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METROPOLITAN PLANNING COMMISSION

“Planning the Future - Respecting the Past”
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DATE: July 15, 2025
TO: THE MAYOR AND ALDERMEN OF THE CITY OF SAVANNAH
FROM: METROPOLITAN PLANNING COMMISSION

SUBJECT: Zoning Map Amendment

PETITION REFERENCED:

Owner: Progressive One Realty/Sweet Spice Restaurant
Agent: P. Bart Smith

Address: 1103 E 69th St

Alderman District: 3 - Linda Wilder-Bryan

County Commission District: 2 - Malinda Scott Hodge
Property Identification Number: 20114 19002
Petition File Number: 25-003170-ZA

MPC ACTION:

The Planning Commission recommends approval of the request to rezone the subject parcel
from OI (Office-Institutional) to BN (Neighborhood Business), subject to the following
conditions:

1. That the drive-thru component be removed from the development plan, as the proposed
stacking length does not meet the minimum 160-foot requirement and is anticipated to create
traffic congestion that may negatively affect circulation on adjacent neighborhood streets.

2. That the rezoning be tied to the conceptual site configuration reviewed through the zoning
process.

3. That the site plan must come back to the MPC for the review process.

MPC STAFF RECOMMENDATION:

MPC Staff recommends approval of the request to rezone the subject parcel from OI (Office-
Institutional) to BN (Neighborhood Business), subject to the following conditions:

1. That the drive-thru component be removed from the development plan, as the proposed
stacking length does not meet the minimum 160-foot requirement and is anticipated to create
traffic congestion that may negatively affect circulation on adjacent neighborhood streets.

2. That the rezoning be tied to the conceptual site configuration reviewed through the zoning
process.

3. That the site plan must come back to the MPC for the review process.



Zoning Map Amendment
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July 15, 2025

MEMBERS PRESENT: 9

Traci Amick

Laureen Boles

Travis Coles — Vice Chair
Karen Jarrett - Chairwoman
Jeff Notrica

Stephen Plunk

Joseph Welch

Amanda Wilson

Tom Woiwode

PLANNING COMMISSION VOTE: Approve Staff Recommendation with a condition. (9-0)

APPROVAL | DENIAL | ABSENT | Abstain | Recused
Votes: 9 Votes:
Amick Ervin
Boles Kaigler
Coles Melder /
Jarrett Ross /
Notrica Stephens o /
Plunk '
Welch /
Wilson "
Woiwode
Respectfully submitted,

Melanie Wilson
Executive Director and CEO

MW/sh

Enclosure

cc Mark Massey, Clerk of Council
Lester B. Johnson, Assistant City Attorney
Jennifer Herman, Assistant City Attorney
Bridget Lidy, Department of Inspections



CHATHAM COUNTY-SAVANNAH
METROPOLITAN PLANNING COMMISSION

“Planning the Future, Respecting the Past”

Council Report

To: City Council
From: Planning Commission
Date: July 15, 2025

Subject: Zoning Map Amendment
Applicant/Agent: P. Bart Smith
Address: 1103 E. 69th Street, Savannah, GA 31404
PIN: 20114 19002
Site Area: 0.2 acres (+/- 9000 sf)
Alderman District: SAV 3
Request: Rezone from Ol (Office-Institutional) to B-N (Neighborhood Business)

File Number: 25-003170-ZA

Request

The Petitioner requests amendment of the Zoning Map from Ol (Office-Institutional) to BN (Neighborhood
Business) in association with a proposal to establish a small restaurant with a drive-thru and two
neighborhood-scale retail units. The site is currently vacant and under common ownership with the
adjacent parcel to the north, which is already zoned BN. The proposed development will combine both
parcels into a unified site plan for commercial use fronting Waters Avenue.

