
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Commission of the amendment to the Zoning Code prohibiting the M-1 uses 
listed below within the Central Business District.  Included in the Commission’s 
packets was a draft Ordinance for review and proposed list of prohibited M-1 
uses within the Central Business District. 
 
Chairman Houser opened the floor for public comment.  There was no public 
comment. 
 

MOVE TO RECOMMEND PH2015-008 TO COUNCIL FOR APPROVAL. 
By:  Mark Willis 
Seconded:  Italia Metts 
Vote:  (4-0) (Willis, Metts, Houser, Kaplan) 

 
 

2. Congratulation to Alan Kaplan and Mark Middleton on 
their reappointment to the Planning Commission. 

 
 
3. Election of Planning Commission Chairman and Vice-Chairman. 

 
MOTION TO ELECT MATT HOUSER AS CHAIRMAN OF PLANNING 
COMMISSION. 
By:  Alan Kaplan 
Seconded:  Mark Willis 
Vote:  (4-0) (Kaplan, Willis, Houser, Metts) 
 
MOTION TO ELECT ALAN KAPLAN AS VICE-CHAIRMAN OF PLANNING 
COMMISSION. 
By:  Mark Willis 
Seconded:  Italia Metts 
Vote:  (4-0) (Willis, Metts, Houser, Kaplan) 

 
 
COMMENTS BY STAFF AND PLANNING COMMISSIONERS: 
 
Mrs. Diana Wheeler, Community Development Director, gave updates on current 
and future city projects. 
 
 
The Planning Commission meeting concluded at 7:45 PM. 
 
Approved,       Attest: 
 
 
_____________________________   _______________________________ 
  
Matt Houser, Chairman    Jennifer Davis, Deputy City Clerk 



 
 
 
 
 
 

RZ2016-001/ SUP2016-001 
South Old Peachtree Rd. Auto Repair 



CITY OF PEACHTREE CORNERS  
COMMUNITY DEVELOPMENT DEPARTMENT 

 
REZONING AND SPECIAL USE PERMIT ANALYSIS 

 
PLANNING COMMISSION DATE: February 9, 2016 
CITY COUNCIL DATE: March 15, 2016 
 
CASE NUMBER:  RZ2016-001/SUP2016-001 
CURRENT ZONING: M-2 
PROPOSED ZONING: M-1 
LOCATION:  4285 South Old Peachtree Road 
MAP NUMBERS:  6th DISTRICT, LAND LOT 259, 268 
ACREAGE:  6.89 ACRES 
PROPOSED DEVELOPMENT: REZONE FROM M-2 TO M-1 TO ALLOW AN AUTO REPAIR 

SHOP AND VEHICLE STORAGE 
FUTURE DEVELOPMENT MAP:   INDUSTRIAL CORRIDOR  
 
OWNER/APPLICANT/CONTACT: RAFAEL SOTO MORALES 
  821 HOLLY MEADOW DRIVE 
  BUFORD, GA 30518 
  678-755-7965 
 
RECOMMENDATION:   APPROVE WITH CONDITIONS 
 
PROJECT DATA:   
 
The applicant is seeking to rezone 6.89 acres at 4285 South Old Peachtree Road from M-2 
(Heavy Industry District) to M-1 (Light Industry District), along with a Special Use Permit, in 
order to allow for an automobile service/repair shop and outdoor storage of vehicles. Outdoor 
storage is permitted in M-1, so long as certain conditions are met. An automobile service/repair 
shop is permitted in M-1 with a Special Use Permit. M-2 allows for outdoor storage and 
automobile or truck storage lot, but it does not permit automobile service/repair shops. The 
property was previously used as a diesel engine repair shop. No previous zoning cases are 
associated with the subject property.  
 
The site is located within an industrial area that is bounded by Buford Highway, South Old 
Peachtree Road, and North Berkeley Lake Road. The Norfolk Southern Railway abuts the 
property on the northwest side. The properties immediately to the southwest and southeast of 
the subject property are zoned M-2 and are vacant (wooded) lots. The properties to the 
northwest (across the railway) are zoned M-2 and are used as warehouses. The remaining 
properties on the northeast side of the subject property vary from M-1, M-2, and C-2 (General 
Business) and their uses include an auto/tire center, auto paint shop, and a vacant (paved) lot 
which is used for vehicle storage.  
 
Light industrial and automotive uses characterize the area to the south across Buford Highway, 
which is approximately 300 feet from the subject property, in unincorporated Gwinnett 
County. Several used car dealerships and auto repair shops are located within a mile of the 
subject property on the north and south sides of Buford Highway. 
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The applicant has not provided a proposed site plan. The property currently has a building near 
the front of the site, which has 1,500 square feet of office and 4,800 square feet of industrial 
space with 7 roll-up service bays.  There is a paved parking area to the front of the building, 
which includes approximately 6 parking spaces for customers. The area to the side and rear of 
the building is also paved, but not striped. The front portion of the building, which is used for an 
office, is constructed of stone and corrugated metal. The industrial portion of the building is 
clad in corrugated metal.   
 
The site is located within the Industrial Corridor Character Area on the Future Development 
Map. The Industrial Corridor is intended to protect industrial and manufacturing uses. Light 
industrial, heavy industrial, and commercial/retail uses are considered appropriate, and 
sidewalks, aesthetic improvements, architectural and design standards, parking behind buildings, 
and natural buffers are encouraged.  
 
The City’s Zoning Resolution requires that an automobile service/repair shop obtain a Special 
Use Permit to operate in M-1 zoning districts.  The purpose of the Special Use Permit review is 
to ensure that any detrimental aspects of the proposed land use are mitigated through site 
specific conditions.  
 
