REZONING(S):
RZ-2017-006



CITY OF SUWANEE

REZONING ANALYSIS
CASE NUMBER: RZ-2017-006
REQUEST: PMUD (PLANNED MIXED USE
DEVELOPMENT) TO PMUD (CHANGE OF
CONDITIONS)
LOCATION: WHITE STREET AND INTERSECTION OF

WHITE LANE AND BUFORD HIGHWAY

TAX ID NUMBER(S): 7-210-009, 7-210-010, 7-210-100, 7-210-105,
7-210-089, 7-210-063, 7-210-097, 7-210-010a,
7-210-106, 7-209-003, 7-210-099

ACREAGE: 32.2 ACRES

PROPOSED DEVELOPMENT: RESIDENTIAL NEIGHBORHOOD WITH
SINGLE FAMILY DETACHED HOMES AND
TOWNHOMES

APPLICANT: WHITE STREET VILLAGE LLC
1000 PEACHTREE INDUSTRIAL BOULEVARD
SUITE 6-387
SUWANEE, GA 30024

OWNER(S): WHITE STREET VILLAGE LLC
1000 PEACHTREE INDUSTRIAL BOULEVARD
SUITE 6-387
SUWANEE, GA 30024

CONTACT: JOHN BANANNO
PHONE: 770-367-9552

RECOMMENDATION: APPROVAL WITH CONDITIONS

PROJECT DATA:

The applicant requests a change of conditions to RZ-2015-005, which rezoned the subject
property to PMUD (Planned Mixed Use Development) in 2016. The property is now under new
ownership and the current owner/developer wishes to modify the concept plan to change the
arrangement of housing units. Some of the proposed modifications would not comply with
conditions of zoning and the original site plan. Changing or eliminating conditions of zoning
requires the project to go through the zoning process.

RZ-2017-006 Page 1




The subject property is an assemblage of 11 parcels that were combined to develop a new
neighborhood adjacent to White Street Park at the intersection of Buford Highway and McGinnis
Ferry Road. The property is approximately 32 acres.

The original concept plan was approved for a new neighborhood of up to 205 residential units
including small lot single family detached houses, single family detached cottages, single family
attached townhomes, and stacked flats. The applicant requests a maximum of 227 units. The
overall density for the proposed revised neighborhood plan would increase from 6.4 to 7 units.

The revised plan would still include single family detached, single family detached cottages, and
single family attached townhomes, but the developer also proposes to include some stacked
townhomes instead of any previously proposed stacked flats. These units would have the form
of a townhome but would have a two story townhome stacked on top of a one story flat. The two
units would both still have rear-entry garages on the ground level of each unit.

Similar to the original conditions of zoning, the applicant proposes a maximum number of units
for each housing type. The sum of these maximums exceeds the overall maximum number
allowed. The purpose of this is to allow for flexibility to adjust to market demands and design
constraints as the project moves though more detailed engineering and development, but provide
assurance to the City that the project will not exceed the expected level of density.

The proposed concept plan illustrates a mix of housing types including 80 single family detached
lots, which could be cottages or small lot single family detached homes, and 128 townhomes (19
of which could be stacked townhomes). All lots would be served by rear alleys with the
exception of 5-7 larger lots that back up to the stream between the neighborhood and McGinnis
Ferry Road.

ZONING HISTORY:

The original rezoning to PMUD was approved in April 2016, per RZ-2015-005. In October of
2016, a revised concept plan was approved by City Council. The plan was revised in order to
better incorporate cottages into the plan. The changes included slight alterations to the proposed
street network of the original concept plan, but the plan still adhered to the conditions of zoning.

DEVELOPMENT COMMENTS:

If this request is approved, the proposed project will go through the development review and
permitting processes in order to ensure compliance with applicable regulations. A PMUD
(Planned Mixed-Use Development) requires the submittal of a plan book that conveys the
character and vision for a new neighborhood including proposed site plan, all building
elevations, building materials and colors, illustrations of public spaces, and other relevant
information. A development permit will not be issued by the Planning Department until a plan
book is approved by the City.

ANALYSIS:

The applicant’s proposed concept plan is not consistent with the original conditions of zoning for
RZ-2015-005 and deviates from the concept plan linked to those conditions. The proposed
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concept plan still meets the goals of the original zoning and the vision for this area per the
Comprehensive Plan.

