
GLPC   AGENDA  ITEM  #  3 
NOVEMBER  27 ,   2023  

 

Conditional Use Request by Crown Development 
File #:  CU-2023-04 

 
Crown Real Estate Development LLC is requesting a Conditional Use Permit (CUP) for a proposed full-service 
car wash facility in a C-C zoning district, as well as within the Baytree-University Corridor Overlay District 
(BUCOD).  The subject property consists of 0.72 acres located at 806 Baytree Road, which is at the NW corner 
of Baytree Road and Miramar Street.  The property is currently vacant and the applicant is proposing to develop 
it with an automated drive-thru car wash (single lane building) that also has 17 vacuum spaces.   
 
The subject property is located within a Neighborhood Activity Center (NAC) Character Area on the Future 
Development Map of the Comprehensive Plan.  The property is also located within the “University Zone” of the 
Baytree-University Corridor Overlay District (BUCOD).  
 
The subject property was rezoned from R-10 to C-C in 2014, at the request of the previous owner for a 
speculative commercial retail development (see attached conceptual plan on the last page).  This development 
never materialized and after the property remained vacant/undeveloped for 9 years, the current applicant 
purchased the property about 3 months ago. 
 
Most of the properties fronting this portion of Baytree Road are developed with a mixed pattern of multi-family 
residential, office, institutional and light commercial uses.  This is also reflected in the existing mixed zoning 
pattern along the corridor, although most of the properties are zoned C-C like the subject.  Therefore, as infill 
development on a vacant lot, light commercial type development to match the “overall” pattern would certainly 
be appropriate for this property.   
 
However, car washes are often considered one of the noisiest of common commercial uses.  Even though there 
is an existing car wash across the street and other commercial uses nearby, the existing residential uses adjacent 
to the subject property on three (3) sides, must also be considered.  These include a small apartment complex 
to the west, two (2) single-family homes to the north, as well as three (3) single-family homes and more 
apartments across the street to the east.  Car washes are usually not an issue when located in a larger 
commercial area and surrounded by other commercial development, but they could seem detrimental to abutting 
residential development. 
 
To the applicants’ credit, in this case they are proposing some noise reduction features in their equipment to 
help mitigate the negative effects.  They are also proposing more aesthetics in their overall design than most car 
washes of the past.  Even though they are trying to meet all of the requirements of the BUCOD, it is likely they 
will still need several Variances from these supplemental standards (see pages 4-5).  These include items such 
as reduced front yard building setback from Baytree Road, lack of inter-parcel access, and the lack of certain 
architectural features.  Given the particular circumstances of the property and the proposed use itself, staff would 
likely be supportive of most of these Variances.  However, staff believes the overriding issue in this case is that 
of “use intensity and compatibility” with the surrounding land use patterns.  Even with the mitigative measures, 
the proposed use is still overly intensive for this location.  C-C zoning allows a very wide range of other possible 
commercial or office/institutional type uses that would fit better in this location. 
 
Staff  Recommendation:  Find inconsistent with the Comprehensive Plan and the Conditional Use Review 
Criteria, and recommend DENIAL to the City Council. 
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Planning  Analysis  &  Property  Information 
 

Applicant / Owner: Crown Real Estate Development LLC  

Request: 
Conditional Use Permit (CUP) for a full-service “Car Wash” in C-C zoning and the 
Baytree-University Corridor Overlay Disrict 

Property  General  Information 

Size & Location: 
One tract of land comprising 0.72 acres located at the NW corner of Baytree Road 
and Miramar Street. 

Street Address: 806 Baytree Road 

Tax Parcel ID: Tax Parcel  0115C - 275 City Council District: 6  Councilwoman Gibbs 

Zoning  &  Land  Use  Patterns 

 Zoning Land Use 

Subject Property: Existing: C-C Vacant commercial lot 

 Proposed: C-C Full-service car wash 

Adjacent Property: North: R-10 Single-family residences. apartment building 

 South: C-C Car wash 

 East: R-10 Single-family residences  

 West: C-C Apartments 

Zoning & Land Use 
History: 

This property was originally developed with a single-family residence and was 
zoned R-10 for many years.  In 2013, the residence was demolished and the 
property was rezoned to C-C in early 2014 for the purposes of developing it with a 
small multi-tenant commercial center (8.000-sf). (file # VA-2014-02)  The proposed 
development never materialized and the property has been vacant ever since. 

Neighborhood  Characteristics 

Historic Resources: There are no designated historic resources on or near the subject property. 

Natural Resources: Vegetation: Grassed vacant lot. 

 Wetlands: No known wetlands on or near 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 area. 

