In response to the state of emergency in Georgia regarding COVID-19 (“Coronavirus”), the Planning
Commission meeting will be held via a “WebEx” online meeting platform, which will be broadcast on YouTube
(https://youtu.be/cb0-V-K96OY). Members of the public may provide emailed comments at
planning@accgov.com prior to 12:00 noon on the day before the meeting. Members of the public may also
address the Planning Commission via electronic communication provided in the Auditorium at 120 West
Dougherty Street, subject to safe distancing measures.

ATHENS-CLARKE COUNTY PLANNING COMMISSION
FINAL AGENDA
MARCH 4, 2021 - 6:00 P.M.
120 W. Dougherty Street
GENERAL BUSINESS
1. Introduction of Staff reports and all other documents submitted to the Planning Commission at this meeting
into the official record
2. Approval of February 4, 2021 Planning Commission meeting minutes
3. MACORTS review and public comment
OLD BUSINESS
1. OLD ELBERTON ROAD – PD-2020-10-2876
TABLED BY APPLICANT
Type I – Master Planned Development
Petitioner: W. Charles Ross
Owner:
FAE Clarke, LLC
Request: From Rural to Traditional Neighborhood; From AR (Agricultural Residential) to RS-8 (PD)
(Single-Family Residential, Planned Development)
Tax ID:
p/o 273 001
2. 5090 & 5098 OLD JEFFERSON ROAD – ZONE-2020-09-2607
TABLED BY APPLICANT
Type II – Rezone
Petitioner: Cabot Creek Consulting
Owners: Clyde William Taff Estate & Bennie Mae Taff Estate
Request: From RS-8 (Single-Family Residential) to RS-5* (Single-Family Residential Zoning with
Conditions)
Tax ID:
103 001 & 103 001A
3. 100 NEWTON BRIDGE ROAD – PD-2020-10-2875
Type II – Master Planned Development
Petitioner: Ed Lane / Smith Planning Group
Owner:
Westclox Rocks
Request: From I (Industrial) to E-O (PD) (Employment-Office, Planned Development)
Tax ID:
112 003
NEW BUSINESS
1. 255 & 295 RESEARCH DRIVE – ZONE-2020-11-3179
Type I – Rezone
Petitioner: Jeff Koon / Stratus Development Group
Owner:
JWM Rentals, LLC
Request: From Employment to Mixed Density Residential; From C-O (Commercial-Office) to RM-1*
(Mixed Density Residential Zoning with Conditions)
Tax ID:
174D 002A & 174D 002B

2. 252 GEORGIA DRIVE – SUP-2020-12-3507
Type I – Special Use Permit
Petitioner: Ed Lane / Smith Planning Group
Owner:
Armour Properties
Request: Special Use in RM-2, A (Mixed Density Residential, Airport Overlay)
Tax ID:
172C1 C005
3. 1015 MACON HIGHWAY – ZONE-2021-02-306
Type II – Amendment to Zoning Condition
Petitioner: Michael B. Thurmond / Armentrout Matheny Thurmond
Owner:
Board of Control of TKE Fraternity
Request: Amendment to C-N* (Commercial-Neighborhood Zoning with Conditions)
Tax ID:
132D3 029
4. 610 EPPS BRIDGE PARKWAY – SUP-2021-02-307
Type II – Amendment to Special Use
Petitioner: Jeff Carter / Carter Engineering Consultants
Owner:
Chestnut Grove Baptist Church
Request: Amendment to Special Use in RS-25 (Single-Family Residential)
Tax ID:
074 B001
OTHER BUSINESS
1. Planning Commission Chair’s Report
2. Planning Director's Report
3. Miscellaneous announcements

NOTICE
A qualified interpreter for the hearing impaired is available upon requests at least ten (10) days in advance of this meeting.
Please call (706) 613-3515, [TDD (706) 613-3115] to request an interpreter.

STAFF REPORT
MASTER PLANNED DEVELOPMENT
CASE NUMBER PD-2020-10-2875
100 NEWTON BRIDGE RD
March 4, 2021
GENERAL INFORMATION AND PROPOSED DEVELOPMENT
I. THE REQUEST
APPLICANT ............................................................. Ed Lane, Smith Planning Group
OWNER .................................................................... Westclox Rocks LLC
ZONING REQUEST ................................................ From I to E-O (PD)
TYPE OF REQUEST................................................ Type II
LOCATION .............................................................. 100 Newton Bridge Rd
COUNTY COMMISSION DISTRICT .................... 3
SIZE OF REZONING AREA ................................... 35.12 acres
PRESENT USE ......................................................... Bottling Plant / Office / Vacant space
PROPOSED USES ................................................... Mixed-use: Retail, Residential, Industrial, Office &
Hotel
TAX MAP NUMBER ............................................... 112 003
ADJACENT USES AND ZONING ......................... (N) Power Partners/I
................................................................................... (S) Dairy Pak Rd; East Georgia Communications/I
................................................................................... (E) Georgia Power/I
................................................................................... (W) Newton Bridge Rd; Terrapin Brewery, Credit
Union, Southeastern Color Lithographers, Girl Scouts
NE GA Council/I; ACC Fleet Management/G;
undeveloped/C-G
STAFF RECOMMENDATION ............................... Denial
PLANNING COMMISSION .................................... Pending
II. PURPOSE
The purpose of this request is to rezone one parcel currently zoned I (Industrial) to E-O (PD)
(Employment Office, Planned Development) to construct a mixed-use residential, retail, industrial, office
and hotel development on a 35.12-acre site. A planned development is being requested due to several
requested waivers of required standards to provide design flexibility. A planned development includes a
binding application report, site plan, and architectural elevations as a guarantee to the community that
what is proposed would be constructed. The request does not require amending the Future Land Use Map
designation from Employment Center.
III. EXISTING CONDITIONS OF SUBJECT PROPERTY AND VICINITY
The subject parcel is the site of the former WestClox manufacturing facility, which currently has a Terrapin
Brewery warehouse and a pending Wayfair call center with some surface parking and loading docks. The
building fronts Newton Bridge Road with three driveways (one closed off) and parking between the building
and the road. It also has one driveway to the south off Dairy Pak Road that provides access to some parking
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and the rear loading facilities. A narrow strip of the subject property extends east off the northeast corner
to a railway line.
The property currently has a primary structure (recently divided for Terrapin and Wayfair) and two
outbuildings. The primary building was constructed in 1954 and an addition was built on the north end in
the 1990’s. The larger of the two outbuildings is a steel frame structure of approximately 7,000 square feet,
while the other outbuilding has a silo form.
The facility is mostly surrounded by other industrial uses zoned I (Industrial). ACC Fleet Management is
across Newton Bridge to the west and zoned G (Government). To the southwest, at the intersection of
Newton Bridge Road, Barber Street, Dairy Pak Road and Chase Street, lies a vacant parcel zoned C-G
(Commercial-General).
IV. PROPOSED DEVELOPMENT
The proposal is to rezone the site to E-O (PD) (Employment-Office, Planned Development) for the
construction of a hotel, residential, retail, industrial and office mixed-use development. The application
report indicates the intent to renovate the site by opening up the main building, adding pedestrian
improvements, new surface parking and a residential component. The proposal is for flexible space
accommodating non-manufacturing uses, while keeping manufacturing to the north (existing) and rear. The
remainder of the older portion of the primary structure will have a pedestrian network with professional
services or office and retail space. Future residential space is planned in new structures along Newton
Bridge Road and for a separate hotel building along the southern end of the property. An outdoor plaza or
event space is planned between the main building and Newton Bridge Road, which could be used for large
special events or smaller performances. The intent is to maintain an industrial aesthetic, open up space for
flow and incorporate current standards for parking and landscaping.
The 1990’s addition has been converted by Terrapin Beer Company for a new packaging and shipping
facility. The southern portion of that addition has been renovated for a Wayfair customer service facility.
The design architecturally matches existing structures on the property and in the vicinity. The residences
will consist of 100 two-bedroom dwellings and 100 one-bedroom dwellings for a total of 300 bedrooms.
The project will have several surface parking lots that connect throughout the development. Drives will
interconnect to the Power Partners property to the north to allow ingress and egress for larger trucks serving
the Terrapin storage facility.
The development is seeking to provide multiple options for transportation. The property is located along
an Athens Transit route and the project provides pedestrians and bicycle connections. The long-range plan
is to connect to a future ACC greenway planned to follow the western side of the North Oconee River.
Also, the Athens in Motion plan has a future shared use path along Barber Street, which this project intends
to extend and connect with its interior bike/pedestrian infrastructure.