The property sits directly south and adjacent to White Street Park, zoned R-140. It is bound by
the Norfolk Southern railway to the west, McGinnis Ferry Road to south and Buford Highway to
the east. The Old Suwanee neighborhood is across the railroad tracks from the property but not
within sight. Across Buford Highway, there is an undeveloped parcel zoned O-I (Office-
Institutional), a two story office building zoned O-I, and a single family house zoned R-100. An
existing truck terminal is on the land across McGinnis Ferry Road. A portion of the property
belonging to the truck terminal is located directly adjacent to the southern boundary of the
subject property. This remnant piece and the truck terminal are both zoned M-1 (Light
Industrial).

The most significant proposed change to the concept plan is that the different housing types are
more mixed and integrated throughout the neighborhood. The original plan consolidated more of
the higher density housing further from Harvest Farm with detached housing located closer to
White Street Park. The result was a plan that segregated the different housing types into three
distinct phases, and the original conditions of zoning correlate to these three phases.

The proposed revised concept plan still keeps higher density townhomes out of view of the
property adjacent to Harvest Farm. The new plan accomplishes this by tucking the townhomes
at the edges behind single family lots that front White Street and White Street Park. The
proposed plan integrates the street network of the townhome and single family lots and attempts
to integrate the agrarian open space character of the proposed neighborhood into not just the
single family areas but the townhomes as well by arranging townhomes with outdoor courtyards
facing a series of open spaces. This arrangement allows the townhomes to serve as a buffer to
the railroad and Buford Highway traffic as well.

Many of the conditions are narrowly tailored not just to a specific concept plan but to a specific
developer/builder with specific housing types. As such, for the project to move forward changes
to the conditions would need to be made in order for the project to proceed. Any reference to the
original phases, each with its own housing type, would need to be eliminated and replaced with
conditions regulating the specific housing types instead since the proposed plan integrates them
more.

The proposed conditions for the townhomes would not change other than an allowance to reduce
the driveway depth requirements for the single family townhomes (not the stacked townhomes).
The applicant has requested to reduce driveway lengths to 5 feet in order to make room for front
courtyard areas for townhomes. The new proposal includes 192 delineated on-street parking
spaces throughout the neighborhood that should enable the project to accommodate more
parking.

The proposed conditions for single family detached homes would be simplified to regulate the
minimum sizes for lots, building and setbacks within the neighborhood. This would give the
developer flexibility to accommodate a diversity of detached single family housing types and
sizes within the framework of the concept plan. Architecture and relationship to the street would
be regulated by a plan book to be approved by the City. The proposed development would still
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include homes with master bedrooms on the main floor as well as some 1.5 story cottages with a
scale similar to the existing homes on White Street.

The revised concept plan and changes to conditions would not compromise the vision for this
areca and the housing goals of the Downtown Master Plan. Townhomes and small lot, single
family development are encouraged in the Comprehensive Plan to increase housing choices and
affordability and address the needs of smaller households. The proposed development provides
these types of housing. Homes smaller than 1,400 square feet and carriage homes were both
recommended in the recently adopted Downtown Suwanee Master Plan, which states that
cottages and other housing types that permit more compact development would appeal to seniors,
young families and others. This is consistent with the Comprehensive Plan, which calls for a
diversity of housing types to meet the needs of a growing workforce and an aging population.

Another change to the plan is the relationship to Buford Highway. The original concept plan had
residential units facing Buford Highway and the main entrance into the neighborhood off of
Buford Highway. The new plan would still have two access points for the neighborhood, but
there would no longer be direct access into the neighborhood from Buford Highway. Instead, the
neighborhood would have both entrances come off the new extension of White Street that would
connect to Buford Highway. This would present an opportunity to preserve some of the existing
trees along Buford Highway thus preserving the rural character of that portion of the corridor,
would make the new neighborhood feel more like part of Old Town, and would reinforce its
association with adjacent White Street Park. This approach is consistent with the Downtown
Master Plan’s vision for the southern portion of Buford Highway.