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:  No. 
 
Staff’s Comment: The subject property is located within the Industrial Corridor Character Area, 
which is largely characterized by automotive, industrial, and warehouse-type uses. The 
proposed use of an automobile service/repair shop and vehicle storage would be suitable in this 
location in view of the use and development of adjacent and nearby properties. Many adjacent 
and nearby properties have automotive uses and several parcels in the corridor are zoned M-1.   
 
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. 
 
Staff’s Comment: The City’s Comprehensive Plan calls for the preservation of industrial and 
commercial uses in the Industrial Corridor Character Area. M-1 zoning is currently found in 
several parcels along Buford Highway, and rezoning from a more intense M-2 designation would 
be likely to have fewer negative impacts on surrounding properties than uses allowable under 
the current M-2 zoning. 
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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. Repair shop will now be available.  
 
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:  The impacts of an automobile service/repair shop and vehicle storage on 
streets, transportation facilities, or utilities are unlikely to be excessive or burdensome in 
comparison to uses allowed under the current M-2 zoning, as M-1 is a less intense zoning 
designation. There will be no impact on schools. Likewise, the granting of a Special Use Permit 
for an automobile service/repair at this location is unlikely to result in impacts that would be 
considered excessive or burdensome. 
 
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:  No. 
 
Staff’s Comment: (see Comprehensive Plan heading, next page.) 
 
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:  No. 
 
Staff’s Comment: The fact that several M-1 properties and automotive uses (including used car 
dealerships and other auto repair shops) exist along Buford Highway near the subject property 
would give supporting grounds for approval of the rezoning and Special Use Permit petitions.  
 
 
COMPREHENSIVE PLAN: 
 
The 2030 City of Peachtree Corners Character Area Map indicates that the property is located 
within the Industrial Corridor Character Area. Policies for this area encourage light industrial, 
heavy industrial, and commercial/retail uses, which would include M-1 zoning and an automobile 
service/repair shop plus vehicle storage. The Comprehensive Plan also calls for “improved 
aesthetics and transportation management” to be part of corridor redevelopment. Sidewalks 
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along South Old Peachtree Road are desired as part of redevelopment, and parking lots should 
be located to the rear of buildings along the roadway whenever possible. 
 
M-1 zoning and a Special Use Permit for outdoor storage of vehicles and an automobile 
service/repair in this location would meet the goals and policies of the Comprehensive Plan, 
provided that conditions are put in place to ensure that the stream to the front of the property 
is properly buffered, parking is minimized between the structures on the site and South Old 
Peachtree, and that adequate pedestrian facilities are constructed along the roadway. 
 
DEPARTMENT ANALYSIS: 
 
The proposed rezoning from the more intense M-2 district to the less intense M-1 district and 
a Special Use Permit for an automobile service/repair would be unlikely to have adverse effects 
on adjacent and nearby properties, which are typically industrial and automotive uses. While 
automobile service/repair shops may have negative impacts on less intense commercial areas 
such as those characterized by office and retail uses, the north side of Buford Highway is 
characterized by heavy and light industrial and automotive uses. The repair and storage of 
vehicles on the subject property would be suitable in terms of the use of these adjacent and 
nearby properties. Properties to the northeast and east with similar or less intense uses would 
have any potential negative impacts mitigated by the subject property’s adherence to current 
screening regulations. 
 
The proposed rezoning and Special Use Permit would also be in keeping with the goals and 
policies of the City’s Comprehensive Plan, provided that certain conditions of rezoning are put 
in place. The subject property is located within the Industrial Corridor Character Area, which 
is intended to encourage heavy industrial, light industrial, commercial, and retail uses along 
Buford Highway. The intensity of uses along this corridor is typically higher than in commercial 
areas that are primarily office or retail in use, making the subject property a preferred location 
for an automobile service/repair shop with vehicle storage within the City of Peachtree 
Corners.  M-1 properties make up the majority of this Character Area. 
 
Outdoor storage is permitted under the M-1 zoning district so long as it meets the three 
requirements listed in Section 1310 of the Zoning Ordinance. The storage “shall not be located 
within a required front yard; it shall be screened by a solid wood fence, masonry wall, or slatted 
chain-link fence at least eight (8) feet high; and materials stored outdoors shall not be placed or 
stacked at a height exceeding that of the screening fence.” Conditions should be imposed to 
reflect these requirements.  
 
The applicant has stated that the physical structure of the building will not change in any way, 
however, any future changes should apply high standards for architectural design and building 
materials. No new parking should be located between South Old Peachtree Road and the 
primary structure. 
 
The number of automobiles on site should also be limited to one per parking space and the 
outdoor storage of vehicles should be permitted only on paved surfaces.  Automobile repair 
work on the site should be permitted only within enclosed structures. A site plan showing a 
parking layout will be required.  



RZ2016-001/SUP2016-001 

  
 

5 

 
Therefore, after review of the applicant’s proposal and other relevant information, 
it is recommended that RZ2016-001 and SUP2016-001 be approved with the 
following conditions:   
 

1) Vehicle storage shall not be located within the front yard.  
 

2) Vehicle storage shall be screened by a solid wood fence, masonry wall, or slatted chain-
link fence at least eight (8) feet high. 

 
3) Vehicle storage shall be limited to one automobile per parking space.  All vehicles must 

be parked in designated spaces and no ‘tandem’ or ‘valet’ parking shall be permitted. A 
parking plan shall be submitted to Staff for approval.  

 
4) No inoperable (junk/salvage) vehicles shall be stored outdoors. 
 
5) No vehicles shall be located on unpaved surfaces. 

 
6) Vehicles or materials stored outdoors shall not be placed or stacked at a height 

exceeding that of the screening fence. 
 