COMPATIBILITY WITH COMPREHENSIVE PLAN
I. COMPATIBILITY WITH FUTURE LAND USE MAP
The Future Land Use Map indicates that the subject parcel currently has an Employment Center designation,
which is described as follows:
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These are areas of industry, office, research parks, and flex-space mixed uses. Two types of employment
areas are distinguished in the land-use classifications for the specific properties. The first type is largescale employment areas, which include large industrial areas, manufacturing, office parks, and research
centers. Housing is incompatible with these areas. As these areas are generally not visible from the main
corridors of the community, design standards should only be employed within areas that are visible from
main corridors and for buffering adjacent residential areas. The second type of employment area is smaller
in scale and is appropriate to be in close proximity to a neighborhood area. Design standards regulating
building placement, landscaping, and buffering should apply. Housing and small amounts of retail may be
compatible in some areas.
The proposed E-O zoning is compatible with the existing Employment Center designation per the
Compatibility Matrix in Chapter 9-4.
II. COMPATIBILITY WITH VISION STATEMENTS, ISSUES AND OPPORTUNITIES &
POLICIES
Some of the relevant Comprehensive Plan vision statements, opportunities, and policies:






Policy: Encourage the appropriate development of Research Parks, Business Parks and/or Incubation
Parks.
Policy: A mix of housing types, including workforce and life-cycle housing, will be encouraged.
Policy: Athens-Clarke County will continue to encourage redevelopment and infill development in
preference to Greenfield development.
Policy: Athens-Clarke County will support residential and non-residential in-fill development that
positively contributes to the character of existing neighborhoods and meets the goal of providing
housing and services close to existing infrastructure.
Opportunity: Sustainable development should achieve a balance that satisfies the community’s housing,
recreational, educational, commercial, and industrial needs.

COMPATIBILITY WITH ZONING MAP AND ORDINANCE STANDARDS
I.

COMPATIBILITY WITH ZONING MAP

The purpose of this request is to rezone 100 Newton Bridge Road from I (Industrial) to E-O (PD)
(Employment Office, Planned Development) for a commercial, entertainment, residential and industrial
development. The area immediately surrounding the subject parcels is comprised of three zoning categories
- I (Industrial), G (Government) and C-G (Commercial-General). The proposal is to introduce an E-O
zoning district into the area. The result would be a slightly less intensive industrial zoning district along
Newton Bridge Road that allows for residential use. Otherwise, the proposed zoning is similar to the
adjoining districts, so Staff finds that approval would not create an isolated zoning district.
II. COMPATIBILITY WITH ORDINANCE STANDARDS
All exemptions to the zoning and development standards must be identified in the application prior to
approval of a binding proposal since the development would otherwise be expected to adhere to the
ordinance standards. Staff finds the plans comply with the applicable zoning standards, except for the
following six requested waivers:
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1. Waiver from Community Tree Management Section 8-7-15, conserved canopy, which specifies that the
minimum conserved tree canopy in the E-O zone is 15%.
A waiver has been requested to reduce the conserved tree canopy of the proposed mixed use, multistructure project to 3.91% and seek alternative compliance to reach the required conserved and planted
figure of 40%. The applicant would like to remove a portion of the existing canopy due to the presence
of the invasive Callery Pear (Pyrus calleryana) and also replace existing perimeter trees with more
plantings throughout the site. Staff comments on this requested waiver are in the “Environment” section
of this report.
2. Waiver from Zoning and Development Regulations Sections 9-11-2(L3) Percentage of Residential space
in an E-O zoned project
The project is proposing two residential structures, which would increase the allowable amount of
residential square footage from 20% to 35% of the total building square footage. Information has not
been provided to determine the proposed multifamily square footage. The application report mentions
that total building square footage upon project buildout would be over half a million square feet, so a
maximum 35% limit would allow for 175,000 sf of residential space.
3. Waiver from Zoning and Development Regulations Sections 9-11-2 Allowable Uses
A waiver has been requested to allow Light Manufacturing, Food Processing, Manufacturing of NonOdiferous Foods, Distribution Centers, Kennels, Wholesale Storage & Distribution, Commercial
Outdoor Recreation, and Day Care. These uses would be contained to the north and eastern portions of
the development. The waiver would also maintain the conforming use status of the existing Terrapin
distribution center. In addition to these requested uses, all other E-O uses permitted by Code would be
allowed, except for the several uses listed in the application report that would be voluntarily prohibited,
such as various residential types (single-family, duplexes, etc.), auto sales, school, nursing home and
mortuary.
4. Waiver from Zoning and Development Regulations Sections 9-11-2(L1) Allowable Use size restriction
A waiver is requested to remove the maximum 10,000 sf allowance for retail and restaurant use. The
listed waivers in the application report denote 100,000 sf as the maximum for retail and 65,000 for
restaurant use.
5. Waiver from Zoning and Development Regulations Sections 9-11-2 Allowable Uses
A waiver is requested to allow a Theater (under 1,000 seats). The table of permitted uses attached to
the application report also denotes the otherwise prohibited use of commercial outdoor recreation.
Permanent event space will be constructed as an integral part of the Planned Development.
6. Waiver from Zoning and Development Regulations Sec. 9-25-8 C. 3. Block Size
A waiver is requested to exceed the maximum allowable block size of 3 acres for the residential
component. The site plan denotes a multifamily area of 5.27 acres, unbroken by a street or 50’ wide
natural area. No screening or additional buffering is proposed between residential and non-residential
uses.
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EFFECT ON COMMUNITY
I.

BALANCE OF LAND USES IN ATHENS-CLARKE COUNTY

As compared to the existing property uses, the proposed planned development entails a decrease in possible
industrial space, and an increase in residential and commercial space. Athens-Clarke County has seen a lot
of multifamily development in the past few years, but this proposal would introduce an isolated mixed-use
development, including 200 multifamily dwellings, in an area of predominately industrial and commercial
uses. Except for the restriction of industrial uses to the northern and eastern portions of the existing building
per a land use legend in the application report, the potential use or uses of over 180,000 sf of building space
is unknown, as it is requested to be “flex space” with the future use(s) based on market demand.
II.

POPULATION

The resident population of the immediate area would increase with this proposal since the request includes
the construction of 300 bedrooms.
III. ENVIRONMENT
The Athens-Clarke County Environmental Areas Map does not indicate the presence of protected
environmental areas within the boundaries of the proposed planned development.
The same tree management plan that had been submitted as part of the Preliminary submittal has been
resubmitted with the Master Plan. The Athens-Clarke County Arborist had reviewed the plan at time of
Preliminary submittal and made the following comments:


The Tree Management Plan denotes a conserved forested area, but only counts 23 trees planted within
the last year as conserved canopy. The forested area should be noted on the plans and the recently
planted trees removed as conserved canopy calculations. They are not close to maturity and provide
very little ecosystem service at this point. Staff can judge the waiver without those trees being counted;
however, attempts should be made to first find areas for reforestation prior to utilizing individually
planted trees to make up the difference for conserved canopy. Conserved and planted canopy need to
exceed what is currently shown to make up for the waiver request and larger stature trees should be
mixed throughout the site.



Standard-size, two-space parking islands can support one large canopy tree or two medium canopy
trees; parking peninsulas cannot support large canopy trees. Please amend the plans and adjust the
canopy figures, as well as plantings, if needed.



Raised walkways should be provided throughout the parking lot, which typically traverse through
parking islands; any adjustments must correspond to proper practices on the plan and canopy figure
adjustments must be reflected on the plans.



If overhead utilities are to be relocated along Dairy Pak Road, as indicated on the plans, then large
canopy street trees will be required.
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If loading docks are to be retained/utilized on the eastern side of the property, then trees should be
limited in areas of ingress/egress as their lifespan is often shortened in those high traffic zones.



Other existing trees on the site are not shown. Are they to be removed?



Athens Clarke County is committed to tree species diversity. Staff would like to see a list of proposed
species for planting and utilization of more diversity than is seen in a standard, by-right development.

The tree management plan associated with this Planned Development proposal has been reviewed for
general compliance only. The plan would be binding only in regards to the conserved canopy waiver
request, but the aforementioned comments do not preclude compliance with all other technical standards
regarding the installation and maintenance of trees as provided for in the Community Tree Management
Ordinance.
IV.

TRAFFIC, TRANSPORTATION, & TRANSIT

Athens-Clarke County Transit serves a route through the area with bus stops along Newton Bridge Road.
A bus shelter is proposed along the Newton Bridge Road frontage.
The plan also proposes a future connection to the ACC Greenway and Sandy Creek Nature Center utilizing
a 50-ft wide strip of land that extends to the active rail line.
The ACC Transportation and Public Works Department has reviewed the application materials and has the
following transportation-related comment:

V.

All public sidewalk along the frontages must be located within the R/W.
GRADING AND DRAINAGE

The application report indicates that the existing stormwater detention and water quality facilities would be
upgraded to a 40,000 square foot micro pool, an extended detention wet pond or other similar facility. The
development is also seeking to infiltrate precipitation throughout the site with rain gardens, enhanced
swales, bioslopes and grass channels.
The ACC Transportation and Public Works Department has reviewed the application materials and has
the following drainage-related comment:

VI.

Stormwater management must provide runoff reduction in accordance with ACC requirements.
WATER AND SEWER AVAILABILITY

The Athens-Clarke County Public Utilities Department comments that water and sanitary sewer services
are available for this development.
VII. FIRE PROTECTION
The Athens-Clarke County Fire Marshal has reviewed this request and has the following comments:
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Fire protection can be provided without any services being affected or additional cost for fire
equipment or personnel.
Fire apparatus can access the project.
Buildings must have sprinkler and alarm systems.