As stated in analysis for the previous proposal for this property, the 2009 Downtown Suwanee
Master Plan further refined the vision for this unique property. The Plan established 10 distinct
character districts to guide future development within downtown Suwanee. The proposed
development is within the Suwanee Farm Village District, also known as Williams Farm Village
District, which is anchored by Harvest Farm at White Street Park. The Plan calls for the Suwanee
Farm Village District to be predominately residential and include a mix of dwelling types. Per
the vision of the 2009 Downtown Suwanee Master Plan, the City’s community garden known as
Harvest Farm was built. It was intended that this park would set the tone for the development of
this area.

The architecture for this development is an important element in achieving the goal of creating a
neighborhood that is suited to this unique district. While plans encourage density at this
location, they also encourage a distinct character influenced by the adjacent White Street Park.
The City has made significant investment in creating a park that fits in with the rural nature of
the property surrounding White Street Park. Harvest Farm barn and community garden create a
identity referencing Suwanee’s agrarian history for this part of Suwanee. The City recently
completed the orchard at White Street Park. The park will be an amenity to the proposed
neighborhood, and the neighborhood should complement and enhance the aesthetic character of
White Street Park as well. Any approved architecture should reflect this vision; therefore, a plan
book is essential to guiding this development.

The revised concept plan meets all of the goals of the Comprehensive Plan. The proposed
development implements the desired network of streets called for in the Downtown Suwanee
Master Plan as well as the pedestrian connections to Buford Highway and White Street. This
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new network would provide a needed and safer connection between the multi-use path on
McGinnis Ferry Road and White Street Park and improve access to and from this area of Old
Town.

Finally, the proposed revised concept plan still creates significant new park space within the
neighborhood. While the previous concept had one much larger central park, the new plan has
one medium sized park and several scattered smaller but usable open spaces. The plan also still
includes a natural open space of approximately 4.5 acres that is adjacent to McGinnis Ferry Road
and a park area directly adjacent to White Street Park. The area new McGinnis Ferry Road is
heavily wooded with mature hard wood trees and a spring running through the bottom of a
ravine.

In conclusion, the requested changes to conditions of are appropriate for the subject property.
Ultimately the mix of uses and number of units is very similar to the original proposal. The new
plans is simply a different approach with more integration of the housing types and a different
approach to how the project addresses Buford Highway. As such, the Planning Department
recommends APPROVAL WITH CONDITIONS of RZ-2017-006.
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Recommended Conditions
RZ-2017-006

The Planning Department recommends approval of the requested change of conditions for the
subject property as follows:

1.

Develop in accordance with the concept plan (dated June 28, 2017) and associated
attachments and exhibits approved by City of Suwanee, and incorporated herein by
reference, with changes as necessary to meet conditions of zoning or other development
requirements. This shall include all proposed densities, roadways, land uses, planting,
sidewalks, multi-use paths, detention areas, or other proposed features shown on the
submitted plan. If needed due to conditions of zoning that require substantial changes to
the concept plan, within 180 days of approval, submit revised plans to the City that
reflect the changes required herein by the conditions of zoning. Said plan shall be subject
to the review and approval of the City Council.

2. Development shall occur consistent with the uses and development standards outlined as
follows. Development shall be limited to a maximum 110 single family detached units, a
maximum of 130 single family attached units that may include up to 19 stacked
townhomes (each with 2 units).

A. Single Family Detached shall be subject to the following development standards:
1. Minimum lot width: 35 feet
ii. Minimum lot size: 2,500 square feet
iii. Minimum front yard: 5 feet from the back of the sidewalk but not
within the right-of-way
iv. Minimum side yard setback: 0 feet
V. Minimum building separation: 5 feet
Vi. Minimum rear yard setback: 5 feet
vii.  Minimum unit size: 1,400 square feet
viii. Maximum building height: 35 feet
ix. Minimum parking required: 2 spaces per unit within a garage.
X. All units shall be rear loaded, unless noted differently elsewhere.
xi. Carriage homes shall be allowed as accessory use on single family
detached lots larger than 4,000 square feet subject to the following
standards:
a. Minimum unit size: 800 square feet
b. Maximum building height: 2 stories
c. Building or structure shall comply with section 604.A, B, and C of
the City of Suwanee Zoning Ordinance.
d. Exterior finish shall be consistent with the finish of the primary
residence.
B. Single Family Attached shall be subject to the following development standards:
i.  Minimum unit width for attached units: 22 feet
ii.  Minimum front setback from Buford Highway: 15 feet
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iii.