7) All vehicle maintenance and mechanical work shall be conducted within an enclosed 
building. 

 
8) The existing magnolia trees at the front of the property shall be preserved and no new 

parking spaces shall be constructed between the existing office structure and South 
Old Peachtree Road.  

 
9) No billboards shall be permitted on the property. 

 
10) Dumpsters shall not be located in front of the existing office structure and shall be 

screened by an opaque decorative wall, at least six (6) feet in height, which will 
coordinate with the building architecture. 

 
11) Outdoor lighting shall be contained in cutoff-type luminaries and shall be directed 

inward toward the property so as not to reflect into adjacent properties or to create a 
hazard for passing automobile traffic. 

 
12) Permanent freestanding project signage shall be limited to one monument sign to be 

located at the front of the property. 
 

13) Any outside speakers shall not be audible from adjacent properties. 
 

14) All conditions must be met before a business license can be issued. 
 













































 
CITY OF PEACHTREE CORNERS  

COMMUNITY DEVELOPMENT  
147 Technology Parkway, Suite 200, Peachtree Corners, GA 30092 
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RZ2015-006 / SUP 2015-005/ 
V2016-002  
Twin Lakes 



Parcel #1 

Parcel #2 
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Parcel #8 

Parcel #9 

Parcel#10 



 
CITY OF PEACHTREE CORNERS  

COMMUNITY DEVELOPMENT DEPARTMENT 
 

REZONING, SPECIAL USE PERMIT, AND VARIANCE ANALYSIS 
 

PLANNING COMMISSION DATE: FEBRUARY 9, 2016 
CITY COUNCIL DATE: MARCH 15, 2016 
 
CASE NAME  :TWIN LAKES 
CASE NUMBER  :SUP2015-005 / RZ-2015-006 / V2016-002  
CURRENT ZONING :M-1 
LOCATION  :VARIOUS LOCATIONS ON PEACHTREE PARKWAY, 

PEACHTREE INDUSTRIAL BLVD., TECHNOLOG PARKWAY  
AND GUTHRIDGE CT.   

MAP NUMBERS  :6th DISTRICT, LAND LOTS 284, 285, AND 272 
ACREAGE  :38.73 ACRES 
PROPOSED DEVELOPMENT :REZONE FROM M-1 TO C-2, RM-13, AND T-O  
  :SPECIAL USE PERMIT TO ALLOW A LIQUOR STORE 
  :VARIANCE FOR PROJECT INCLUDING STREAM BUFFER, 

BUILDING HEIGHT, AND SETBACKS 
FUTURE DEVELOPMENT MAP:    :PREFERRED OFFICE 
 
APPLICANT:  MAHAFFEY PICKENS TUCKER, LP 
  1550 N. BROWN ROAD, STE. 125 
  LAWRENCEVILLE, GA 30043 
 
CONTACT:  R. LEE TUCKER, JR. 
  770.232.0000 
 
OWNER:  MULTIPLE (SEE APPLICATION) 
 
RECOMMENDATION:    APPROVE WITH CONDITIONS 
 
PROJECT DATA:   
 
The applicant is seeking to rezone ten parcels totaling 38.73 acres.  The parcels are located 
along Peachtree Parkway, Peachtree Industrial Boulevard, Technology Parkway, and Guthridge 
Ct.  These properties would be contiguous if not for their separation by roadways and natural 
features.  In addition to the rezoning, the applicant is requesting a special use approval for one 
of the retail buildings to be developed as a liquor store along with variances to certain building 
heights and setbacks, along with a stream buffer variance in order to allow a portion of a 
stream to be piped. 
 
The applicant would like to develop a gas station and liquor store along Peachtree Parkway and 
construct a 295 unit millenial housing project off Peachtree Industrial Boulevard.  The retail 
stores would be located on land that is currently undeveloped.  The residential project would 
replace existing, vacant office buildings in an area surrounded by offices and townhomes. 



SUP2015-005 / RZ2015-006/ V2016-002 

 2 
 

In order to gain the needed density on the residential development site, the applicant proposes 
to utilize the provisions of the recently adopted T-O, Trails and Open Space Ordinance.  The 
ordinance allows land to be contributed to the Multi-Use Trail system and provides for 
reimbursement of that contribution with multi-family housing credits.  In this case, the existing 
zoning on the millenial housing site yields 182 units.  By contributing 13.55 acres to the Multi-
Use Trail system as proposed, the applicant will generate an additional 176 credit units 
(13.55ac. x 13 units/ac.).  Since only 113 additional units are needed for the proposed 295 unit 
project, the remaining 63 surplus units will be established as a credit.  In addition to making a 
land contribution to the trail system, the applicant also proposes to build that portion of the 
trail that spans from Parcel #1 to Parcel #7.  Therefore, if this application is approved, a 
significant portion of the first trail segment will be built as a result of this project. 
 
PARCEL DESCRIPTIONS 
 
Parcel #1:  This property is an 8.87 acre wooded parcel located on the southwest corner of 
Peachtree Parkway and Engineering Drive.  There are steep slopes on the property and the 
elevation drops over 30 ft. from Peachtree Parkway to the existing stream which traverses 
diagonally through the property.   In addition to steep terrain and the stream, there are also 
two specimen hardwood trees identified on the site.  The applicant proposes to rezone this 
property from M-1 to T-O, Trails and Open Space, in order to retain this site as a natural area.  
The Multi-Use Trail Plan suggests this site could be used as a trail hub to provide convenient 
access to the trail system.  The applicant proposes no development for this site. 
 