Public  Facilities 

Water & Sewer: Existing Valdosta water & sewer services along Baytree Road. 

Transportation: Baytree Road  (Minor Arterial),  Miramar Street  (local street) 

Fire Protection: 
Fire Station # 4 (Gornto Road)  =  approximately 1.10 miles to the North. 
The nearest City fire hydrant is along Miramar Street in front of the property. 
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Comprehensive  Plan  Issues 
 
Character Area: Neighborhood Activity Center  
 
Description:   A neighborhood focal point with a concentration of activities such as general retail, service commercial, 
professional office, higher-density housing, and appropriate public and open spaces uses easily accessible by pedestrians 
and bicycles... 
 

Development Strategy:  Each neighborhood center should include a mix of retail, services, and offices to serve 
neighborhood residents’ day-to day needs. Residential development should reinforce the center by locating higher density 
housing options adjacent to the center, targeted to a broad range of income levels, including multi-family town homes, 
apartments, and condominiums. Design for each 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: 
 
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. 
 
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 7.4 – Positive impacts on the built and natural environment shall be anticipated through only the highest standard 
of development throughout all parts of the community. 
 
Objective 7.4.1 – Develop and implement appropriate design guidelines/standards for specific areas of the community 
depending on existing and anticipated growth. 
. 
 

Conditional  Use  Review  Criteria 
 
The following criteria shall be applied in evaluating and deciding any application for a Conditional Use Permit.  No application 
for a Conditional Use Permit shall be granted by the City Council unless satisfactory provisions and arrangements have 

been made concerning each of the following criteria, all of which are applicable to each application: 
 

(1)   Is the proposed use consistent with all the requirements of the zoning district in which it is located, 
including required parking, loading areas, setbacks and transitional buffers. 

Applicant: See attached site plan and Letter of Intent. 

Staff: 

No.  The proposed site plan generally complies with the requirements of C-C zoning, but will need a 
planted buffer yard along its N property line.  However, the proposed site plan and building design does 
not meet all of the BUCOD requirements, and it is likely some Variances to these requirements will be 
needed. 

(2)    Compatibility of the proposed use with land uses on adjacent properties, including the size, scale and 
massing of buildings and lots. 

Applicant: An existing car wash is located across the street from this site. 

Staff: 
No.  There is an existing car wash across the street to the south.  However, all of the abutting land uses 
on the north side of Baytree are residential. 

(3)    Adequacy of the ingress and egress to the subject property, and to all proposed buildings, structures, 
and uses thereon, including the traffic impact of the proposed use on the capacity and safety of public 
streets providing access to the subject site. 
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Applicant: See attached site plan and Letter of Intent. 

Staff: 
Yes.  The proposed site plan does show convenient vehicular access to Baytree via Miramar Street.  A 
walkway connection will need to be made from the business entrance to the existing sidewalk system 
along Baytree. 

(4)    Adequacy of other public facilities and services, including stormwater management, schools, parks, 
sidewalks, and utilities to serve the proposed use. 

Applicant: Existing public facilities and services are adequate.  

Staff: Yes.  These public facilities are adequate to support the proposed use. 

(5)    Whether or not the proposed use will create adverse impacts upon any adjacent or nearby properties by 
reason of noise, smoke, odor, dust, or vibration, or by the character and volume of traffic generated by the 
proposed use. 

Applicant: No.  See attached information regarding noise reduction of the fans. 

Staff: 
Yes.  Car wash facilities are oftentimes one of the noisiest of regular commercial uses.  This is usually 
not an issue when located within a large commercia area, but it could be seen as detrimental to abutting 
residential development. 

(6)    Whether or not the proposed use will create adverse impacts upon any adjoining land use by reason of 
the manner of operation or the hours of operation of the proposed use. 

Applicant: No.   Proposed hours of operation = 8:00am – 8:00pm. 

Staff: 
Yes, by the manner of operation (elevated noise levels).  However, the applicant’s proposed hours of 
operation are reasonable. 

(7)    Whether or not the proposed use will create adverse impacts on any environmentally sensitive areas or 
natural resources (wetlands, floodplains, etc..). 

Applicant: No wetlands or floodplains are in this area 

Staff: No adverse impact.    

 
Supplemental Standards of the LDR Applicable to the Proposed Use 

 
Section 218-13  (J)    Car Washes   (supplemental standards)  
 
(1) Car washes shall utilize a low-volume water recycling system which provides for an average of at least 80% recycled 

water per wash. 
(2) Paved stacking lanes with the capacity for up to five vehicles shall be provided for vehicles waiting to use automatic 

car wash facilities and two vehicles per bay for self-service car washes. 
(3) No storage or repair of vehicles shall be allowed within the car washing facility. 
(4) The use shall provide a safe access to the street.  Access shall only be through defined driveway locations. 
(5) Mobile car washes shall meet the following criteria: 

(a) The mobile car/vehicle wash business must catch all water coming off the vehicle if such vehicle is washed on any 
impervious surface. 

