
GLPC  AGENDA  ITEM #  5 
M A Y  31 ,  20 16  

 
Rezoning Request by Josh Thomason 

File #:  HA-2016-04 
 
Josh Thomason, representing Peachtree Housing Communities LLC, is requesting to rezone 4.90 acres from 
Highway Commercial (C-H)(county) to Residential-Professional (R-P)(city).   The subject property is currently 
vacant and is located along the east side of Union Road, between West Main Street and West Park Street.  The 
applicant is also requesting annexation of this same property (see file # HA-2016-05, later in the agenda).   These 
annexation and rezoning requests are part of a larger multi-family development that consists of 6.44 acres overall 
(see attached site plan).  The overall development is proposed to contain a total of 48 dwelling units, however 
the total acreage (@ 10 units/acre) could allow a maximum of 64 dwelling units.  The applicant is proposing a 
mixture of 1-BR, 2-BR, and 3-BR units.  If rezoning is approved, the applicant is proposing to submit their project 
to Georgia DCA for Tax Credit housing approval.  Although not specifically required by local regulations, the 
developer is proposing the following amenities for the development:  playgrounds, picnic pavilion with grilling 
stations, and a community center building with meeting room, computer room, fitness center, and laundry 
facilities. 
 
The subject property is located within a Community Activity Center (CAC) Character Area on the Future 
Development Map of the Comprehensive Plan.  The property is also located within the Hahira Gateway Corridor 
Overlay District. 
 
The land use pattern in this area is dominated by mostly vacant/undeveloped properties.  However, there is a 
grocery store shopping center to the north across West Main Street, a single-family residence to the east, the 
Hahira Housing Authority apartments to the southwest, and an older single-family neighborhood to the southeast.  
The zoning patterns in this area are split between the C-H zoning on properties to the north and west, R-10 
zoning on properties to the east and, R-6M on property to the south across West Park Street.   
 
The proposed R-P zoning for the subject property would really help serve as a good transitional area between 
the residential zoning and development to the south and east, and the commercial zoning and development to 
the north and west.   Because of their proposed multi-family uses, the applicant had originally requested R-6M 
zoning to match the existing zoning of the apartments to the south.  However, R-6M also allows the possibility 
of manufactured home development which is not very compatible with the well-established single-family 
development nearby.  Given the proximity of the commercial development/zoning, and the need for a good 
transition separating it from residential, R-P zoning seemed like a much better choice. 
 
There are supplemental regulations for multi-family developments, as well as supplemental standards for 
development within the Gateway Corridor Overlay District.  The submitted site plan is still very conceptual in 
nature, but it shows lots of extra space in the design which should make full compliance with these requirements 
easy to accomplish (see details listed on page 5 of this report).  Given the transitional nature of the proposed 
use and proposed zoning classification between designated commercial and residential areas, staff is very 
supportive of this request. 
 
 
Staff  Recommendation:    Find consistent with the Comprehensive Plan and the Standards for the Exercise of 
Zoning Power (SFEZP), and recommend approval to the City Council. 
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Planning  Analysis  &  Property  Information 
 

Applicant: Josh Thomason  (Peachtree Housing Communities LLC) 

Owner: Janice M. Butler 

Request: 
Rezone from Highway Commercial (C-H)(county) to Residential-Professional 
(R-P)(city) 

Property  General  Information 

Size & Location: 
4.90 acres located along the east side of Union Road, between West Main Street 
and West Park Street..   (*  part of a larger proposed development) 

Street Address: < not yet assigned > 

Tax Parcel ID: Map # 0026   Parcel: 028 City Council District:   1 

Zoning  &  Land  Use  Patterns 

 Zoning Land Use 

Subject Property: Existing: C-H (county) Vacant 

 Proposed: R-P (city) Apartment complex  (part of a larger development) 

Adjacent Property: North: C-H Harveys grocery store & shopping center 

 South: R-6M Public Housing Authority (apts) 

 East: R-10 Vacant land 

 West: C-H Vacant land, single-family residence 

Neighborhood  Characteristics 

Historic Resources: There are no historic resources in the immediate area. 

Natural Resources: Vegetation: Forest 

 Wetlands: 
There are no jurisdictional wetlands on or immediately 
adjacent to the subject property 

 Flood Hazards 
Located well-outside the current FEMA designated 
100-year floodplain 

 Groundwater Recharge: No significant recharge areas in the vicinity 

 Endangered Species: No known endangered species in the immediate area. 