RECOMMENDATIONS
I. STAFF RECOMMENDATION – Denial
The purpose of the planned development request is to rezone one parcel at 100 Newton Bridge Road from
I (Industrial) to E-O (PD) (Employment-Office, Planned Development), and to waive several applicable
ordinance standards to construct a residential, commercial, industrial and hotel development on the former
WestClox property. The requested zoning is compatible with the existing Employment Center Future Land
Use designation, which advocates a mix of industry, office and flex-space uses. The Employment Center
designation also describes two types of appropriate development; one is large-scale office or industrial parks
where residences are not appropriate, while the other is smaller in scale with limited residential use. This
proposed development has qualities of both types, being large scale with residential use. Newton Bridge
Road is classified as a minor arterial and the plan reflects that through plantings, landscaped space between
the road and buildings, design standards and alternative transportation options.
The request would establish the only E-O zoning along Newton Bridge Road. However, the proposed
zoning is compatible with the existing Employment Center Future Land Use designation, and the proposed
zoning is similar to adjoining industrial and commercial districts.
The proposed development would attract visitors to a destination site in an area with predominantly
industrial and pass-through traffic, so it has the potential to change the dynamic of the area. Staff sees the
primary issue as the introduction of residential uses in the midst of the industrial area. Experience with
previous flexible mixed-use developments have shown that adequate separation of uses and agreements on
hours of activity may help ameliorate any conflict between residents, the existing nearby industrial uses,
and the proposed entertainment activities. Another concern is whether the proposed residential use would
deter further investment in the development or redevelopment of nearby industrial properties.
The application report states that residential development “is paramount” for the next phase. However, as
expressed during the preliminary review, it is the opinion of Staff that the multifamily use should be
developed after, or concurrently with, the new proposed commercial uses to ensure that the “General Time”
Planned Development will be a true mixed-use development. The phasing plan as currently presented
shows the development of the warehouse space as phases 1a & 1b; however, beyond that, all other aspects
of the site are categorized as “future phases.”
Further clarity for the proposed uses and their maximum square footages is still needed. Waivers have been
requested to remove the maximum allowable square footage for Retail and Restaurant uses and to allow
other uses not typically allowed in an E-O zone. However, except for a few prohibited uses, there is no
clear indication of how the 181,000 sf of “flex space” will be used. While the desire for flexibility is
understood when future tenants are unknown at this time, it is difficult at this time to gauge the future impact
of a Planned Development that could range from 181,000 sf of additional office space, medical center or
church use, or half of that space for an undetermined industrial use.
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As with the Preliminary submittal, Staff notes again that the majority of the illustrated signage does not
meet Code, and signage is not a subject matter allowed by Code to be considered during the Planned
Development process.
Staff supports the concept of a true mixed-use development at this location. However, many of the same
concerns and issues expressed in the preliminary PD staff report still remain. Therefore, Staff recommends
a Denial due to the following issues:
1. The multifamily use should be developed only after - or concurrently with - the proposed commercial
uses; beyond the existing development, future phasing remains ambiguous.
2. The amount of proposed residential square footage should be provided to confirm the requested 35% of
total development square footage is adequate.
3. The application should provide for adequate separation of uses and agreements on hours of activity to
reduce potential conflict between residents, the existing nearby industrial uses, and the proposed
entertainment activities.
4. Several revisions should be made to the Tree Management Plan (TMP) and site plan per the ACC
Arborist comments in the “Environment” section of this report, including proper mitigation for the
requested conserved tree canopy waiver.
5. Maximum size limits should be denoted for each possible use to ensure mixed-use development instead
of single-use.
II.

PLANNING COMMISSION RECOMMENDATIONS – Pending

The Planning Commission will consider the request at their regular meeting on March 4, 2021.
III.

CURRENT STATUS

The proposal and the Planning Commission recommendation are tentatively scheduled for presentation to
the Mayor and Commission at their agenda setting on March 16, 2021. The Mayor and Commission are
tentatively scheduled to take action on this proposal on April 6, 2021.
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Report for 100 Newton Bridge Road
Reviewed
X

Not Applicable

X

Zoning Criteria for Type II Applications
1. The proposed rezoning conforms to the future development map, the
general plans for the physical development of Athens-Clarke County,
and any master plan or portion thereof adopted by the Mayor and
Commission.
2. The proposed special use meets all objective criteria set forth for that
use provided in the zoning ordinance and conforms to the purpose and
intent of the comprehensive plan and all its elements.

X

3. Public services, which include physical facilities and staff capacity,
exist sufficient to service the proposed rezoning.

X

4. The proposed rezoning will not adversely affect the balance of land
uses in Athens-Clarke County.

X

5. Existing land use pattern surrounding the property in issue

X

6. Possible creation of an isolated district unrelated to adjacent and nearby
districts

X

7. Population density pattern and possible increase or over-taxing of the load on
public facilities including, but not limited to, schools, utilities and streets

X

8. The cost of the Unified Government and other governmental entities in
providing, improving, increasing or maintaining public utilities, schools,
streets and other public safety measures

X

9. The possible impact on the environment, including but not limited to,
drainage, soil erosion and sedimentation, flooding, air quality and water
quantity

X

10. Whether the proposed zoning amendment will be a deterrent to the value or
improvement of development of adjacent property in accordance with existing
regulations

X

11. Whether there are substantial reasons why the property cannot be used in
accordance with existing zoning; provided, however, evidence that the
economic value of the property, as currently zoned, is less than its economic
value if rezoned as requested will not alone constitute a significant detriment

X

12. The aesthetic effect of existing and future use of the property as it relates to
the surrounding area

X

13. Whether there are other existing or changing conditions affecting the use and
development of the property which give supporting grounds for either approval
or disapproval of the zoning proposal

Public Notice
In accordance with Section 9-4-9(E), public notice of this zoning request was posted on or near the subject
property on February 17, 2021.
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STAFF RECOMMENDATION
ZONING MAP AMENDMENT
CASE NUMBER: ZONE-2020-11-3179
255 & 295 RESEARCH DRIVE
MARCH 4, 2021
GENERAL INFORMATION AND PROPOSED DEVELOPMENT
I. THE REQUEST
APPLICANT ............................................................. Jeff Koon / Stratus Development Group
OWNER .................................................................... JWM Rentals, LLC
FUTURE LAND USE REQUEST ........................... From Employment Center to Mixed Density
Residential
ZONING REQUEST: .............................................. From C-O (PD) (Commercial-Office, Planned
Development) to RM-1* (Mixed Density Residential
Zoning with Conditions)
TYPE OF REQUEST................................................ Type I
LOCATION .............................................................. 255 & 295 Research Drive
COUNTY COMMISSION DISTRICT .................... 4
SIZE OF SUBJECT AREA ...................................... 6.441 acres
PRESENT USE ......................................................... Undeveloped
PROPOSED USE ...................................................... Multifamily
TAX MAP NUMBERS ............................................ 174D 002A & 174D 002B
ADJACENT USES AND ZONING ......................... (N) Multifamily dwellings / RM-2 & RM-2 (PD)
(E) Government Office / C-O
(S) Research Dr.; Multifamily dwellings / C-O (PD);
Offices / C-O
(W) Utility substation / G
STAFF RECOMMENDATIONS:
Future Land Use ........................................................ Approval
Rezone ....................................................................... Denial
PLANNING COMM. RECOMMENDATIONS:
Future Land Use ........................................................ Pending
Rezone ....................................................................... Pending
II. PURPOSE
The request is to rezone the subject parcels located at 255 and 295 Research Drive from C-O (PD)
(Commercial-Office, Planned Development) to RM-1* (Mixed Density Residential Zoning with
Conditions). The request requires a corresponding change in the Future Land Use designation of the subject
property from Employment Center to Mixed Density Residential.
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III. EXISTING CONDITIONS OF SUBJECT PROPERTY AND VICINITY
The two subject parcels are located on the north side of Research Drive, adjacent to the Northeast Georgia
Regional Commission offices. The Official Zoning Map denotes the subject parcels as having a C-O (PD)
(Commercial-Office, Planned Development) designation. The property was zoned I (PD) (Industrial,
Planned Development) prior to the countywide rezoning in 2000. Staff research found record of a rezoning
from O-I (Office-Institutional) to RD (Research and Development) in 1982, but has been unable to locate
the source of the current PD designation. A building at the 295 Research Drive location, which formerly
housed a veterinary research facility, was demolished in 2018. The Planning Commission considered a
rezoning request similar to this one, but without a binding plan, at their regularly scheduled meeting on
June 4, 2020 and recommended denial, after which the application was withdrawn prior to Mayor &
Commission consideration.
The surrounding properties are zoned C-O, RM-2 (Mixed Density Residential) and G (Government) and
are developed as commercial offices, multifamily residences, and a Georgia Power substation, respectfully.
The subject property is not within a locally designated or National Register historic district, nor does it
contain a locally designated historic landmark.
IV. PROPOSED DEVELOPMENT
The application report denotes an intent to develop the property for multifamily dwellings with a binding
site plan, which shows six structures and denotes 28 three-bedroom units for a total of 84 bedrooms. The
maximum density for the subject property is 103 bedrooms.
The plan provides 78 parking spaces, six less than the number of proposed bedrooms. The minimum
required number of parking spaces is 56.
A tributary of the North Oconee River runs along the rear (northern) property line. A 75-foot riparian buffer
is required and shown on the plan.
One point of vehicular access from Research Drive is depicted on the plan. A second point of access is not
required since the application report denotes that the estimated trip generation would not exceed 250 vehicle
trips per day.

COMPATIBILITY WITH COMPREHENSIVE PLAN
I.