The rezoning request is accompanied by a related Future Land Use Map (FLUM) amendment request to
align both parcels under the Commercial —~ Neighborhood designation. At the time of this request, the
subject parcel is designated Residential Suburban — Single Family and lies within the Urban Transitional
character area in the Comprehensive Plan 2040.
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Facts and Findings

Site

The subject parcel measures approximately 90 feet by 100 feet and is currently undeveloped. It is located

within the South Garden neighborhood at the edge of Waters Avenue and adjoins an existing commercial
parcel under the same ownership.

The adjacent B-N zoned parcel to the north is located within an Alcohol Density Overlay District, which
may affect alcohol-related uses on the combined site. While the subject parcel itself does not fall within

the overlay, the owner's intent to recombine the parcels and develop a unified commercial restaurant
may trigger review under the overlay clauses and regulations. Staff recommends that any site plan or

business license application clarify compliance with applicable overlay district requirements.
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Site street view

Proposed Development

A total of 26 parking spaces is proposed, with vehicle access from East 69th Street and exit circulation
to East 70th Street.

The applicant intends to develop the combined site with a single structure containing a restaurant with a
drive-thru and two additional +600 SF retail spaces, The building will be new construction and will serve
as the relocated and updated home of Sweet Spice restaurant, which currently operates across the street.
The development is intended to serve the immediate neighborhood and broader Midtown area,
contributing to the growing walkable commercial corridor envisioned along Waters Avenue.

The use falls under the permitted by right category of:

Restaurant: An establishment that prepares and serves food and beverages to the public. This use may
include table, counter, drive-thru, drive-in, take-away and delivery services either individually or some
combination thereof. This term includes ice cream, yogurt, gelato and smoothie shops; bakeries;
bagelries; doughnut shops; coffee shops; and, similar establishments. Accessory beer, wine and liquor
sales may or may not be permitted as provided in Sec. 8.7.24, Accessory Alcohol Sales. Restaurants
deriving more than 50% of its annual gross food and beverage sales from the sale of alcoholic beverages
shall be considered a bar, tavern, or nightclub, as applicable. This term does not include catering
establishments. Sec. 13.2 Defined Terms, General

Retail. General: An establishment that sales, leases, or rents new or used products, including
wholesaling. This shall not include any other use identified in Sec. 5.4, Principal Use Table.




Existing Zoning and Development Pattern

The subject parcel is currently zoned Ol (Office-Institutional). This zoning district permits civic, medical,
and office-related uses but limits commercial activity and does not support restaurant or drive-thru
development. The Ol designation was likely applied as a transitional buffer between residential uses to
the east and south, and more intense commercial zoning along Waters Avenue.

The adjacent parcel to the north is zoned B-N (Neighborhood Business), and the parcels west of Waters
Avenue are primarily zoned for commercial uses. Residential zoning districts RSF-6 and R-6 directly abut
the subject site to the east and south, maintaining the established single-family character of the South
Garden neighborhood interior.

Location Land Use Existing Zoning
North Retail B-N
South Dwelling RSF-6
East Dwelling RSF-6
West Vacant B-N
Public Notice

Mailed notice of the Planning Commission meeting was sent to all property owners within 300 feet of the
subject property. Signs were posted on site, and the required public hearing advertisement was placed
in the newspaper at least 15 days prior to the scheduled meeting. The mailed notice included instructions
for accessing the meeting virtually.

Neighborhood Meetings

As of the drafting of this report, no formal neighborhood association meeting has been held, the petitioner
however, has submitted letters and signatures from residents, patrons, and nearby community members
in support of the project. This outreach reflects efforts to engage with the surrounding neighborhood and
demonstrates a measure of public awareness and approval ahead of the public hearing.

Impact and Suitability

Public Servies and Facilities

The proposed development would be served by City of Savannah infrastructure, including water,
sewer, and stormwater systems. Final development plans must receive Site Plan approval from
all applicable reviewing departments, including the City’'s Development Services, Traffic
Engineering, and Stormwater divisions, following any zoning-related approvals by the MPC and
City Council.