Parcels #2, #3, #4, and #5:  This property has a total of 8.56 wooded acres located on the 
southeast corner of Peachtree Parkway and Engineering Drive.  This site and all adjacent 
properties are located within Technology Park and are zoned M-1. Small commercial centers 
zoned C-2 are located approximately one-half mile to the north and south on the opposite 
(west) side of Peachtree Parkway. The surrounding area is largely characterized by office uses.  
 
The site plan shows two freestanding retail buildings on two parcels separated by the proposed 
extension of Engineering Drive.  The zoning proposed for both sites is C-2.  There are steep 
slopes, a stream which bisects the property, and eight specimen hardwood trees on the site.  
The applicant proposes to clear and grade approximately 5 acres in order to accommodate the 
two retail stores.  The southernmost would be a convenience store (5,928 sq. ft.) with gas 
pumps.  Plans show the pump islands located parallel to Peachtree Parkway with the store 
building further away from the street and parking located on the sides of the property.  Access 
would be from a right-in only turn off Peachtree Parkway and two driveways off the new 
Engineering Drive extension which would connect Peachtree Parkway to Technology Parkway.  
This proposed roadway extension would require a new traffic signal and the applicant has 
applied to GDOT for approval. If the roadway extension and traffic signal are approved, the 
entire cost of those improvements, including median landscaping on Peachtree Parkway and 
high-quality pedestrian and bicycle crossing facilities at all intersections, would be the owner / 
developer’s responsibility.  
 
On the opposite side of this new roadway, plans show a retail wine and spirits shop (10,000 sq. 
ft.).  This proposed site meets all City regulations for liquor stores pertaining to distance from 
schools, churches, parks, and other liquor stores. There are currently no liquor stores within 
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Peachtree Corners, which previously had a citywide liquor store ban that was ended with the 
passage of a 2014 referendum.  The proposed building on the property is situated perpendicular 
to Peachtree Parkway and the parking and site access are located along the new Engineering 
Drive extension.  In order to accommodate this development, retaining walls would need to be 
built, a portion of the existing stream would need to be piped, and a sanitary sewer line (and 
easement) would need to be relocated. The applicant has already been granted a stream buffer 
variance from the Georgia Department of Natural Resources Environmental Protection 
Division in order to pipe the stream. The proposed development also requires a variance to 
encroach into the City’s 50-foot undisturbed stream buffer and additional 25-foot impervious 
surface setback.  
 
Parcels #6, and #7:  This property has a total of 5.4 acres and consists of a small piece of 
vacant land along Technology Parkway as well as the over 4 acre Technology Park Lake. The 
lake is a great amenity but, currently, can only be enjoyed by a few people because it is private 
property and does not offer or even allow public access.  The Multi-Use Trail Plan identifies 
what a valuable resource the lake could be to the community if access were provided and 
features such as a dock, small pavilion, and picnic tables were included. The applicant proposes 
to rezone these parcels from M-1 to T-O in order to accommodate the trail system and 
provide public access to the lake. 
 
Parcels #8, #9, and #10: This property has a total of 14.03 acres and is currently developed 
with two office buildings and parking lots.  The property is surrounded by the lake and other 
office buildings.  Access to the site is provided by Guthridge Ct. off Peachtree Industrial 
Boulevard.   Guthridge Ct. splits about 500 ft. from Peachtree Industrial Boulevard.  One part 
of the roadway dead-ends into office parking lots.  The other part dead-ends into the 
Greenwood Townhomes, a subdivision of approximately 110 townhomes located in the City of 
Norcross.  
 
The applicant is proposing to rezone Parcels #8, #9, and #10 from M-1 to RM-13 to 
accommodate a residential development with 295 millenial housing units.  There would be 
rental units with one and two bedroom floor plans.  No larger units would be offered. The plan 
shows five residential buildings that are 4 and 5 stories in height.  The buildings are located 
along the periphery of the property and parking is shown internal to the site.  An amenity area 
with pool, lake dock, and overlook seating is provided by the lake.  The plans also call for a 
future trail connection to Technology Parkway South and along Peachtree Industrial Boulevard.  
The applicant provided a traffic report prepared by A&R Engineering.  The report compares the 
trips generated by the two existing office buildings along with a vacant site (Parcel #10) zoned 
for warehouse/distribution to the proposed millenial housing development.  The numbers show 
that the residential project would generate 49% fewer trips than the office / warehouse uses.  
Even if the currently vacant site zoned for warehouse were never developed, the trips 
generated by the residential development would be roughly comparable (1313 average daily 
trips vs. 1396 average daily trips) to the existing office use alone. 
 
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’, on the next page.  
Following each item is the applicant’s response followed by Staff’s comment. 
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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.  The proposed rezoning and special use permit would permit a use that is 
suitable in view of the use and development of adjacent and nearby property.  The proposed 
development will enhance surrounding properties in a manner consistent with the Future Land 
Use Plan. 
 
Staff’s Comment: The subject property is located within the larger Technology Park area, which 
is largely characterized by office uses with some light industrial uses also permitted. The City’s 
Comprehensive Plan and Future Development map call for office and commercial uses in this 
area, with industrial uses discouraged. Rezoning parcels along Peachtree Parkway from M-1 to 
commercial would be suitable in view of the current use of adjacent and nearby properties, and 
would be suitable in view of the future move from industrial to office, commercial, and mixed-
use development. In addition, rezoning property to accommodate millenial housing is consistent 
with the findings and recommendations of the Town Center LCI study. 
 
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: The requested use of the properties will not adversely affect the existing use or 
usability of adjacent or nearby property.  The proposed development is a complement to the adjacent 
and nearby property and will enhance the connectivity and walkability of the area.  
 