COMPATIBILITY WITH FUTURE LAND USE MAP

The 2018 Future Land Use Map designates the subject property as Employment Center, which is defined as
follows:
These are areas of industry, office, research parks, and flex-space mixed uses. Large-scale employment
areas, which include large industrial areas, manufacturing, office parks, and research centers is
incompatible with housing. Smaller scale employment areas are appropriate to be in close proximity to a
neighborhood area. Design standards regulating building placement, landscaping, and buffering should
apply. Small amounts of retail may be compatible in some areas.
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The proposal is to rezone the subject property to RM-1, which is incompatible with the Employment
Center designation per the Compatibility Matrix in ACC Code Chapter 9-4. Therefore, the proposal
includes a change to amend the Future Land Use designation to Mixed Density Residential, which is
described as follows:
These are residential areas where higher density residential development is allowed and intended. Limited
nonresidential uses designed at a neighborhood scale may be incorporated into these areas (e.g. churches,
schools, daycare facilities, small businesses and offices). Buildings should be oriented towards the street
and include streetscape enhancements. Their design should include connections between uses, good
pedestrian connections, and compatibility with public transit. Auto-oriented uses, such as vehicle repair
and maintenance, drive-through restaurants, and vehicle sales, are not included in this designation.
II. COMPATIBILITY WITH COMPREHENSIVE PLAN POLICIES
The following is a relevant 2018 Comprehensive Plan policy:


Infill housing should be promoted and concentrated in areas near commercial nodes, providing easy
access to everyday services.

COMPATIBILITY WITH ZONING MAP AND ORDINANCE STANDARDS
I.

COMPATIBILITY WITH ZONING MAP

The request to rezone the subject property to RM-1 will not technically create an isolated zoning district
since other RM-zoned parcels are located to the rear of the subject property. However, all other
properties adjoining the subject property and facing Research Drive are zoned as either C-O
(Commercial-Office) or G (Government).
II. COMPATIBILITY WITH ORDINANCE STANDARDS
The application report denotes an intent to develop the property for multifamily dwellings and a binding
site plan has been provided to illustrate the possibility of such a development.
The RM-1 zoning district allows for a maximum 55% lot coverage and the site plan denotes a much less
35%. The maximum density is 103 bedrooms for the 6.441-acre property and a much fewer amount of 84
bedrooms is proposed.
Scaled architectural elevations have not been provided, but any buildings would be subject to the maximum
30’ building height. The distance between some of the proposed building footprints scales at 12 feet. This
is the exact minimum for buildings no taller than 24 feet in height. Code requires a minimum distance of
one-half the height of the tallest building, so a maximum 30’ tall building would require a 15’ building
separation.
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EFFECT ON COMMUNITY
I.

BALANCE OF LAND USES IN ATHENS-CLARKE COUNTY

The request is to rezone the subject parcels from C-O (PD) (Commercial-Office, Planned Development)
to RM-1 (Mixed Density Residential). The application includes a binding development plan for
multifamily dwellings.
Athens-Clarke County has recently seen a significant increase of multifamily developments. In the past
three years over 11,000 multifamily bedrooms have either been reviewed for permitting by right and/or
reviewed by the Planning Commission. While this 84-bedroom proposal would not be one of the larger
recent multifamily developments, taken into consideration with the other recent requests, the
accumulative effect creates a significant impact on the balance of land uses in Athens-Clarke County.
II. POPULATION
The binding site plan denotes 84 bedrooms.
III. ENVIRONMENT
According to the Athens-Clarke County Environmental Areas Map, a protected 75’ riparian buffer exists
along the rear of the subject property. A walking trail is shown as meandering through the riparian buffer,
but the limits of disturbance shown on the binding site plan denote that all other development activity will
remain outside the protected buffer. The provided tree management plan (TMP) denotes that the bare
minimums will be provided for the 35% conserved and 55% planted tree canopy areas.
IV. TRAFFIC, TRANSPORTATION, & TRANSIT
Property frontage is limited to Research Drive. Public sidewalk does not exist along the street frontage,
but would be required for any property development. ACC Transit does not serve the Research Drive
corridor.
The ACC Transportation and Public Works Department has reviewed the proposal and does not have any
transportation-related comments at this time.
V. GRADING AND DRAINAGE
The ACC Transportation and Public Works Department has reviewed the proposal and has the following
grading or drainage comment:


The stormwater management design must provide runoff reduction per ACC requirements.

VI. WATER AND SEWER AVAILABILITY
The ACC Public Utilities Department comments that public water and sanitary sewer are available.

4

VII. FIRE PROTECTION
The Athens-Clarke County Fire Marshal has the following comments:
 Fire & Emergency Services can provide fire protection without any services being negatively affected
or additional cost for fire equipment or personnel.
 Additional fire hydrants are needed.
 Fire apparatus can access the project.
 A vehicular turnaround shall be provided that meets International Fire Code 2018 edition.
 All buildings must have sprinkler systems.

RECOMMENDATIONS
I. STAFF RECOMMENDATIONS
Future Land Use – Approval
Rezone - Denial
The Comprehensive Plan promotes infill housing in areas near commercial nodes, providing easy access
to everyday services. However, the subject parcels are well over half a mile to the nearest commercial
node, and the Research Drive corridor lacks both a sidewalk network and an ACC transit route. AthensClarke County is presently experiencing a rapid escalation of multifamily development. The application
lacks adequate justification to rezone additional acreage for the same type of development. The
application report denotes the challenging site topography as an obstacle for commercial use, but a single
office building could require less site disturbance than the provided site plan and complement the other
modest office buildings in the immediate area without need of a rezoning. Another option is to provide
the same multifamily density by right through a mixed-use development.
Staff does find that the proposed Mixed Density Residential Future Land Use designation is more
appropriate than the current Employment Center designation for the area and for the current C-O zoning per
the Compatibility Matrix in ACC Code Chapter 9-4.
Therefore, Staff recommends approval of the proposed Future Land Use amendment and denial of the
proposed Zoning Map amendment.
If the rezoning is approved with the voluntary binding site plan condition, then another condition should be
added to provide a vehicular turnaround in conformance with the 2018 International Fire Code.
II. PLANNING COMMISSION RECOMMENDATION – Pending
The Planning Commission is scheduled to consider this request at their regularly scheduled meeting on
March 4, 2021.
III. CURRENT STATUS
The proposal and the Planning Commission recommendation are tentatively scheduled for presentation to
the Mayor and Commission at their agenda setting on March 16, 2021. The Mayor and Commission are
tentatively scheduled to hear and take final action on this request on April 6, 2021.
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REPORT FOR: 255 & 295 Research Drive
Zoning Criteria for Type I Applications
1.

The Future Development Map and its intended outcome, the general plans for the physical
development of Athens-Clarke County, and any master plan or portion thereof adopted by the
Mayor and Commission.

2.

The proposed rezoning will not adversely affect the balance of land uses in Athens-Clarke County.

3.

Public facility elements of the Comprehensive Plan and how the proposed change will affect the
provision of the services anticipated in the plan.

4.

The proposed use meets all objective criteria set forth for that use provided in the zoning ordinance
and conforms to the purpose and intent of the Comprehensive Plan and all its elements.

5.

The existing land use pattern surrounding the property in issue.

6.

The possible creation of an isolated district unrelated to adjacent and nearby districts.

7.

The population density pattern and possible increase or over-taxing of the load on public facilities
including, but not limited to, schools, utilities, and streets.

8.

The cost of the Unified Government and other governmental entities in providing, improving,
increasing or maintaining public utilities, schools, streets and other public safety measures.

9.

The possible impact on the environment, including but not limited to, drainage, soil erosion and
sedimentation, flooding, air quality and water quantity.

10.

Whether the proposed zoning amendment will be a deterrent to the value or improvement of
development of adjacent property in accordance with existing regulations.

11.

Whether there are substantial reasons why the property cannot be used in accordance with existing
zoning; provided, however, evidence that the economic value of the property, as currently zoned, is
less than its economic value if rezoned as requested will not alone constitute a significant detriment.

12.

The aesthetic effect of existing and future use of the property as it relates to the surrounding area.

13.

Whether there are other existing or changing conditions affecting the use and development of the
property that give supporting grounds for either approval or disapproval of the zoning proposal.

Public Notice
In accordance with Section 9-4-9(E), public notice of this zoning request was posted on or near the
subject property on February 17, 2021.
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STAFF REPORT
MASTER PLANNED DEVELOPMENT
CASE NUMBER SUP-2020-12-3507
252 GEORGIA DRIVE
March 4, 2021
GENERAL INFORMATION AND PROPOSED DEVELOPMENT
I. THE REQUEST
APPLICANT ............................................................. Ed Lane, Smith Planning Group
OWNER .................................................................... Armour Properties LLC
ZONING REQUEST ................................................ Special Use in RM-2 (A)
TYPE OF REQUEST................................................ Type I
LOCATION .............................................................. 252 Georgia Drive
COUNTY COMMISSION DISTRICT .................... 4
SIZE OF REZONING AREA ................................... 0.404 acres
PRESENT USE ......................................................... Mixed-Density Residential
PROPOSED USES ................................................... Mixed-Density Residential
TAX MAP NUMBER ............................................... 172C1 C005
ADJACENT USES AND ZONING ......................... (N) C-G
................................................................................... (S) Mixed-Density Residential
................................................................................... (E) Mixed-Density Residential
................................................................................... (W) Mixed-Density Residential
AIRPORT AUTHORITY RECOMMENDATION: . Denial
STAFF RECOMMENDATION ............................... Denial
PLANNING COMMISSION .................................... Pending
II. PURPOSE
The purpose of this request is to allow for a Special Use in a RM-2 (A) (Mixed-Density Residential,
Airport Overlay) zone to construct an additional multifamily unit in the form of a duplex. This Type I
application is required due to the property being located within the Airport Overlay zone (Approach Zone
2), which requires a Special Use Permit for multifamily development. The request does not require
amending the Future Land Use Map designation from Mixed-Density Residential.
III. EXISTING CONDITIONS OF SUBJECT PROPERTY AND VICINITY
The subject parcel is a RM-2 (Mixed-Density Residential) zoned lot of 0.404 acres. The parcel has
frontages on both Oconee Street and Georgia Drive.
The property currently has one residential structure - a single-family dwelling with three bedrooms. The
house was constructed in 1936, and an approximately 196 square foot addition constructed in 2005. The
parcel has a gravel driveway that fronts Oconee Street and leads to a gravel parking area at the rear of the
existing structure. There is pedestrian access from Georgia Drive to the front of the existing structure. The
lot is heavily vegetated with mostly Oak trees and other vegetation which obscure the existing structure
from the road.
1