(b) A single vehicle may be washed on a non-paved or pervious surface provided there is a good stand of live grass 
and the grass is able to absorb the water into the ground without any water run-off. 

 
 
Section  210-4     Baytree-University  Corridor  Overlay  District 
 
(A)   Purpose.   The purposes of the Baytree-University Corridor Overlay District are to: 

(1) Promote the general health, safety, and welfare of the community.  
(2) Implement the Greater Lowndes 2030 Comprehensive Plan. 
(3) Establish an appropriate architectural scale with harmonious design standards that distinguish between types of 

character areas along the corridor. 
(4) Promote development patterns that encourage walking, biking and use of public transportation. 
(5) Create an attractive streetscape that is aesthetically appealing and environmentally responsible. 
(6) Provide for appropriate infill development and land use transitions between commercial corridors, university-

based activities, and adjacent residential neighborhoods. 
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(F)   Property Use Standards. 
(3) Conditional Uses.   If allowed in the underlying zoning district, the following uses shall require approval of a 

Conditional Use Permit subject to the standards in Section 242-6:  
(a)    Commercial buildings in excess of 75,000 square feet when located in the Market Zone. 
(b) Commercial buildings in excess of 25,000 square feet when located in the University Zone. 
(c) Minor automobile service and repair when located in the University Zone. 
(d) Outdoor sales and display. 
(e) Self-service storage or mini-warehouses in newly constructed buildings. 
(f) Car wash. 

 
(G)   Streetscape Standards.   (2)  University Zone 

(a) Front Yard Setback.  Front yard setbacks shall be compatible with the average setbacks of existing buildings that 
are located within 200 feet along the same side of the street as the subject property. If no buildings exist within 
this distance, or the variability in existing setbacks is more than 50 feet, the Director shall have the authority to 
establish the front yard setback based on the prevailing standards in the University Zone.   [Average setback 
observed here = 47 feet.  Proposed = 35 feet] 

 
(I)    Driveways and Streets.   (1)  Inter-Parcel Access:  Joint driveways, cross-access drives, and access easements shall 

be provided, in accordance with the provisions of Chapter 332, except where the City Engineer determines that they 
are unfeasible because of topographic or other site-specific constraints.   
 

(J)   Architectural Standards.   (5)  Pronounced Entries:  Principal building entrances must be oriented to the public street 
and provide cover from sun and rain. 

 
 

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:   < No comments received > .  
 

Engineering:     No comments at this time.  Fire:  No comments.   
 

Landscape:     Development must comply with LDR Chapter 328, including street/perimeter yards, and buffer yards. 
 

GIS:   No comments     Police:    < No comments received > 
 

Utilities:    < No comments received >   Public Works:     No comments  
 
 

Attachments: 
 
Zoning Location Map 
BUCOD Overlay Map 
Future Development Map 
Aerial Location Map  
Letter of Intent  (2 pages) 
Boundary Survey 
Conceptual Site Plan 
Streetview renderings  (2 pages) 
Car Wash features & specs  (4 pages)  
2014 proposed site plan 



CU-2023-04    Zoning  Location  Map 
 
Crown Development    806 Baytree Road       Current Zoning  =  C-C 
Conditional Use Permit (CUP)  Tax Map # 0115C     Parcel # 275   
 
         **    Map NOT to scale      Map Data Source:   VALOR GIS   October  2023 

 



CU-2023-04    Overlay  District  Location  Map 
 
Crown Development    806 Baytree Road       Baytree-University Corridor 
Conditional Use Permit (CUP)  Tax Map # 0115C     Parcel # 275   
 
         **    Map NOT to scale      Map Data Source:   VALOR GIS   October  2023 

 



CU-2023-04    Future  Development  Map 
 
Crown Development    806 Baytree Road       Character Area  =  NAC 
Conditional Use Permit (CUP)  Tax Map # 0115C     Parcel # 275   
 
         **    Map NOT to scale      Map Data Source:   VALOR GIS   October  2023 

 



CU-2023-04    Aerial  Location  Map 
 
Crown Development    806 Baytree Road       ~ 2021 Aerial Imagery 
Conditional Use Permit (CUP)  Tax Map # 0115C     Parcel # 275   
 
         **    Map NOT to scale      Map Data Source:   VALOR GIS   October  2023 
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