Staff’s Comment: C-2 and RM-13 zoning would not adversely affect the existing use or usability 
of adjacent or nearby property. City policies call for a move away from industrial uses in the 
area as allowed under M-1 zoning, toward a mix of uses including retail and residential. In 
addition, the dedication of land to the Multi-Use Trail system creates the amenity that will 
benefit the new projects as well as the greater community. 
 
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: Given current site conditions, existing development, and market trends, 
the subject property does not have reasonable economic use without the special use permit 
nor as currently zoned. 
 
Staff’s Comment: The property has a reasonable economic use as currently zoned.  Although 
intended for light industry, the M1 zoning classification includes ‘offices – professional and 
business’ as permitted uses, and the subject property could be developed in that manner.  
However, current vacancy rates for office use suggest that new office development would be 
unlikely to occur in the near future. 
 
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? 
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Applicant’s Response: The proposed rezoning and special use permit will not result in a use which 
will or could cause an excessive or burdensome use of the existing streets, transportation 
facilities, utilities or schools.  The proposed development will enhance non-vehicular 
transportation options with the City and the extensive open space provisions will also reduce 
the infrastructure load.   
 
Staff’s Comment:  An increase in traffic and utility use can be expected from retail development 
on currently vacant parcels. However, with the Comprehensive Plan and Future Development 
Map calling for the development of a more mixed-use Technology Park, the impacts of the 
proposed development would not be excessive or burdensome. The retail stores are unlikely 
to affect Peachtree Parkway traffic because many of the stores’ customers are already on that 
roadway.  Much of the business generated by both stores is convenience based and those 
businesses are unlikely to draw customers from remote locations.  The submitted traffic report 
also indicates that the proposed millenial housing project will generate fewer vehicular trips 
than an active office warehouse use on the property.  In addition, there should be little to no 
effect on schools. In a recent Gwinnett County rezoning case involving 290 multi-family units 
(including 3 bedroom floor plans), the School Dept. estimated that the project would generate 
an additional 54 elementary school students, 26 middle school, and 34 high school students.  
The applicant’s proposal should generate significantly fewer students due to the limitation on 
bedrooms within the units, the lack of child-oriented amenities offered in the development, and 
the variety of more suitable housing options nearby for families with children.   
 
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 proposed rezoning and special use permit is in conformity with the 
intent of the land use plan.  The land use plan encourages open space, infill retail development, 
and expanded housing options for young professionals – all of which are components of the 
proposed development.  
 
Staff’s Comment: (see Comprehensive Plan heading, next page.) 
 
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 proposed Peachtree Corners Town Center and shifting demographics 
are some of the many existing and changing conditions affecting the use and development of the 
property which give supporting grounds for approval of the proposed rezoning and special use 
permit.  
Staff’s Comment: M-1 zoning in this location is less viable than when originally put in place, as the 
City has enacted policies to encourage the development of a mixed-use Technology Park with 
limited industrial uses. The long-term vision for the area has evolved since the enactment of M-
1 zoning, and today the addition of retail and residential zoning to support Technology Park 
would be more in line with these plans.  
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COMPREHENSIVE PLAN: 
 
The 2033 City of Peachtree Corners Character Area Map indicates that the property is located 
within the Central Business District Character Area. Policies for this area encourage “a mix of 
retail and commercial uses, offices, mixed-use, government and institutional properties”, with a 
focus on pedestrian access and open space. The Comprehensive Plan calls for the revitalization 
of Technology Park into a “walkable, mixed-use environment”. In addition, the Town Center 
LCI study recommended the addition of millenial housing to support work force development 
within proximity to jobs.   
 
DEPARTMENT ANALYSIS: 
 
The proposed rezoning from M-1 to C-2 and RM-13 is unlikely to have an adverse impact on 
adjacent and nearby properties.  Moving away from industrial uses by adding retail and 
residential uses within Technology Park would be in keeping with the Comprehensive Plan and 
the Town Center LCI study.  
 
The proposed development would include extending Engineering Drive southward and 
eastward across Peachtree Parkway to Technology Parkway. This would require a new traffic 
signal, and the applicant has applied to GDOT for approval. If the roadway extension and traffic 
signal are approved, the entire cost of those improvements, including median landscaping on 
Peachtree Parkway and high-quality pedestrian and bicycle crossing facilities at all intersections, 
would be the owner / developer’s responsibility. 
 
The proposed development requires a City stream buffer variance. The applicant has already 
applied for and received a stream buffer variance from the Georgia Department of Natural 
Resources Environmental Protection Division.  
 
The proposed development offers a community benefit through the contribution of over 15 
acres to the Multi-Use Trail system.  This contribution includes the construction of the first 
segment of the Multi-Use Trail path and provides public access to one of the largest lakes in 
Peachtree Corners. 
 
CONCLUSION: 
 
After reviewing the applicant’s proposal, Staff finds the following: 
 

1. A rezoning of the property can be justified because commercial and residential use is preferable 
to industrial use of property at this location.  

2. A liquor store as shown in this application meets all of the Special Use requirements and should 
not have any detrimental impacts on surrounding areas.   