This parcel is mostly surrounded by other RM-2 (Mixed-Density Residential) properties to the south, east
and west. The parcels to the north are zoned C-G (Commercial-General), but are primarily residential in
use.
The properties to the north that face Oak Street are also zoned C-G (Commercial-General) and include
Enterprise Rent-A-Car and Dairy Queen.
IV. PROPOSED DEVELOPMENT
The proposal is for a Special Use in the Airport Overlay Zone, Approach Zone 2 to allow for the proposed
multifamily development. No changes are proposed to the existing house. The application report indicates
the intent to construct a duplex on the southern end of the property, with each unit in the duplex containing
three bedrooms. The resulting total bedroom count on the property would increase from three to nine.
The proposed duplex will front Oconee Street, and a nine-space gravel parking lot will be constructed and
shared between the three dwellings. An existing driveway easement through the subject property will also
be maintained for residents of the adjacent property at 256 Georgia Drive. A proposed gravel patio and
sidewalk would be located in the rear of the proposed duplex.

COMPATIBILITY WITH COMPREHENSIVE PLAN
I.

COMPATIBILITY WITH FUTURE LAND USE MAP

The Future Land Use Map indicates that the subject parcel currently has a Mixed-Density Residential
designation, which is described as follows:
These are residential areas where higher density residential development is allowed and intended.
Limited nonresidential uses designed at a neighborhood scale may be incorporated into these areas (e.g.
churches, schools, daycare facilities, small businesses and offices). Buildings should be oriented towards
the street and include streetscape enhancements. Their design should include connections between uses,
good pedestrian connections, and compatibility with public transit. Auto-oriented uses, such as vehicle
repair and maintenance, drive-through restaurants, and vehicle sales, are not included in this designation.
building placement, landscaping, and buffering should apply. Housing and small amounts of retail may be
compatible in some areas.
The requested Special Use Permit does not include a proposed amendment to the Future Land Use
designation, which is compatible with the proposed development and RM-2 zoning district.
II. COMPATIBILITY WITH VISION STATEMENTS, ISSUES AND OPPORTUNITIES &
POLICIES
Relevant Comprehensive Plan statement:


Infill housing should be promoted and concentrated in areas near commercial nodes, providing easy
access to everyday services.
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COMPATIBILITY WITH ZONING MAP AND ORDINANCE STANDARDS
I.

COMPATIBILITY WITH ZONING MAP

The purpose of this request is to allow for an additional multifamily unit within an existing mixed-density
residential zone. This use would be permitted by right in a RM-2 zone, but the subject property location
within the Airport Overlay requires a Special Use Permit. The RM-2 zoning designation would not change.
II. COMPATIBILITY WITH ORDINANCE STANDARDS
All exemptions to the zoning and development standards must be identified in the application prior to
approval of a binding proposal since the development would otherwise be expected to adhere to the
ordinance standards.
The requested Special Use Permit is due to a proposed multifamily use on property within the Airport
Overlay Zone. Consideration by the Airport Authority and Special Use approval by the Mayor and
Commission are required per Code of Ordinances Section 9-13-4 (C).
As found in Section 9-20-5, the Athens-Clarke County Mayor and Commission shall consider the following:
A. Is the proposed use in conformance with all standards within the zoning district in which the use is
proposed to be located, and in conformance with relevant comprehensive plan policies implemented
by Athens-Clarke County and with all state or federal laws?
The multifamily use (three or more dwellings on one parcel) would be permitted by right within the RM-2
zone if not for the subject property location within the Airport Overlay. The Airport Authority
recommendation is noted in the “Recommendations” section of this report.
Staff has reviewed the binding plans and has determined that no variances to zoning or tree management
standards are required.
B. Is there adequate capacity of Athens-Clarke County facilities for water, sewer, paved access to and
through the development, electricity, urban storm drainage, and adequate transportation that can
and will be provided to and through the subject property?
The subject property is served by ACC water and sanitary sewer. A nine-space, gravel on-site parking lot
will be constructed and an existing driveway easement through the subject property will be maintained for
residents of 256 Georgia Drive. The gravel parking area will require a bordering material to contain the
gravel so it will not extend further into the yard.
C. Will the zoning proposal have an adverse impact on the surrounding area? When evaluating the
effect of the proposed use on the surrounding area, the following factors shall be considered:
1. Similarity in scale, bulk and coverage
2. Character and volume of traffic and vehicular parking generated by the proposed use and the
effects on surrounding streets. Increases in pedestrian, bicycle and mass transit use are
considered beneficial regardless of capacity of facilities.
3. Architectural compatibility with the surrounding area.
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4. The possible impact on the environment, including, but not limited to, drainage, soil erosion
and sedimentation, flooding, air quality and water quality, including the generation of smoke,
dust, odors or other environmental pollutants.
5. Generation of noise, light and glare.
6. The development of adjacent properties compatible with the future development map and the
zoning district.
7. Impact on future transportation corridors.
8. Impact on the character of the neighborhood by the establishment or expansion of the proposed
use in conjunction with similar uses.
9. Other factors found to be relevant by the hearing authority for review of the proposed use.
The proposed new duplex is similar in terms of scale to other multifamily dwellings in the immediate area.
This structure will add to the density of this particular lot, increasing from three to nine bedrooms, the
maximum allowed by the RM-2 zoning for the 0.404-acre parcel. The proposed multifamily development
is compatible with the Mixed-Density Residential Future Land Use designation.
The ACC Transportation & Public Works Department has commented that stormwater management is
required for the proposed development.

EFFECT ON COMMUNITY
I.

BALANCE OF LAND USES IN ATHENS-CLARKE COUNTY

The proposed development would add to the total number of multifamily units which exist within AthensClarke County. However, as the request is to add a single duplex, the proposal will not have a modest effect
on the balance of land uses in the immediate area, and negligible impact on Athens-Clarke County as a
whole.
II.

POPULATION

The resident population of the immediate area would increase with this proposal as the proposed new unit
contains six bedrooms.
III. ENVIRONMENT
The Athens-Clarke County Environmental Areas Map does not indicate the presence of protected
environmental areas within the boundaries of the subject parcel.
A Tree Management Plan has been submitted with this proposal. Below are comments regarding the
proposed plan:
 The Tree Management Plan denotes some utilities; however, Athens-Clarke County storm water
facilities are not noted [see “Grading and Drainage” section below].
 Trees are indicated based on size, but not in terms of species, so appropriateness of parking lot trees
cannot be determined.
The tree management plan associated with this Planned Development proposal has been reviewed for
general compliance only. The plan would be binding only in regards to the waiver request, but the
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aforementioned comments do not preclude compliance with all other technical standards regarding the
installation and maintenance of trees as provided for in the Community Tree Management Ordinance.
IV.

TRAFFIC, TRANSPORTATION, & TRANSIT

Athens-Clarke County Transit serves a route through the area with bus stops along Oak Street.
The ACC Transportation and Public Works Department has reviewed the application materials and has no
transportation-related comments at this time.
V.

GRADING AND DRAINAGE

The application report indicates that, due to the proposed addition of impervious surfaces, a stormwater
management plan is not required; however, the ACC Transportation and Public Works Department has
reviewed the application materials and has the following drainage-related comment:
 The stormwater management design must provide runoff reduction per the current ACC code.
VI.

WATER AND SEWER AVAILABILITY

The Athens-Clarke County Public Utilities Department comments that water and sanitary sewer services
are available for this development.
VII. FIRE PROTECTION
The Athens-Clarke County Fire Marshal has reviewed this request and has the following comments:
 ACCFES can provide fire protection without any fire services being affected or any additional costs
for personnel or equipment.
 No additional fire hydrants are needed.
 Fire apparatus can access the project from the roadway. A turnaround is not needed.
 Buildings must have sprinkler systems.