Comprehensive Land Use Plan Element

This rezoning request is submitted alongside a petition to amend the Future Land Use Map
(FLUM) from Residential Suburban - Single Family to Commercial - Neighborhood. At the time of
submission, the subject parcel was designated for low-density residential use within the Urban
Transitional Character Area of the City of Savannah’s 2040 Comprehensive Plan.

Urban Transitional areas are defined as neighborhoods and corridors experiencing change in
development intensity and land use mix , often positioned between stable residential communities
and active commercial nodes. These areas are considered ripe for reinvestment, adaptive reuse,
and context-sensitive infill development. Waters Avenue is explicitly identified as a key transitional
corridor in the Comprehensive Plan, with a vision for neighborhood-scale commercial activity that
complements adjacent housing and strengthens pedestrian connectivity.

The Commercial - Neighborhood designation supports compact, walkable business uses such as
food service, convenience retail, and professional services , uses that are intended to reinforce
corridor character while remaining compatible with nearby residential blocks. Given the site’s
strategic location, the shared ownership with the adjacent BN-zoned parcel, and the unified site
development plan, staff finds the proposed rezoning to be consistent with the 2040
Comprehensive Plan goals for both land use and character area alignment.

Existing Zoning District

Intent of the Ol ( Office-Institutional) Zoning District:

The Office-Institutional (Ol) district is established to accommodate low-intensity civic, institutional,
and office-related uses that serve as transitional zones between residential and more intense
commercial districts. These areas are generally located near major corridors or at the edges of
residential neighborhoods where office or public uses are appropriate but higher-impact
commercial activity may be incompatible.

The Ol district permits uses such as government offices, medical clinics, and educational
institutions, but restricts retail, food service, and drive-thru operations. As such, it provides limited
opportunities for commercial reinvestment and walkable neighborhood-serving businesses,
particularly along evolving corridors like Waters Avenue.

While Ol zoning is appropriate to buffer residential areas, in this case, its constraints have the
potential to decelerate commercial growth along corridors and eventually impact the 2040
Comprehensive Plan’s vision for mixed-use reinvestment along transitional corridors.

Allowed Uses: The uses allowed in the zoning district appear in a chart appended to the end of
this report.

Development Standards: The development standards of the Ol zoning district appear in a chart
appended to the end of this report.

Proposed Zoning District



Intent of the BN Zoning District:

The Neighborhood Business (BN) district is established to accommodate small-scale commercial
uses that directly serve nearby residential areas. These uses are generally low-intensity,
walkable, and compatible in scale with adjacent neighborhoods. The district is intended to provide
access to essential goods and services, such as food establishments, convenience retail, and
personal services, within a short distance from surrounding homes, thereby promoting
neighborhood vitality and reducing reliance on automobile travel for daily needs.

BN zoning is particularly suited to transitional corridors and neighborhood edges, where small
commercial developments can coexist with residential uses without significant land use conflict.
The district prioritizes pedestrian-friendly site design, buffered transitions, and appropriate
building placement to support both commercial activity and neighborhood character.

At 1103 E. 69th Street, the BN district would enable the establishment of a neighborhood-oriented
restaurant with drive-thru service and two small-scale retail units, reflecting the intent of the district
and the broader reinvestment goals of the Waters Avenue corridor.

Allowed Uses: The uses allowed in the BN zoning districts appear in a chart appended to the end
of this report.

Development Standards: The development standards of the BN zoning districts appear in charts
appended to the end of this report.

Zoning Ordinance Review

The following review criteria for rezoning are prescribed in the Savannah Zoning Ordinance Sec. 3.5.8:

Suitability and Community Need

Whether the range of uses permitted by the proposed zoning district is more suitable than the
range of uses that are permitted by the current zoning district.

MPC Comment: The existing Ol zoning permits a stable mix of civic and office uses, and
functions effectively as a buffer between commercial and residential areas. The proposed BN
district introduces a broader range of active, neighborhood-serving commercial uses that can
enhance corridor vibrancy. However, this also reduces the buffering effect of the current
zoning and introduces a higher intensity of use, which will require thoughtful site design and
operational oversight to ensure compatibility with adjacent residential properties.