3. The significant impact to the natural features of the retail development, (Parcels #2, 3, #4, and 
#5) are mitigated by the preservation in perpetuity of 13.55 acres contributed to the Multi-Use 
Trail system.   
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RECOMMENDATION: 
 
After review of the applicant’s proposal and other relevant information, it is 
recommended that SUP2015-005, RZ2015-006 and V2016-002 be approved subject 
to the following conditions: 
 
With regard to Parcels #1, 6, and 7 as shown on ‘Attachment A’, Property Zoning 
Map, dated 1/2/16: 
 
1.  These properties shall be rezoned T-O, Trails and Open Space 
 
2. Prior to the issuance of the first Certificate of Occupancy on Parcels zoned C-2 
or RM-13, Parcel #1 shall be deeded to the City of Peachtree Corners Downtown 
Development Authority and all the other Parcels zoned T-O shall be placed into a 
conservation easement to benefit the City of Peachtree Corners for public use and 
access in perpetuity.  The conservation easement documents shall be recorded, 
conveyed to the city and include, but not be limited to, the following provisions in 
favor of the city: 
a) The right to unrestricted public access to the property for purposes 
consistent with T-O zoning regulations. 
b) The right to make improvements to the land consistent with T-O zoning 
regulations and an adopted Multi-Use Trail plan. 
c) The right to limit signage to way-finding, educational, and other signage 
associated with the Multi-Use trail system.  
d) The right to prohibit any earth work, filling, dredging, other changes in 
topography or drainage, or any other changes to the land that are inconsistent 
with, or detrimental to, the Multi-Use trail.  
 
The property owner or subsequent developer shall bear the expense of establishing 
the conservation easement including cost of surveys, title work, appraisals, and 
legal fees. 
 
3. The 13.55 acres attributed to the T-O zoned parcels shall be assigned 13 multi-
family density unit credits per acre for a total of 176 density units.  113 of the 176 
total density units shall be allocated to the multi-family residential development 
shown on Parcels #8, #9, and #10. The remaining 63 surplus density units shall be 
credited to an account established for the property owner. 
 
With regard to Parcels #2, 3, 4 and 5 as shown on ‘Attachment A’, Property Zoning 
Map, dated 1/2/16: 
 
4. The properties shall be rezoned C-2, commercial and shall be developed in 
general conformity with the submitted site plan prepared by Planners and 
Engineers Collaborative dated 11/15/15 (except as noted in condition #9). 
 
5.  A Special Use Permit shall be approved on Parcel #2 for a Liquor Store use. 
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6. The property owner or subsequent developer shall construct that portion of the 
Multi-Use Trail on its property and/or within the Colonial Gas line easement 
between Peachtree Parkway and Technology Park Lake.  The trail shall be 
consistent with the trail location and configuration shown in the adopted Multi-Use 
Trail plan and shall include, at a minimum, a 12 ft. wide paved path, lighting, and a 
small lake dock.  The trail shall be completed prior to the issuance of the first 
Certificate of Occupancy for the first building constructed on the C-2 or RM-13 
zoned parcels. 
 
7.  If the Multi-Use Trail winds around back of the convenience store, the right-in 
only driveway shall be designed to accommodate a trail crossing. 
 
8.  The property owner or subsequent developer shall be responsible for all traffic 
and roadway improvements required to construct a new intersection at 
Engineering Drive and Peachtree Parkway and to extend Engineering Drive to 
Technology Parkway.  These improvements shall include, but not be limited to: 
traffic light, crosswalks, sidewalks on both sides of the road, bike lane, and, where 
necessary, deceleration lanes. 
 
9.  Development parcels shall be designed to mitigate the amount of impervious 
surface associated therewith as is reasonably possible in order to retain as much of 
the existing topography, trees, and stream as reasonably practicable.  Retaining 
walls shall be built to minimize the footprint of the commercial buildings and 
parking areas. Setback requirements may be reduced if doing so benefits the 
preservation of trees or stream.  However, the landscape strip along Peachtree 
Parkway required by Overlay Design Standards shall be provided. 
 
10. To retain as many of the natural features at the rear of the properties, surface 
parking spaces shall be located to the front and sides of the buildings. 
 
11. Architectural elevations for the gas station and liquor store shall be 
substantially similar to the drawings submitted via letter and dated 1/29/16.  
 
12. Stream setback requirements shall be waived in order to accommodate the 
developments on C-2 zoned properties.  Piping of the stream shall be permitted 
provided that only the least amount of piping that can be demonstrated to be 
reasonably necessary is installed. 
 
13. The property owner or subsequent developer shall be responsible for median 
landscaping (installation and maintenance) in Peachtree Parkway for the length of 
the median contiguous to the application property.  Landscaping plans shall be 
subject to Staff’s approval.  
 
14. Sanitary Sewer line relocation shall be accomplished in the manner that will 
have the least environmental impact to the site. 
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15. Detention ponds visible from roadways shall be screened with landscape 
plantings to be approved by Staff. 
 
With regard to Parcels #8, #9, and #10 as shown on ‘Attachment A’, Property 
Zoning Map, dated 1/2/16: 
 
16. The property owner or subsequent developer shall be responsible for all traffic 
and roadway improvements required at Peachtree Industrial Boulevard and 
Guthridge Ct. and along Guthridge Ct. 
 
17.  The property owner or subsequent developer shall make every reasonable 
effort to acquire a pedestrian / bicycle access easement between the Guthridge Ct. 
residential development and Technology Parkway South.  The residential 
development shall include a dedicated pedestrian / bicycle access at the closest 
point of the easement. 
 
18. Millenial housing development shall not exceed 295 units. The units shall be 
limited to one and two bedroom floor plans.  
 
19.  Site development shall be substantially similar to plans prepared by Planners 
and Engineers Collaborative dated 11/18/15 except that buildings located along 
Guthridge Ct. and Peachtree Industrial Boulevard shall maintain a 10 ft. setback 
from the property line and that 10 ft. strip shall be landscaped with plant material 
approved by Staff. 
 
20. The owner or subsequent developer shall landscape and maintain the right-of-
way immediately in front of the millenial housing project along Peachtree 
Industrial Boulevard. 
 
21. Site amenities shall include: pedestrian / bike trail; fitness facility, a dog park, an 
electric car recharge station, and a lake dock; No children’s playground equipment 
shall be permitted. 
 