RECOMMENDATIONS
The purpose of this request is to construct a duplex with two 3-bedroom units on a parcel with an existing
three-bedroom house. The current zoning designation of RM-2, A (Mixed-Density Residential, Airport
Overlay) would remain and is compatible with the existing Mixed-Density Residential Future Land Use
designation.
I. AIRPORT AUTHORITY RECOMMENDATION – Denial
The Airport Authority is responsible for ensuring the protection of the airport from encroachment by
incompatible uses and minimizing the effects of noise and safety hazards associated with airport operations.
Therefore, the Authority has been given an opportunity to review and make a recommendation about the
proposed Special Use to the Planning Commission.
The Authority considered the requested Special Use at their January 26, 2021 meeting and recommended
denial of the request for the following reason:
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This denial was based on compatibility issues regarding the proximity to the airport, in an effort to
minimize the effects of noise and vibrations to the homes in the airport overlay, reduce hazards to aircraft
and persons on the ground within the airport overlay, and protect the investment in the Athens Airport,
and maintain compliance with FAA Grant Assurances 21, Compatible Land Use, implementing Title 49
United States Code (U.S.C) section 47101 (a) (10), and the Athens-Clarke County Zoning Ordinance as it
pertains to the Airport Overlay District.
The Authority’s recommendation is considered as advisory only and not binding upon the Planning
Commission or on the Mayor and Commission.
II. STAFF RECOMMENDATION – Denial
The proposed duplex will comply with the zoning standards and the proposed architectural elevations
illustrate a dwelling similar in height and massing to other recently constructed residences nearby. The
requested Special Use Permit does not include a proposed amendment to the Future Land Use designation,
which is compatible with the proposed development and RM-2 zoning district.
The ACC Transportation & Public Works Department has commented that stormwater management must
be provided to reduce runoff per the current ACC requirements. This could have a significant effect on the
binding site plan and tree management plan.
As the purpose of this Special Use request is due to the proposed multifamily use in the Airport Overlay,
Staff supports the Airport Authority recommendation of denial.
III. PLANNING COMMISSION RECOMMENDATION – Pending
The Planning Commission will consider the request at their regular meeting on March 4, 2021.
IV. CURRENT STATUS
The proposal and the Planning Commission recommendation are tentatively scheduled for presentation to
the Mayor and Commission at their agenda setting on March 16, 2021. The Mayor and Commission are
tentatively scheduled to take action on this proposal on April 6, 2021.
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Report for 252 Georgia Drive:
Zoning Criteria for Type I Airport Special Use Applications
As found in Section 9-13-4-D, the following shall be considered for Airport Overlay Special Use requests:
1. Whether the proposed use is compatible in view of the use and development of the airport;
2. Whether the proposed use will adversely affect the airport and whether the airport will adversely
affect the proposed use;
3. Whether permitted uses in the airport overlay zone are available and appropriate for the subject
property;
4. Whether the proposed use will or could cause an excessive or burdensome use of existing streets,
transportation facilities, utilities, or schools;
5. Whether the proposed use is in conformity with the policy and intent of the comprehensive plan; and
6. Other factors found to be relevant by the hearing authority for review of the proposed use.
Public Notice
In accordance with Section 9-4-9(E), public notice of this zoning request was posted on or near the subject
property on February 17, 2021.
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STAFF RECOMMENDATION
REZONE
CASE NUMBER ZONE-2021-02-306
1015 MACON HIGHWAY
MARCH 4, 2021
GENERAL INFORMATION AND PROPOSED DEVELOPMENT
I. THE REQUEST
APPLICANT:............................................................ Michael B. Thurmond / Armentrout Matheny
Thurmond, PC
OWNER: ................................................................... Board of Control of Tau Kappa Epsilon Fraternity,
Inc.
REQUEST:................................................................ Amendment to C-N* (Commercial-Neighborhood
Zoning with Condition)
TYPE OF REQUEST: .............................................. Type II
LOCATION: ............................................................. 1015 Macon Highway
COUNTY COMMISSION DISTRICT: ................... 10
SIZE OF THE SUBJECT AREA: ............................ 2.30 acres
PRESENT USE: ........................................................ Vacant, hair salon
PROPOSED USE:..................................................... Commercial
TAX MAP NUMBER:.............................................. 132D3 029
ADJACENT USE AND ZONING ........................... (N) Macon Highway, Single-Family Residences /
RM-1
................................................................................... (E) Apartments / RM-1*
................................................................................... (S) Apartments / RM-1*
................................................................................... (W) Single-Family Residence / RM-1; Single-Family
Residence / RM-1*
STAFF RECOMMENDATION: ..............................Approval w/ condition
PLANNING COMM. RECOMMENDATION: … .. Pending
II. PURPOSE
The subject property at 1015 Macon Highway is zoned C-N* (Commercial-Neighborhood Zoning with
Condition). The request is to amend the condition from a previous rezoning approval.
III. EXISTING CONDITIONS OF SUBJECT PROPERTY AND VICINITY
The 2.30-acre parcel is located along the southern side of Macon Highway, west of the Middle Oconee
River. At present, the parcel consists of a two-story structure previously used as a realty office and a
fraternity house, and a single-story accessory building with a hair salon use. The property is not currently
designated as a local historic landmark, or within a local historic district, or listed on the National Register
of Historic Places; however, the former residence has been identified in a countywide survey of historic
resources as a potential local historic landmark.
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All immediately adjacent properties to the north, east, west, and south are zoned RM-1 (Mixed Density
Residential) and used for multi-family and single-family residential purposes.
In January of 1990, the property was rezoned from RG-6 (One and Two-Family General Residential) to
RM-2 (Mixed-Density Residential) as part of an overall tract of 90.5 acres developed as the River Club
multi-family apartments. A few years later, in 1994, this now smaller parcel was rezoned from RM-2 to
OI (PD) (Office Institutional, Planned Development) for use as a catering and banquet hall facility. The
property was once again rezoned in December of 2000 from OI (PD) to OI* (Office Institutional, Zoning
with Conditions) with the condition that the existing residential structure and façade be maintained on the
site. At that time, the intent was to locate a fraternity on the property. The OI zoning designation
eventually transitioned to the C-O (Commercial-Office) zoning designation as part of the county-wide
zoning update in 2000/2001, and a Special Use Permit was issued in 2015 for a fraternity house. Since
then the fraternity has vacated the premises and the property was rezoned a few months ago to C-N*
(Commercial-Neighborhood Zoning with Condition).
The rezoning approval condition reads as the following: “The existing residential structure and the facade
thereof shall be maintained on site.”
IV.

PROPOSED DEVELOPMENT

The request is to amend a condition of a previously-approved rezone. The application report denotes a
need to change the building exterior to accommodate a proposed distillery. Conceptual architectural
renderings have been provided in the application report. As shown by Figure 1 in the application report,
the modifications would be made to post-1985 building additions; the pre-1985 house structure would
remain intact.
Without a binding development plan or voluntary limitation of uses, in addition to the proposed distillery,
other possible C-N zoning uses include restaurant or bar, vehicle repair, laundry facility, bakery, retail
sales & service, and bottling plant. The C-N zoning allows 75% lot coverage and 65’ building height. A
temporary special event, defined as a public event that is not part of the normal property use, is not
permitted in a C-N zone.

COMPATIBILITY WITH COMPREHENSIVE PLAN
COMPATIBILITY WITH FUTURE LAND USE MAP
The Future Land Use Map indicates that the subject property has a Mixed Density Residential designation,
which is described as follows:
These are residential areas where higher density residential development is allowed and intended.
Limited nonresidential uses designed at a neighborhood scale may be incorporated into these areas (e.g.
churches, schools, daycare facilities, small businesses and offices). Buildings should be oriented towards
the street and include streetscape enhancements. Their design should include connections between uses,
good pedestrian connections, and compatibility with public transit. Auto-oriented uses, such as vehicle
repair and maintenance, drive-through restaurants, and vehicle sales, are not included in this
designation.
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According to Athens-Clarke County Code Table 9.4 (Compatibility Matrix), the existing C-N zoning
classification is compatible with the Mixed Density Residential Future Land Use designation. Therefore,
the request does not require an amendment to the Future Land Use Map.

COMPATIBILITY WITH ZONING MAP AND ORDINANCE STANDARDS
COMPATIBILITY WITH ZONING MAP
The purpose of this request is to amend a condition of a previously-approved rezoning to C-N
(Commercial-Neighborhood). An amendment to the Zoning Map is not proposed.
II. COMPATIBILITY WITH ORDINANCE STANDARDS
The application denotes an intent to develop the property for a distillery and associated accessory uses,
including a restroom addition onto the primary building, and conceptual architectural renderings have
been provided to illustrate the proposed addition. However, strictly as a request to amend a previous
rezoning condition of approval, these renderings are not considered binding, and the application does not
include a binding use or development plan.

EFFECT ON COMMUNITY
I.

BALANCE OF LAND USES IN ATHENS-CLARKE COUNTY

This request is to amend a previous condition included in the December 2020 ordinance that approved a
rezoning of the subject property from C-O (Commercial-Office) to C-N (Commercial-Neighborhood) for
a potentially more intensive commercial development. Due to the isolated zoning designation of the
property and 2.3 acre lot size, future expansion of a commercial use would be limited and would not cause
a notable change in the balance of land uses in Athens-Clarke County.
II. POPULATION
The C-N zoning allows for potential residential uses, such as a single-family dwelling on the existing lot
of record, dwellings above a ground-floor business, and a group or congregate personal care home.
III. ENVIRONMENT
According to the ACC Environmental Areas Map, no protected environmental areas are located on the
subject property.
The straight rezoning request does not require a Tree Management Plan (TMP), and a conceptual TMP
has not been provided.
IV. TRAFFIC, TRANSPORTATION, & TRANSIT
The subject property shares a driveway with the adjacent River Club multifamily development. No
sidewalk network exists in the area, but the subject property is on a weekday ACC Transit route.
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The Athens-Clarke County Transportation and Public Works Department has provided a cursory review
of the concept plan and does not have any transportation-related comments at this time.
V. GRADING AND DRAINAGE
The Athens-Clarke County Transportation and Public Works Department has provided a cursory review
of the concept plan and does not have any grading- or drainage-related comments at this time.
VI. WATER AND SEWER AVAILABILITY
The ACC Public Utilities Department comments that ACC water and sanitary sewer are available to the
subject property.
VII. FIRE PROTECTION
The ACC Fire Marshal’s Office has provided a cursory review of the concept plan and has the following
comments:





Fire protection can be provided without any services being affected or any additional cost for fire
equipment or personnel.
Additional fire hydrants are needed.
Fire apparatus can access the project.
The building must have a sprinkler system.