Minimum front yard: 0 feet

iv.  Minimum building separation: 20 feet

v.  Minimum unit size: 1,700 square feet

vi.  Minimum driveway length for attached units: 5 feet
vii.  Maximum building height: 3 stories

Vviii.

Minimum parking required: 2 spaces per unit within a rear entry
garage accessed by a private alley

. Stacked Townhomes shall be subject to the following development standards:

.

ii.
iii.
iv.

Minimum unit width for attached units: 22 feet
Minimum front setback from Buford Highway: 15 feet
Minimum front yard: 0 feet

Minimum building separation: 20 feet

v.  Minimum unit size: 900 square feet. The 2 stacked units
combined shall have a minimize size of 2,000 square feet.
vi.  Minimum driveway length: 22 feet
vii.  Maximum building height: 3/4 split
vili.  Minimum parking required: 4 spaces per stacked townhome.
Each staff townhome shall include a minimum 2 car garage.
Driveways shall be a minimum of 22 feet long in order to be able
to count towards the minimum parking requirement. On-street
parking spaces directly adjacent to the stacked townhomes may
also count towards minimum parking requirements.

3. Overall development shall not exceed 227 residential units.

4. A minimum of 20 Single Family Detached units shall be designed as 1.5 story cottages.
A majority of units located along the White Street extension, including all those that front
onto the open space across the street from the White Street Park, should be cottages.

5. A maximum of 7 units may be front loaded. This allowance only applies to lots that back
up to the creek adjacent to McGinnis Ferry Road. Where front loaded lots are developed
the use of shared driveways, narrow driveways, ribbon driveways or other options that
minimum the presence of the driveways should be explored. Garages on these lots
should be located at least 10 feet behind the front plain of the house.

6. Prior to issuance of a development permit the developer shall prepare a plan book for
review and approval by the City. The goal of the plan book will be to convey the
architectural style, character, and vision for the new neighborhood. The plan book will
include potential elevations, building materials, colors and conceptual illustrations of
open spaces. The plan book should include illustrations and sections that clearly
illustrate the relationship of the buildings to the street. The plan book for this project
will seek to achieve a neo-rural/farmhouse style.

The neighborhood should seek to feature single family homes with cementitious fiber
siding, complimenting existing homes in Old Town. Buildings should minimize the
number of materials and the number of roof pitches with the goal of keeping the
architecture simple. Roofs should have a pitch between 6:12 and 12:12. Brick and stone
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should be allowed as materials but their use should be minimized and they should not be
used in combination. Usable (minimally 6 feet deep and ideally 8 feet deep) front
porches are encouraged throughout the neighborhood.

Townhomes should feature the use of molded brick (or comparable) as the primary
material for 3 sides.

The color palette should include “pops” of color dispersed throughout the neighborhood.
The first floor elevation of homes should seek an elevation of 18 inches to 3 feet
(townhomes 18 inches to 6 feet) above grade as allowed by site conditions. Simulated
divided lite windows should be used. Metal or architectural shingled roofs should be
used. Any side of a building that faces a street is subject to additional architectural
scrutiny. Garages should not be visible from the street. The architecture of non-
residential buildings and structures (mail kiosks, amenity area buildings, etc.) shall adopt
the same neo-rural character as the residential buildings in the project.

7. A minimum of 30 percent of all single family detached units shall have the master
bedroom on the main floor.

8. Street Standards: All streets within the development shall be public and constructed to
City standards as approved by the City Engineer. Road sections should be consistent
with those shown in Exhibit ‘A’ with the City Engineer having final approval of the road
design. Street Trees shall be planted on 40 foot centers and be a minimum of 3 inch
caliper at the time of planting. Root barriers shall be provided for all street trees.

9. All rear alleys shall be constructed as approved by the City Engineer and shall be located
on private property.

10. Should traffic signalization be determined to be needed, signals shall be mast-arm style
signals subject to the review and approval of Georgia Department of Transportation. Any
signals installed to serve development of property shall be installed at the expense of the
developer.

11. All new utilities shall be located underground.

12. The developer shall provide a comprehensive signage plan prior to issuance of a
Development Permit. Said signage plan shall minimally address sign standards for any
ground signs, wall signs, directional signs, street signs, entrance monuments, and any on-
site marketing signs (temporary or permanent) for the project.