22. A central mail kiosk and a trash and recycling station shall be designed to 
match the main buildings and shall be located near Guthridge Ct. 
 
23. Every reasonable effort shall be made to preserve specimen trees near the 
lakes. 
 
24. Building designs shall incorporate features that are compliant with Peachtree 
Corners’ Green Building Ordinance wherever practical. 
 
 
 



























































































































 
 

A&R Engineering Inc. 
2160 Kingston Court, Suite O 
Marietta, GA 30067 
Tel: (770) 690-9255  Fax: (770) 690-9210 
www.areng.com 

M e m o r a n d u m       
 
To:    Belmont Associates 
From:    Geoff K. Warr, PE, PTOE 
Date:    December 21, 2015 
Subject:  Trip Generation Comparison Memorandum for Twin Lakes at Tech Park Project 

                                                                                                                                                                   
 
The purpose of this memorandum is to determine the trip generation that will result from the proposed 

Twin Lakes at Tech Park project.   Twin Lakes  is  located  in  the northeast corner of  the  intersection of 

Peachtree Industrial Boulevard and Guthridge Court in Norcross, Georgia. The proposed redevelopment 

will consist of 295 multi‐family apartments units.   The two existing office buildings will be demolished 

for redevelopment.   The re‐developed site will also occupy the undeveloped  lot zoned for 15,000 sf of 

Warehouse/Distribution.   The development will be  served by  two‐full access driveways on Guthridge 

Court.  
 

 
Figure 1 – Site Overlay 

 

METHODOLOGY 

The Institute of Transportation Engineers has published data sets for estimating trip generation in the 9th 

edition of the Institute of Transportation Engineers (ITE) Trip Generation report. This reference contains 

traffic volume count data collected at similar facilities nationwide. The trip generation for the proposed 

redevelopment of the site  is based on the following  ITE Land Uses: 220 – Apartments. Trip generation 

estimates  for  the  existing  buildings  are  based  on  the  following  ITE  Land Uses:  710  – General Office 

Building, 152 – High‐Cube Warehouse/Distribution Center. In order to calculate the total additional trips 

generated  from  the proposed  redevelopment,  the  trips generated by  the existing development were 

subtracted from the new trips generated by the redevelopment. 
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DATA PROPERTIES 

The ITE Trip Generation report states the following for each land use considered: 

 

ITE 220 – Apartment 

“Apartments  are  rental  dwelling  units  located  within  the  same  building  with  at  least  three  other 

dwelling units, for example, quadraplexes and all types of apartment buildings.” It also states, “The peak 

hour of the generator typically coincides with the peak hour of the adjacent street traffic.” 

 

ITE 152 – High‐Cube Warehouse/Distribution Center 

“High‐cube  warehouses/distribution  centers  are  used  for  the  storage  of  materials,  goods  and 

merchandise prior to their distribution to retail outlets, distribution centers or other warehouses.  These 

facilities are typically characterized by ceiling heights of at least 24 feet with small employment counts 

due to a high level of mechanization.” 

 

ITE 710 – General Office Building 

“A  general  office  building  houses  multiple  tenants;  it  is  a  location  where  affairs  of  businesses, 

commercial  or  industrial  organizations,  or  professional  persons  or  firms  are  conducted.  An  office 

building  or  buildings  may  contain  a  mixture  of  tenants  including  professional  services,  insurance 

companies,  investment brokers and  tenant  services,  such as a bank or  savings and  loan  institution, a 

restaurant or cafeteria and service retail facilities”. 

  

Trip reductions to account for pass‐by trips and  internal mixed‐use trips do not apply to this single‐use 

residential development.  

 
CALCULATIONS 

The  trips  generated  based  on  ITE  methodology  mentioned  above  are  shown  below  in  Tables  1A 

(redevelopment) and 1B (existing development, to be demolished). 

 

24-Hour
Enter Exit Total Enter Exit Total 2-way

General Office Building 58,000 168 23 191 32 158 190 1,313

High-Cube Warehouse/Distribution Center 15,000 63 28 91 32 73 105 1,401

231 51 282 64 231 295 2,714

Table 1

Trip Generation - Existing Office Buildings and Vacant Lot zoned for Distribution 

Warehouse

Land Use Size
A.M. Peak Hour P.M. Peak Hour

Total with Reductions  
 

24-Hour
Enter Exit Total Enter Exit Total 2-way

Apartment 295 21 86 107 87 46 133 1,396

21 86 107 87 46 133 1,396

Land Use Size
A.M. Peak Hour P.M. Peak Hour

Total with Reductions

Table 2

Trip Generation - Proposed Multi-Family Apartment Units
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24-Hour
Enter Exit Total Enter Exit Total 2-way

231 51 282 64 231 295 2,714

21 86 107 87 46 133 1,396

-210 35 -175 23 -185 -162 -1,318
-91% 69% -62% 36% -80% -55% -49%

Table 3

Trip GenerationComparison

Difference (Existing - Proposed Dev.)

Land Use Size
A.M. Peak Hour P.M. Peak Hour

Trip Generation - Existing Office & Vacant Lot for Dist. 
Warehouse

Trip Generation - Proposed Multi-Family Apartment Units

 
 
As shown in Table 3 above, the amount of daily traffic generated by the proposed development will be 

49% less than the traffic generated by existing development. 

 
ADDITIONAL INFORMATION 

As  part  of  this memorandum,  annual  average  daily  traffic  volumes were  collected  from  the Georgia 

Department of Transportation.  These counts are shown below. 