RECOMMENDATIONS
I.

STAFF RECOMMENDATION – Approval w/ condition

Due to the isolated zoning designation of the property, its lack of direct access from the road, and the
small lot size, the number of feasible uses and the intensity of development would be limited. However,
without a specific binding development plan or building preservation condition, additional modifications
to the historic structure would be unrestricted. The current zoning condition to maintain the historic
structure has been on the property since a 2000 rezoning. As previously noted, the former residence has
been identified in a countywide survey of historic resources as a potential local historic landmark.
Therefore, Staff recommends approval of the request to modify the historic structure with the following
condition:
1. The historic residential structure as it existed prior to 1985 (as noted on Figures 1 and 2 of the
application report) shall be maintained on the site and all of the currently visible exterior eastern,
northern and southern elevations of the two-story front massing shall remain unobscured.
II. PLANNING COMMISSION RECOMMENDATION - Pending
The request will be considered by the Planning Commission at their regularly scheduled meeting on
March 4, 2021.
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III. CURRENT STATUS
The request and the Planning Commission recommendation are tentatively scheduled for presentation to
the Mayor and Commission at their agenda setting on March 16, 2021. The Mayor and Commission are
tentatively scheduled to take action on this request on April 6, 2021.
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REPORT FOR: 1015 Macon Highway
Reviewed
X

Not Applicable

X

Zoning Criteria for Type II Applications
1. The proposed rezoning conforms to the future development map, the general
plans for the physical development of Athens-Clarke County, and any master
plan or portion thereof adopted by the Mayor and Commission.
2. The proposed special use meets all objective criteria set forth for that use
provided in the zoning ordinance and conforms to the purpose and intent of
the comprehensive plan and all its elements.

X

3. Public services, which include physical facilities and staff capacity, exist
sufficient to service the proposed rezoning.

X

4. The proposed rezoning will not adversely affect the balance of land uses in
Athens-Clarke County.

X

5. Existing land use pattern surrounding the property in issue

X

6. Possible creation of an isolated district unrelated to adjacent and nearby
districts

X

7. Population density pattern and possible increase or over-taxing of the load on
public facilities including, but not limited to, schools, utilities and streets

X

8. The cost of the Unified Government and other governmental entities in
providing, improving, increasing or maintaining public utilities, schools,
streets and other public safety measures

X

9. The possible impact on the environment, including but not limited to,
drainage, soil erosion and sedimentation, flooding, air quality and water
quantity

X

10. Whether the proposed zoning amendment will be a deterrent to the value or
improvement of development of adjacent property in accordance with existing
regulations

X

11. Whether there are substantial reasons why the property cannot be used in
accordance with existing zoning; provided, however, evidence that the
economic value of the property, as currently zoned, is less than its economic
value if rezoned as requested will not alone constitute a significant detriment

X

12. The aesthetic effect of existing and future use of the property as it relates to
the surrounding area

X

13. Whether there are other existing or changing conditions affecting the use and
development of the property which give supporting grounds for either
approval or disapproval of the zoning proposal

Public Notice
In accordance with Section 9-4-9(E), public notice of this zoning request was posted on or near the
subject property on February 17, 2021.
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STAFF RECOMMENDATION
SPECIAL USE PERMIT
CASE NUMBER SUP-2021-02-307
610 EPPS BRIDGE PARKWAY
MARCH 4, 2021
GENERAL INFORMATION AND PROPOSED DEVELOPMENT
I. THE REQUEST
APPLICANT ............................................................. Carter Engineering Consultants
OWNER .................................................................... Chestnut Grove Baptist Church
REQUESTS .............................................................. Amendment to Special Use in RS-25 (Single-Family
Residential)
TYPE OF REQUEST................................................ Type II
LOCATION ............................................................. 610 Epps Bridge Parkway
COUNTY COMMISSION DISTRICT .................... 10
SUBJECT PROPERTY SIZE ................................... 11.70 acres
PRESENT USE ......................................................... Church
PROPOSED USE ...................................................... Church addition
TAX MAP NUMBER ............................................... 074 B001
ADJACENT USES AND ZONING ......................... (N) Church property; cemetery / RS-25
................................................................................... (W) Single-family dwellings; undeveloped / RS-25
................................................................................... (S) Single-family dwellings / RS-25
................................................................................... (E) Epps Bridge Parkway
STAFF RECOMMENDATIONS ............................. Approval with conditions
PLANNING COMM. RECOMMENDATION ........ Pending
II. PURPOSE
Chestnut Grove Baptist Church, located at 610 Epps Bridge Parkway, is requesting an amendment to a
Special Use Permit to allow for the expansion of the church use in a RS-25 (Single-Family Residential)
zone. The application report and site plan submitted with this request will become binding for the project
upon approval of the amended Special Use Permit.
III. EXISTING CONDITIONS OF SUBJECT PROPERTY AND VICINITY
The subject property is a 11.70-acre parcel located along the western side of Epps Bridge Parkway and
containing the church building. One of the adjacent parcels to the north is a 0.47-acre parcel owned by
the church and containing a driveway to Timothy Road. Both parcels are zoned as Special Use in RS-25
(Single-Family Residential).
A Special Use Permit was approved in 2009 to allow for a building expansion and subsequently amended
in 2012 for a parking lot expansion and again in 2018 for the driveway connection to Timothy Road.
Current improvements on the primary church parcel are situated in its northern half of the property,
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including the church building, parking areas and a former schoolhouse, which has been a local historic
designated landmark since 1998. The church acquired the additional parcel at 1645 Timothy Road in
2017. The southern half of the subject property is currently unimproved, in a natural wooded state, and
slopes downward in topographical elevation from east to west.
All immediately adjacent properties are zoned RS-25 (Single-Family Residential) and include lots in the
Jones-Swanson and Holly Hills subdivisions. Many adjacent properties contain single-family residences.
A few abutting parcels, including a large 25-acre tract at 240 Swanson Drive, are undeveloped, and the
church property wraps around a small cemetery at the corner of Epps Bridge Parkway and Timothy Road.
IV. PROPOSED DEVELOPMENT
The purpose of the Special Use request is to construct a 6,130 sf building addition for an interior multipurpose area and office space, and a 12’ tall porte cochere over the rear parking lot for a drop-off and
pick-up area. The addition is on the northwest corner of the existing 14,060 sf building. The addition
would reduce the rear building distance from the adjacent Jones-Swanson subdivision from 130’ to 100’;
however, the expanded building would not bring the building closer to the other property lines.
The application report indicates that the proposed addition would necessitate the removal of 18 parking
spaces; however, the remaining 135 spaces would still be 30 more than the required number. The RS-25
zoning has a maximum 25% lot coverage. The site plan denotes the existing coverage is 19.89%, while
the proposed coverage is 19.24%, a net loss of impervious surface due to the amount of removed
impervious parking area.
The provided architectural plans denote a primary brick cladding, which is the primary material for most
of the existing church exterior. The proposed building height does not exceed the 30’ standard maximum
allowance for the RS-25 district.

COMPATIBILITY WITH COMPREHENSIVE PLAN
COMPATIBILITY WITH FUTURE DEVELOPMENT MAP
The Future Development Map designates the 610 Epps Bridge Parkway parcel as having a Single Family
Residential designation, which is defined as follows:
Single Family Residential
These are residential areas with single-family detached housing. Limited non-residential uses designed
at a neighborhood scale may be incorporated in these areas (e.g. churches, schools, personal care homes
and daycare facilities).
The Single Family Residential designation is compatible with the RS-25 zoning classification, according
to the compatibility matrix in Chapter 9-4 of the Zoning Ordinance, and the application is being processed
as a Type II request.
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COMPATIBILITY WITH ZONING MAP AND ORDINANCE STANDARDS
I.