Public  Facilities 

Water & Sewer: Hahira water & sewer services along West Park Street 

Transportation: Union Road  (Major Collector), West Main Street & West Park Street  (local streets) 

Fire Protection: City of Hahira fire station = approximately 0.60 miles to the east 
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Comprehensive  Plan  Issues 
 
Character Area: Community Activity Center    
 
Description:   A focal point for several neighborhoods that has a concentration of activities such as general retail, service 
commercial, office professional, higher-density housing, and appropriate public and open space uses easily accessible by 
pedestrians. 
  
Development Strategy:  Each Community Activity Center should include a relatively high-density mix of retail, office, 
services, and employment to serve a regional market area. Residential development should reinforce the town center 
through locating higher density housing options adjacent to the town center, targeted to a broad range of income levels, 
including multi-family town homes, apartments and condominiums. Design for each Community Activity Center should be 
very pedestrian-oriented, with strong, walkable connections between different uses. Road edges should be clearly defined 
by locating buildings at roadside with parking in the rear. Direct connections to greenspace and trail networks should be 
provided. The pedestrian-friendly environment should be enhanced by adding sidewalks and other pedestrian-friendly 
trails/bike routes linked to other neighborhood amenities such as libraries, neighborhood centers, health facilities, parks, 
and schools. 
 

Goals and Policies: 
 
GOAL 3: HOUSING – To ensure access to adequate and affordable housing options for all residents in all income levels. 
 
POLICY 3.2 – The existing housing stock shall be proactively protected and maintained, utilizing public-private partnerships 
when necessary. 
 
Objective 3.2.3 – Protect well established neighborhoods from incompatible uses. 
 
POLICY 3.3 – A mixture of housing types in varying income levels shall be encouraged and actively promoted. 
 
Objective 3.3.1 – Promote use of innovative design concepts, including appropriate use of increased density, through 
educational outreach and greater collaboration with the development community. 
 
GOAL 7: LAND USE – To ensure the community’s anticipated growth occurs in a well-integrated yet organized fashion, 
which protects our community resources, promotes efficient use of infrastructure and transportation facilities, and supports 
quality economic development. 
 
POLICY 7.5 – Available land shall be utilized in the most efficient manner while focusing on redevelopment of land where 
feasible. 
 

Standards  for  the  Exercise  of  Zoning  Power     (Review  Criteria) 
 
In reviewing and making a decision on a rezoning request, the City staff, Planning Commission and City Council shall 
consider the following standards.  The proposed responses to these standards by the applicant and staff are listed below. 
 

(1)   Is the proposed zoning change consistent with the surrounding land use pattern ? 

Applicant: 
Yes.  Current surrounding land uses include: multi-family/single-family to the south, single-
family to the east, vacant land and a grocery store to the north, and single-family to the west. 

Staff: 
Yes.   There is existing multi-family, single-family, and commercial development on nearby 
properties, although about half of all the surrounding lands are currently vacant. 

(2)    Are there other zonings of this type near the subject property ?  …. or will the proposed rezoning result 
in an isolated zoning district unrelated to adjacent and nearby zoning districts ? 

Applicant: Yes, the multi-family development located to the south is zoned for multi-family development. 

Staff: 
Yes, there is R-6M zoning immediately to the south, which also allows multi-family 
development.  R-P zoning is considered “transitional” between the residential zonings to south 
and east, and the commercial zoning to the north and west.  
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(3)    Will the proposed change cause an increase in population density ?. 

Applicant: 
Yes, the construction of apartments will necessarily increase the population density in this 
area.  However, the large majority of residents are expected to come from within Hahira and 
the surrounding area. 

Staff: Yes.  R-P zoning allows multi-family development up to 10 dwelling units per acre. 

(4)    Will the proposed change likely increase traffic on roads or increase the demand on public services 
(utilities, fire protection, etc..) ? 

Applicant: 
Yes, the roads surrounding the proposed development will see increased traffic.  Furthermore, 
there will be increased demands on water and sewer capacity. 

Staff: Yes, but there will be no significant impact, with most of the traffic utilizing West Main Street. 

(5)    Will the proposed change have negative impacts on the quality of life in the neighborhood or 
surrounding community ?. 

Applicant: 

No.  The proposed change and the proposed development will have a positive impact on the 
quality of life in the neighborhood and surrounding community and is expected to spur 
additional economic growth in the area. 
 

Staff: No adverse impact. 
(6)    Will there be any negative impacts on the environment (wetlands, floodplain, groundwater recharge, air 
quality, etc…) ? 