Whether the proposed zoning district addresses a specific need in the county or city.

MPC Comment: The requested zoning does not address any specific need in the City or
County but it does align with the general direction intended for the corridor.

Whether the zoning proposal will adversely affect the existing use or usability of adjacent or
nearby property.

MPC Comment: The requested zoning district (BN) is contextually appropriate for the site
given its prominent comer location at East 69th Street and Waters Avenue, a corridor
identified for neighborhood-scale commercial reinvestment. The district supports a range of
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uses that can contribute positively to corridor activation. However, certain permitted uses ,
particularly those involving drive-thru circulation or high turnover , may increase vehicular
density and congestion if not carefully managed. Site layout, access, and traffic flow will need
to be addressed with particular attention during development review to avoid negative
spillover into the adjacent residential neighborhood.

Residential use adjoins the property to the South and East, and would require all the
development standards to be met to ensure reduced impact to the residential surroundings.

o Whether the zoning proposal is compatible with the present zoning pattern and conforming uses
of nearby property and the character of the surrounding area.

MPC Comment: The requested BN zoning is generally compatible with the evolving zoning
pattern along Waters Avenue, which includes a growing number of commercially zoned
parcels and mixed-use developments. The subject parcel adjoins an existing BN-zoned lot
under common ownership and sits at a key comner along the corridor, making it a logical
candidate for neighborhood-scale commercial use. However, portions of the surrounding area
remain residential in character, and certain BN-permitted uses , if not carefully planned , could
introduce operational impacts not currently present. Compatibility with the area will ultimately
depend on how site access, building scale, and traffic circulation are managed.

o 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.

MPC Comment: Recent reinvestment trends along Waters Avenue, coupled with broader
efforts to revitalize transitional corridors in Midtown Savannah, have created a climate of
increased interest in small-scale commercial redevelopment. The subject site, positioned at a
corner and adjacent to an existing BN-zoned parcel, reflects a logical opportunity for such
infill. While the request is consistent with the general direction of corridor evolution, the
intensity and configuration of proposed uses , particularly the drive-thru component , will
require careful review to ensure the site is capable of accommodating both operational
demands and neighborhood-scale compatibility.

Consistency

o Whether the zoning proposal is in conformity with the policy and intent of the Comprehensive
Plan and other adopted plans, such as a redevelopment pian or small area plan.

MPC Comment: The proposed zoning change to BN is consistent with the intent and policy
framework of the Comprehensive Plan, particularly within the Urban Transitional character
area where corridor-based commercial infill is encouraged. The requested FLUM amendment
to Commercial - Neighborhood aligns with this vision and mirrors the designation already
applied to the adjacent parcel.

Reasonable Use



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

MPC Comment: The subject parcel has reasonable use as presently zoned.

Adequate Public Services

¢ Whether adequate school, public safety and emergency facilities, road, ingress and egress, parks,
wastewater treatment, water supply and stormwater drainage facilities are available for the uses
and densities that are permitted in the proposed zoning district.

MPC Comment: City services and infrastructure , including water, sewer, stormwater, and
emergency access , are available to serve the site under the proposed BN zoning. However,
the current conceptual site plan proposes a drive-thru stacking length of approximately 115
feet, which falls short of the 160 feet minimum required by ordinance. This shortfall raises
potential concerns about on-site traffic congestion, particularly during peak hours, and
could affect circulation, ingress, and egress.

Vehicle Stacking Requirements Table 9.3-9

Proximity to a Military Base, Installation or Airport

MPC Comment: The subject parcel is not within an installation AICUZ or APZ, nor is it in
proximity of an airport.

Recommendation

The Planning Commission recommends approval of the request to rezone the subject parcel from Ol
(Office-Institutional) to BN (Neighborhood Business), subject to the following conditions:

1. That the drive-thru component be removed from the development plan, as the proposed
stacking length does not meet the minimum 160-foot requirement and is anticipated to
create traffic congestion that may negatively affect circulation on adjacent neighborhood
streets.