COMPATIBILITY WITH ZONING MAP

The purpose of this request is to amend a Special Use Permit, pursuant to Section 9-7-2, for expansion of
an existing church building in a RS-25 (Single-Family Residential) zoning district. The proposal does not
seek to change the underlying RS-25 zoning.
II. COMPATIBILITY WITH ORDINANCE STANDARDS
As defined in Athens-Clarke County Code Section 9-2-1, a Special Use is a use that is not automatically
permitted by right, but which may be permitted within a zoning district subject to meeting specific
conditions. As found in Section 9-20-5, the Athens-Clarke County Mayor and Commission shall consider
the following:
A. Is the proposed use in conformance with all standards within the zoning district in which the use is
proposed to be located, and in conformance with relevant comprehensive plan policies implemented
by Athens-Clarke County and with all state or federal laws?
The original Special Use approval in 2009 included approval of the following variances:
1. A variance in that street trees are required to be planted along Epps Bridge Parkway only where
corresponding to the portion of the property being developed and additional street trees are required
for the remainder of the Parkway street frontage at the time of further development.
2. A variance in the landscaped buffering is not required along the northern property line adjacent to the
adjacent cemetery property.
The 2012 amendment ordinance for additional building space and parking area restated the two 2009
variances. No variances were added with the 2012 amendment to add the driveway connection to
Timothy Road, and no additional variances to the zoning ordinance have been sought as part of the
current request.
Staff notes that one approval condition from the 2012 amendment is the requirement that the primary
parcel be combined with the Timothy Road parcel. This condition has not yet been met and ACC records
indicate that the required zoning permit has not been issued for the driveway construction.
B. Is there adequate capacity of Athens-Clarke County facilities for water, sewer, paved access to and
through the development, electricity, urban storm drainage, and adequate transportation that can
and will be provided to and through the subject property?
The subject property is served by ACC water and a septic system, the drain field located south of the
stormwater management pond. Current vehicular access to the site is from a right-in, right-out-only drive
off Epps Bridge Parkway. A full access driveway was approved as part of the 2012 Special Use
amendment, which is to align with the median break in the Parkway across from St. Ives Drive, but it was
not constructed and the 2018 amendment binding plan did not show such a connection to the Parkway.
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Instead, the 2018 plan denotes the recently constructed right-in, right-out-only driveway off Timothy
Road. Sidewalk exists along both street frontages.
C. Will the zoning proposal have an adverse impact on the surrounding area? When evaluating the
effect of the proposed use on the surrounding area, the following factors shall be considered:
1. Similarity in scale, bulk and coverage
2. Character and volume of traffic and vehicular parking generated by the proposed use and the
effects on surrounding streets. Increases in pedestrian, bicycle and mass transit use are
considered beneficial regardless of capacity of facilities.
3. Architectural compatibility with the surrounding area.
4. The possible impact on the environment, including, but not limited to, drainage, soil erosion
and sedimentation, flooding, air quality and water quality, including the generation of smoke,
dust, odors or other environmental pollutants.
5. Generation of noise, light and glare.
6. The development of adjacent properties compatible with the future development map and the
zoning district.
7. Impact on future transportation corridors.
8. Impact on the character of the neighborhood by the establishment or expansion of the proposed
use in conjunction with similar uses.
9. Other factors found to be relevant by the hearing authority for review of the proposed use.
A building addition is proposed with this request that complies with the maximum lot coverage,
maximum building height and architectural design standards of the ACC Code. Without an increase in
sanctuary seating, an increase in traffic generation is not expected.
The proposal should not have an appreciable effect on air quality or water quality nor generate dust,
odors, or other environmental pollutants. Any additional exterior lighting would be required to meet
current ordinance restrictions, which also protect against glare. As previously noted, the addition would
reduce the rear building distance from the adjacent Jones-Swanson subdivision from 130’ to 100’, while
not bringing the expanded building any closer to the other property lines.
Most of the surrounding properties have been developed with residential and cemetery uses. Nearby
single-family dwellings are either separated by a street right-of-way or buffered by a 20-foot-deep planted
vegetative screen.

EFFECT ON COMMUNITY
I.

BALANCE OF LAND USES IN ATHENS-CLARKE COUNTY

The proposed 6,130 sf expansion of an existing church building will not affect the balance of land uses in
Athens-Clarke County.
II. POPULATION
The proposal does not contain a residential component.
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III. ENVIRONMENT
The ACC Official Environmental Areas Map does not identify any protected environmental areas on the
subject parcels.
Tree management information has been provided on the proposed site plan for review by the Planning
staff. The RS-25 (Single-Family Residential) zoning district requires that the subject property have 40%
of the area in conserved tree canopy and 60% of the area in total canopy at project completion. The plan
denotes the proposed conserved and total canopy areas as 72% and 75% of the property, respectively.
Without a needed waiver or variance to tree management standards, the tree management information
associated with this proposed Special Use amendment has been reviewed for general compliance only and
will not become binding upon approval. The aforementioned comments do not preclude compliance with
all other technical standards regarding the installation and maintenance of trees as provided for in the
Community Tree Management Ordinance.
IV. TRAFFIC, TRANSPORTATION, & TRANSIT
The church property is served by right-in/right-out driveways along both the Epps Bridge Parkway and
Timothy Road frontages. Both street frontages also have public sidewalk and pedestrian walks from the
frontages to church building entrances. The immediate area is not served by Athens Transit.
The Transportation and Public Works Department has reviewed the proposal and does not have any
transportation-related comments at this time.
V. GRADING AND DRAINAGE
A stormwater management pond is located south of the church parking lot.
The Transportation and Public Works Department has reviewed this request and has the following
drainage-related comment:
 It appears that the size of the project will trigger the requirement for current ACC requirements to be
met, including runoff reduction.
VI. WATER AND SEWER AVAILABILITY
The subject property is served by ACC water and a septic system, with the drain field being located south
of the stormwater management pond.
VII. FIRE PROTECTION
The Athens-Clarke County Fire Department has reviewed this request and has the following comments:
 Athens-Clarke County can provide fire protection without any services being affected or additional
cost.
 Fire apparatus can access this project.
 The building must have a sprinkler system.
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RECOMMENDATIONS
I.

STAFF RECOMMENDATION – Approval w/ conditions

The subject property was originally approved with a Conditional Use Permit for a church use in 1994.
The current congregation, the Chestnut Grove Baptist Church, has been located on the site since 2002. A
Special Use Permit was approved for a building addition in 2009, amended in 2012 for a parking
expansion, and amended again in 2012 for an additional driveway. Another Special Use Permit
amendment is now being requested for another building addition. No additional seating is proposed in the
sanctuary and the additional driveway is anticipated to provide safer traffic circulation by reducing the
number of necessary U-turn movements on the heavily-traveled Epps Bridge Parkway.
As previously noted, the subject property to be added to the church use has existing sidewalk along its
Timothy Road frontage; however, the site plan does not denote a proposed pedestrian connection between
the frontage sidewalk and the church building. Such a connection would adhere to the Comprehensive
Plan policy of a walkable community with easy access for nearby residents.
Therefore, Staff recommends approval with the following conditions:
1. A subdivision plat combining 610 Epps Bridge Parkway (tax parcel 074 B001) and 1645 Timothy
Road (tax parcel 074 B001A) shall be recorded for the recently constructed driveway prior to the
issuance of development permits for the proposed building addition.
2. The original 2009 variance, restated in the 2012 amendment ordinance, is hereby granted as modified
to apply the requirements of Sec. 9-25-8(E)2a and Sec. 8-7-15(K) for street trees only along the
Timothy Road frontage and the developed portion of Epps Bridge Parkway; additional street trees will
be required for the remainder of the Parkway street frontage at the time of further development.
3. The original 2009 variance, restated in the 2012 amendment ordinance, is hereby granted from the
requirements of Sec. 9-25-8(E)4 and Sec. 9-15-3 for landscaped buffering along the northern property
line adjacent to the existing cemetery property at 600 Epps Bridge Parkway (tax parcel 074 B001C).
II. PLANNING COMMISSION RECOMMENDATIONS - Pending
The request is scheduled for consideration by the Planning Commission at their regularly scheduled
meeting on March 4, 2021.
III. CURRENT STATUS
The request and the Planning Commission recommendation are tentatively scheduled for presentation to
the Mayor and Commission at their agenda setting on March 16, 2021. The Mayor and Commission are
tentatively scheduled to hold a public hearing and take action on this request on April 6, 2021.
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REPORT FOR: 610 Epps Bridge Parkway
Zoning Criteria per Section 9-4-4 and Section 9-20-5 for Type I Special Use Applications
1.

The Future Development Map and its intended outcome, the general plans for the physical
development of Athens-Clarke County, and any master plan or portion thereof adopted by the
Mayor and Commission.

2.

The proposed Special Use will not adversely affect the balance of land uses in Athens-Clarke
County.

3.

Public facility elements of the Comprehensive Plan and how the proposed change will affect the
provision of the services anticipated in the plan.

4.

The proposed use meets all objective criteria set forth for that use provided in the zoning ordinance
and conforms to the purpose and intent of the Comprehensive Plan and all its elements.

5.

Is the proposed use in conformance with all standards within the zoning district in which the use is
proposed to be located, and in conformance with relevant comprehensive plan policies implemented
by Athens-Clarke County and with all state or federal laws?

6.

7.

Is there adequate capacity of Athens-Clarke County facilities for water, sewer, paved access to and
through the development, electricity, urban storm drainage, and adequate transportation that can and
will be provided to and through the subject property?
Will the zoning proposal have an adverse impact on the surrounding area? When evaluating the
effect of the proposed use on the surrounding area, the following factors shall be considered:
A. Similarity in scale, bulk, and coverage.
B. Character and volume of traffic and vehicular parking generated by the proposed use and the
effects on surrounding streets. Increases in pedestrian, bicycle, and mass transit use are
considered beneficial regardless of capacity of facilities.
C. Architectural compatibility with the surrounding area.
D. The possible impact on the environment, including, but not limited to, drainage, soil erosion and
sedimentation, flooding, air quality and water quality, including the generation of smoke, dust,
odors, or other environmental pollutants.
E. Generation of noise, light, and glare.
F. The development of adjacent properties compatible with the future development map and the
zoning district.
G. Other factors found to be relevant by the hearing authority for review of the proposed use.

Public Notice
In accordance with Section 9-4-9(E), public notice of this zoning request was posted on or near the
subject property on February 17, 2021.
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