Applicant: 
No.   There will be no negative effects on the environment.  No wetlands or floodplains exist 
on the property. 
 

Staff: No impact. 
(7)    Will the proposed change negatively affect marketability or development of surrounding property ? 

Applicant: 
No.  The proposed change will have a positive effect on the marketability and the development 
of surrounding properties. 
 

Staff: No adverse impact. 
(8)    Is the proposed change out of scale with the needs of the community ? 

Applicant: No.  There is strong demand for additional high-quality apartment units in the City of Hahira. 

Staff: No.    
(9)    Could the proposed change be considered a grant of special privilege for the subject property that is not 
enjoyed by surrounding properties ? 

Applicant: 
No.  Multi-family currently exists south of the subject site and all owners can offer the same 
request for zoning. 
 

Staff: No.  
 
 

Supplemental  Standards  in  the  Zoning  Ordinance  Applicable  to  the  Proposal  
 

Section 9:  Special Provisions for Certain Uses 
 
9-3   Multi-Family Development Projects. Multi-Family Development Projects must meet the following requirements: 
 

9-3.1   Multiple buildings are allowed on a single lot in these development types. 
 
9-3.2   Two parking spaces shall be provided for each dwelling unit proposed as part of any multi-family development 

project. 
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9-3.3   Multi-family development projects shall conform to the building height restrictions and yard setback 
requirements listed in Section 6 of this ordinance. 

 
9-3.4   Each dwelling unit proposed as part of a multi-family development project shall meet the minimum floor area 

requirements listed in Section 6 of this ordinance, as well as limitations for efficiency and one bedroom units 
as part of the total project development.  

 
9-3.5   All multi-family development projects shall leave 500 square feet per dwelling unit in a natural state as open 

space or be developed as park and/or open air recreation facilities. 
 
 

General  Requirements  of  the  Zoning  Ordinance  Applicable  to  the  Proposed  Site  Plan  
 

Ordinance Requirement Compliance / Comments 

Front yard building setbacks in Gateway Corridor Overlay district:  
       West Main Street --- minimum 15’, maximum 75’ from PL 

OK, although the buildings will need to shifted closer 
to West Main Street in order to comply with the 75’ 
maximum distance 

Minimum side/rear setbacks in R-P zoning (from property lines): 
    Union Road – 12’   W Park Street – 18’    east boundary – 10’ 

OK.   The proposed buildings exceed these 
minimum requirements. 

Unit Density:   The maximum allowed density is 10 units per acre.  
(6.44 acres = maximum of 64 dwelling units) 

OK.   The proposed site plan indicates only 48 units

# Parking:   Minimum required for multi-family is 2 parking spaces 
per dwelling unit.  Total required for 48 dwelling units = 96 

OK.  Proposed site plan depicts 96 parking spaces. 

Landscaping – buffer yard required along E property line 
adjacent to R-10 zoning --- minimum 15’ wide or 7.5’ wide with an 
opaque fence. 
 

OK.  The proposed site plan indicates more than 
enough room for a 15’ buffer yard.  Site plan also 
indicates more-than-sufficient room for required 
street yards and internal parking lot landscaping. 

Open Space / Recreation:  “All multi-family development projects 
shall leave 500 square feet per dwelling unit in a natural state as 
open space or be developed as park and/or open air recreation 
facilities” 
 

OK, but not yet designated on the site plan.  48 
dwelling units will require at least 24,000-sf of 
designated natural open space or developed 
park/recreation facility --- in one or more areas.  
(there is more than enough room for this) 

Sidewalks and Pedestrian interconnectivity:  (Overlay District)
5’ sidewalk along all street frontages, internal sidewalks 
connecting to outside sidewalks. 

No yet depicted on the site plan, but will be required.

 
Development  Review  Comments 

 
The following comments are provided by the reviewing departments and are only intended to provide the 
developer with useful information for planning purposes.  This list should not be considered all inclusive as 
additional items may appear during the plan review process. 
 
Building Plan Review:    Plan Review along with permitting is required before any construction is to begin 
 
Landscape:   Must comply with Hahira Landscape Development Ordinance 
 
Hahira Fire:   <  No comments received >        Hahira Engineering:   < No comments received >. 
 
 
Attachments: 
 
Zoning Location Map   Letter of Authorization 
Aerial Location Map   Boundary Survey 
Letter of Intent    Conceptual Site Plan 
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