13. Provide bicycle racks with a minimum of 5 spaces near the entrance of any non-
residential building.

14. Explore meeting detention requirements off site where feasible.

15. A direct hard surface bicycle and pedestrian connection will be made into White Street
Park connecting the multi-use trail at the corner of Buford Highway and McGinnis Ferry
Road to the trail within the park.
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16. A 5-foot-wide sidewalk shall be provided along the western side of Buford Highway
from McGinnis Ferry Road to the northern property line of subject property. Said
sidewalk shall connect to the multi-use trail along McGinnis Ferry Road.

17. Existing trees along Buford Highway shall remain undisturbed to the greatest extent
possible. Where the existing tree canopy is sparse or is eliminated trees shall be planted
in a manner that recreates the environment that existed prior to development. The
landscape plan for the project shall address the provision of trees along Buford Highway.
Said plans shall be reviewed for compliance prior to issuance of a development plan for
the project and is subject to the approval of the Planning and Inspections Director.

18. Landscaping for the project shall be subject to the approval of the Planning and
Inspections Director.

19. Include parks as shown in the concept plan dated June 28, 2017. At least one park shall
include at a building constructed as a community facility that is a minimum of 800 square
feet. Said facility shall serve as the mail kiosk for the development or a gathering place.
A 25-yard-long swimming pool shall be included within this park.

20. On the portion of the project adjacent to White Street Park, construct an open space that
includes hard surface paths that connect to White Street Park. The landscaping and
design of the open space shall be coordinated with the City plans for White Street Park.
If a water quality facility is constructed within this open space, said facility shall be
designed as either a subsurface facility or a wet pond as much as practical. Minimally the
facility shall be landscaped with the landscaping approved by the City. For the purpose
of clarity of ownership and future maintenance, the developer or homeowner’s
association shall donate said land to the City at no cost. Said land shall be donated to the
City no later than prior to issuance of the last Certificate of Occupancy within the
development. Once donated the City will maintain the land for public use as an extension
of White Street Park.
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Standards Governing Exercise of Zoning Power

Pursuant to Section 2006 of the City of Suwanee Zoning Ordinance, the City finds the following
standards are relevant in balancing the interest in promoting the public health, safety, morality,
or general welfare against the unrestricted use of property and shall govern the exercise of the
zoning power therewith.

A. Whether the zoning proposal will permit a use that is suitable in view of the use and
development of adjacent and nearby property;

The proposed rezoning for the construction of townhomes and single family homes would permit
a use that is suitable in view of the adjacent White Street Park and community garden, Harvest
Farm. Harvest Farm is agrarian in character and benefits aesthetically from the current rural
environment of its surroundings. The proposed development plans to front White Street Park
and White Street with open space and small scale single family detached homes including
cottages similar in scale to existing homes on White Street.

B. Whether the zoning proposal will adversely affect the existing uses or usability of
adjacent or nearby property;

Approval of the request would not likely affect the existing uses or usability of nearby property.
This development will actually aid any future development of nearby property by bringing sewer
and connectivity to the area.

C. Whether the property to be affected by the zoning proposal has a reasonable economic
use as currently zoned;

The subject property has a reasonable economic use as currently zoned.

D. Whether the zoning proposal will result in a use which will or could cause an excessive
or burdensome use of existing streets, transportation facilities, utilities or schools;

Approval of the request likely would not result in excessive or burdensome use of existing
streets, transportation facilities, utilities or schools.

E. Whether the zoning proposal is in conformity with the policy and intent of the Land Use
Plan;

The proposed concept is in conformity with the general policy and intent of the Land Use Plan,
which calls for a Mixed Use Village at this location.

5, 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;

There are no 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.
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Revised 03/13/14

REZONING APPLICATION
AN APPLICATION TO AMEND THE OFFICIAL ZONING MAP OF CITY OF SUWANEE, GEORGIA

APPLICANT INFORMATION* OWNER INFORMATION® Q
NAME: \ g vt Seper Vieaacs WC | NAME: Uk v Steeer Vieeaws WL I
ADDRESS \oco "Penewre e Tudwsree | ADDRESS: 1000 PERC HTLEE Toal OoeTUMC_ |

Twve, ;, S (o-381 VBLYO. S (--3I[/
Sowsues GGA 2oo24 Swgande CA J3coq ’
| PHONE: (/NS  RUC ' A4 PHONE: (A 1B 410 * R4 ) \
|

CONTACT PERSON:~ Mo vt Boost At CONTACT PHONE: V15 - e - AE5 L !