2. That the rezoning be tied to the conceptual site configuration reviewed through the zoning
process.

3. That the site plan must come back to the MPC for the review process.



5.15.6 Development Standards for Permitted Nonresidential Uses

Nonresidential uses in any Oi district shall meet the development standards as set forth below.

_Development Standards for Permitted Nonresidential Uses

OkT

Lot area per unit for Upper Story

Residental use (sq ft)

Lot area for ail other uses

Lot width (ft)

Building Coverage S0% BO%: 80%
Height (&t

ght { 36 n 75 (1]
Ground floor area (sq ft 3.000 = =

Accessory Structure Setback

Parking Area Setback {min ft)

Front yard 20 15 135
Side (street) yard 15 1S 15
Side (interior) yard S 10 10
Rear yard 20 - =
Rear vard (adjacent 10 street/lane 20 15 15
From access easement ) 5 5
Building separation See Fire Code See Fire Code See Fire Code

From collector or artenal street rights-of-way 15 15 15
From local street nghts-of-way 10 10 10
From lane, property line or access easement s S 5
MNet Dareitied oF Pt S0C
s st F o L heigen Ik wa :
3 T i J 3t aenicg & - & that -
t a 31 2onng T A foon hoight aht




5.16.6 Development Standards for Permitted Nonresidential Uses

Standards B-L B-N B-C
Lot Dimensions (min)
Lot width (ft) - - - -
Lot area per unit for Upper Story
Residennal use (sqg ft) 2,170 1,815 1,815 -
Lot area {sq ft) = = = -
suilding (max)
Building Coverage - - = =
Height (f) 36 a0 75 (1) 36
Ground floor area (sq ft 10,000 50,000 - -
Busiding Setback (min ft)
Front yard 15 15 15 15
Side (street) yard 15 15 15 15
Side (interior) yard - - - -
Rear yars - - - B
Rear Yard (adjacent 20 streel/lane) 15 15 15 15
From access easement s S 5 S
Building separanon See Fire Code See Fire Code See Fire Code See Fire Code

From collector and arterial street

rights-of-way 15 15 15 15
From local street rignts-of-way 10 10 10 10
Abutting lane or access easement S S S S
3505 S1OD0L0S Wt ST OF 3 BeLaSerTa) Joneng dRTnet T DO RN FESTETG r
it & DAl R AT Wi s M Rt e T M Canobt Cmscet BT Moot
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Ol Uses

Conminuing care retirement community L Sec. 8.1.2
Upper story residential J
Agriculture, personal
Community Garden v
Park, general v
Library/community center J
Museum Sec 8.7.24
post office v
Police/fire station or substaton J
Child/aduht day care center L Sec. 8.3.10 or Sec. 8.7.11
Child/adult care center, 24 hour L Sec. 8.3.12 or Sec. 8.7.11
School, public or private (K-12) v Sec. 8.3.14 and Sec. 8.7.14
All places of worship 7 e 8'3:::" s:;:(; 4% WEd
Office, genenal v Sec.8.4.1
Office, medical v Sec.B.4.3
Office, unlity/contractor L Sec. 844
Art/photo studio; gallery
Fharmacy L Sec. 8.4.21
Services, general J
Arimal services, indoor L Sec. 8.4.28
Bank v
Business support services ¥
Catering establishment g
funeral home; mortuary (not including crematonum) v
Event Venue S
Instrucnional studio or ciassroom A
personal service shop v Sec 8.4.28
Repair-oriented services v
Restaurant L Sec. 8.4.32, Sec. 8.7.24, and Sec. 7.14
Retail consumption dealer (on premise consumption of alcohol) S Sec. 8.7.24 and Sec. 7.14
Utilites, major H
utlities, minor 7
[OUT0. O 11-22-2UZ2(1V], § &, UT0. OF 5-25-2UZ31 9], § 41
Effective on: 5/25/2023