 
Station ID Location AADT 2014 

1350656 Peachtree Ind. Blvd. 
(west of Guthridge Ct) 47,700 

 
 

 
Figure 2 – Location of Traffic Counter 



 
CITY OF PEACHTREE CORNERS  

COMMUNITY DEVELOPMENT  
147 Technology Parkway, Suite 200, Peachtree Corners, GA 30092 

Tel: 678.691.1200 | www.cityofpeachtreecornersga.com 
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CITY OF PEACHTREE CORNERS  
COMMUNITY DEVELOPMENT DEPARTMENT 

 
VARIANCE ANALYSIS 

 
PLANNING COMMISSION DATE: FEBRUARY 9, 2016 
CITY COUNCIL DATE: MARCH 15, 2016 
 
CASE NUMBER  :V2016-001 (IN CONJUNCTION WITH SUP2015-003) 
ZONING  :C-2 
LOCATION  :PEACHTREE PARKWAY NEAR FORUM DRIVE 
MAP NUMBERS  :R6301 183 
ACREAGE  :19.6 ACRES 
REQUEST:  :STREAM BUFFER VARIANCE 
FUTURE DEVELOPMENT MAP:    PREFERRED OFFICE 
 
APPLICANT:  CITY OF PEACHTREE CORNERS  
  DOWNTOWN DEVEOPMENT AUTHORITY 
 
CONTACT:  DAN GRAVELINE, CHAIRMAN 
 
OWNER:  CITY OF PEACHTREE CORNERS  
  DOWNTOWN DEVEOPMENT AUTHORITY 
 
RECOMMENDATION:    APPROVE WITH CONDITIONS 
 
BACKGROUND: 
 
The subject property is a part of a 19.6 acre tract that is planned for the Town Center.  The 
development plans for the property were approved on 6/9/15.  Normally, any variances that are 
needed as part of a planned development are considered at the same time as the Special Use 
Permit or Rezoning application.  However, in this case, the Town Center drawings were not 
sufficiently developed to determine if any specific site variances would be required by the time 
of the public hearing last June.  As a result, the variances associated with SUP2015-003 are 
being presented at this time, as follows: 
 

1. Encroachment into the 50 ft. undisturbed buffer to construct a Gabion retaining wall. (A 
Gabion retaining wall is usually made of stone stacked against the slope that holds up 
rock wrapped in wire for support and drainage.) 

2. Encroachment into the 75 ft. impervious setback to accommodate surface and 
structured parking, a walkway, and a small portion of building. 
 

The drawing prepared by Hanes Gipson and Associates and labeled ‘Stream Buffer Variance 
Exhibit’ (last drawing with application) shows the requested encroachments resulting from the 
development proposed at the periphery of the Town Center.  In particular, the planned parking 
deck, some of the surface parking, the walkway around the Cinebistro building and the corner 
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fo the building, itself, encroach into the required stream buffer and setback.  The steep 
topography adjacent to the existing stream necessitates the use of retaining walls.  And the wall, 
along with the area needed to build the wall, trigger the variance request.  If this portion of the 
site had been flat, both the retaining wall and the encroachment would not be needed.  
 
A similar variance application (SUP2015-001) was approved on 4/21/15 for the other side of the 
stream. In that situation, the encroachment was also the result of a retaining wall adjacent to 
required parking.  To compensate for the buffer loss, the applicant in that case set aside land to 
be used for green space.  In this case, the Downtown Development Authority is developing a 
two acre town green that will be used as both passive and active open space. 

 
 
RECOMMENDATION: 
 
Approve V2016-001, subject to the following conditions:  

 
1. An encroachment into the 50 ft. undisturbed buffer and 75 ft. impervious stream 

setback line shall be permitted for the improvements planned along a portion of the 
southern property line as shown on the submitted Hanes Gipson and Associates 
drawings dated 1-22-16. 
 

2. The face of the Gabion retaining wall shall be vegetated as shown on the submitted 
Hanes Gipson and Associates drawings dated 1-22-16. 
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January 22, 2016 

 
 
City of Peachtree Corners 
147 Technology Parkway, Suite 200 
Peachtree Corners, Georgia 30092 
 
SUBJECT:   Peachtree Corners Town Center 

Letter of Intent for Variance 
 
To whom it may concern, 
 
 Haines, Gipson & Associates, on behalf of the property owner, Development Authority of the City of Peachtree 
Corners, is requesting approval for variance from the City’s Code of Ordinance, Chapter 18, Article III, Section 18-50 
Land Development Requirements. The requested variance and reasoning is as follows: 
 

• Allowance of a 0.26-acre temporary encroachment into the 50-foot Undisturbed Stream Buffer for construction 
of a permanent pervious Gabion Retaining Wall system and pervious 2:1 slope. 
o Impacts to this portion of the buffer have been minimized as much as feasibly possible by the installation a 

vertical parking structure to support the surrounding public, retail, restaurant, and office facilities. 
o No impervious surface is proposed within this buffer. 
 

• Allowance of a 0.08-acre permanent encroachment into the 75-foot Impervious Setback along the stream. 
o Impacts to this portion of the buffer have been minimized as much as feasibly possible. 
o Encroachment is required for a portion of the surface parking and vertical parking structure. Stormwater 

runoff from these areas will be treated to ensure water quality if maintained and excess runoff rates will be 
controlled onsite, prior to discharging into the existing creek. 

o Encroachment is also required for the connection of a Public Walking Trail that is slated to be installed 
along the creek and connect to a Public sidewalk, located on the eastern side of the proposed Movie 
Theater, which will connect to the proposed Public Park. 

 
 
Thank you for your time and consideration. 
 
 
Haines, Gipson & Associates 
 
 
 
Luke Ferguson, P.E., GSWCC Cert. #72082 
Associate 
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