EMAIL ADDRESS: Y RowtAvaro & FAX NUMBER:
A TOr oL DIl S, Corl

PROPERTY INFORMATION
PRESENT ZONING DISTRICT(S): V40  REQUESTED ZONING DISTRICT "©HoD |
PROPOSED DEVELOPMENT: \fu \v& Seser Viwcass
TAX PARCELNUMBER(S): 1-Z0A-06D | Y-Z\o-0Cd 08A , AR, \oo, 6,010,010k, ot
ADDRESS OFPROPERTY: 3813 Y v Ssoed \
TOTAL ACREAGE: 3L.2.  PUBLIC ROADWAY ACCESS: ®oureet Wicwmy 3 Wi e Sy

' FOR RESIDENTIAL DEVELOPMENT: FOR NON-RESIDENTIAL DEVELOPMENT: .
NO. OF LOTS/DWELLING UNITS: 7271 vy  NO. OF BUILDINGS/UNITS: |
DWELLING UNIT SIZE (SQ. FT.): Vaties. TOTAL GROSS SQUARE FEET: |

CERTIFICATIONS

[ hereby certify that the above and attached information is true and correct. [ am also aware that pursuant to Section
- 2004 no reapplication on the same land which has been denied by the City Council shall be acted upon within 12
months from the date of last action unless said time period is waived by the Council. In no case shall a reapplication be
acted upon in fess than 6 months from the date of last action by the Council. 1am also aware that pursuant to Section
2003 of the Zoning Ordinance any and all conditions which may be attached-p the property shall be binding on the

ind all subsequent owners. )
Lf2a)r7 K9z

¥

Sigylture of Applicant® Date ! rature of Owner* Date
¢ Street Village, LILC ' irpothy 1 Giehan, Manager, Whipe Strect Village, L1LC

Tifionhy 1 Gelm, Manager

% Date | 'a‘Qéf /?
. . L[2901% 1A |
. Signature of Notary Date Signature of Notary Date I|
* 1 Additional Applicant or Owner Information is Needed Please Complete Additional Application Form(s)
S s ol oo o R o ok A R R S R oo o R R K R R SR Rk R o R o K o R SR ok ok K

CITY OF SUWANEE USE ONLY
Date Received: Case No.; R—Z' ZDWQDO Accepted By:




Revised 03/13/14

REZONING APPLICANT'S RESPONSE
STANDARDS GOVERNING EXERCISE OF THE ZONING POWER

Pursuant to section 2006 of the 1998 Zoning Ordinance, the city council finds that the following standards
are relevant in balancing the interest in promoting the public health, safety, morality, or general welfare
against the right to the unrestricted use of property and shall govern the exercise of the zoning power.

Please respond to the following standards in the space provided or use an attachment as necessary:
(A) Whether the zoning proposal will permit a use that is suitable in view of the use and

development of adjacent and nearby property:
Y F@ov—og AL VS B Rwex T WA Yoo wvEwcATM oS TTO TuL

CotTZ o (X L oatialba .

(B) Whether the zoning proposal will adversely affect the existing use or usability of adjacent or

nearby property:
Lio' L= WP | V8 couvsisientt e Coein %odlt—’ﬂr— 5

(C) Whether the property to be affected by the zoning proposal has a reasonable economic use as
currently zoned:
Zodue "OgentT T LeviAnal(THE SAnS -

(D) Whether the zoning proposal will result in a use which will or could cause an excessive or
burdensome use of existing streets, transportation facilities, utilities or schools:
Teorosar |5 Cowgisa it Wit Cowlontt Row b Aut

CaATTENT oF LAt VUSE  rAal

(E) Whether the zoning proposal is in conformity with the policy and intent of the land use plan:
KRormoka L 1S 10l COULTOL N ITY W/ TH THE TFoiiecy AdD a(TBUT

OC TWE LaAslO 288 Pridal

(F) 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:
/{"J?Q..L'f"-':‘;‘t"ogh L. SEPXYSs T Wi MagATE T HE IYIPACTS oF AL oAD

A ROToen Migud/by FOTVLE U2 1 DCUTS.
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