11



sounw ‘sagraA TE N 91083 UBDIED
s oltw maan SRR 10382 PRBUS-D00,
798 398 hey Soieg TITE N vogns sed/eng
S8 N5 1 R riv'e % e ]
BRIk 3 DA 95 JO i) USEI BOIUBA Asnjied ‘oipnis o10ud/LY
Sres s s 1010 ‘IHALIS IONGIA 100ud8 030y
(14 2 B o3 3 SOV ENAINE BB (U1 3 [FIIFVYLYOT LI LTI 2 LT
orrE N b FS15E9) DUt SiTIUN) "THES 00T ST ERdoYy LY N QAP UL
ITLO WS PUEEE PR 29S 3 Surted pur B THET $14PA Ay S0 100DV
§L M pUrLETE 305 1 1€3U95 UOTEIRA W-LIOVS WRTRWE J00PU!
R IR ) 3 hac ST 295 AVp%; wOUdNPOId BEMLRINW INERIE
idd bl 1 AnSdwon T PUt P9 YrS 3% ooERue A w0
TT L WS H a3y AJraig e =T
UL RS s Lasprs ‘Asspean sy 0T
TS s s slepes Jogepu 1ovl dous Aleoads suia ETE 1E9083 950
PTL NS L1 ) (sdous Aenads surv Jupnpur ou] 31013 3Tey GTeTEg T
TILNSPURTT LR S p 10Y03(e 0 USEHL TUDS FIUSIS-50] 191290 1030 AiryiduY
TTL 39S PUETTLE 208 s (104001€ 0 US@2enIUES 9530 UO) JNIEWP LoRBLNILES 11y Sl paaisde) ‘Buwoy LE WIS
0578 ¥ i Yt N £00 Apory Juin pasissy
PTL IS PUR 7LD D5 TE TR WS . ) swoy Sursinn
TIL O PUROE TR 39S [3 A I8 dson
= S e Gv e 91§ R O por/ans nerud
— - e 395 put a.wu.n “c” ‘GrEe 08 Iramiom jo saand ity
p SOIAIS LIMLO-SETNS
AP BUNLIG WD IS1U 88 Dyt $SBUISHG 10 [BUCTEI0A ‘B0 “100UIS
] Gous e>nes FTL 305 pUE T E'E 285 (23X} #3¢A8 0 S1qnd “10OWDS
Pocaioaube e AT 103 ST LS OIS PUEET EE 298 Aeunuds Jo A1ssssun ‘939102 € AQ pasn Swiping jeuOREIND]
it $TL°8 295 pUe KT £°§ 305 Aseuwiwes Aussanun ‘afaed
WOOJ558:3 40 ©:DNIS USRI T1'2L 89950 TTE'E 295 N0y T JAIUDD MEE SNSRI
NI TowT 11289500158 2 JRUN B M YNSREND
uoudedPJ 40 197DURG ‘11t BUEL cats 1eU0SIVEA SAI0uS
TUNLBIRLER JUrpnut 10U) AIenLow ‘#w0ly [68Uns 58 05 IS FIMNGWY /U0REISANS (SY3] SILUNS 1121D0W Adusdiow]
9TPE S 1 Tumea L JUUSES P8G> UOUTISENS SO UORNS sy /BN0d
A sUuInanIE Suune B0 150d
$9314198 O3S STRuISng FTLR N wWhesny
$920098 Le Apog WD Lm0/ hiraan
ueg 1€0uT 'ty
Ad ] 1 KOPUl SIS By upIRD ASUNWWod
g 122908 59214435 |euctsad ‘aunynsuly
1598 5 o Aoesusds:g $T8 LoRNIASY SUUD BN
SURNTURI 2IDBYY O AJESUBESIT SIGRUUED DI IO} AJeuityg e A,08 2ddn
ITYe NS DHeuntys
oTTE > b} dousumey

12

i) roadsag
"y paaRTy =1
e L
L SN N6

SRTPUNG at[)




