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Department of Development Services 
205 Lawrence Street
Marietta, Georgia 30060
Brian Binzer, Director


STAFF REVIEW AND RECOMMENDATION

Variance Case #:	V2011-03			Legistar #:  20101377

Board of Zoning Appeals Hearing:	Monday, April 25, 2011 – 6:00 p.m.	

Applicant:		WellStar Health Systems
			Attn:  T. Mark Haney
			805 Sandy Plains Road
			Marietta, GA 30066	

Property Owner:	WellStar Health Systems

Address:		 677 Church Street, etal

Land Lot:	10740		District:	16	Parcel:	0010 		

Council Ward:	4	Existing Zoning:	OI (Office Institutional)  

Special Exception / Special Use / Variance(s) Requested:						         
1. Variance to increase the maximum floor area ratio (FAR) from 0.75 to 1.20 (708.23.H)
2. Variance to increase the maximum allowable building height from 50 ft. to 120 ft (708.23.H).  


Statement of Fact

As per section 720.03 of the Comprehensive Development Code of Marietta, the Board of Zoning Appeals may alter or modify the application of any such provision in the Development Code because of unnecessary hardship if doing so shall be in accordance with the general purpose and intent of these regulations, or amendments thereto, and only in the event the board determines that by such alteration or modification unnecessary hardship may be avoided and the public health, safety, morals and general welfare is properly secured and protected. In granting any variance the board of zoning appeals shall designate such conditions in connection therewith as will, in its opinion, secure substantially the objectives of these regulations and may designate conditions to be performed or met by the user or property owner, out of regard for the public health, safety, comfort, convenience, and general welfare of the community, including safeguards for, with respect to light, air, areas of occupancy, density of population and conformity to any master plan guiding the future development of the city. The development costs of the applicant as they pertain to the strict compliance with a regulation may not be the primary reason for granting a variance.






Criteria:

1. Exceptional or extraordinary circumstances or conditions are/are not applicable to the development of the site that do not apply generally to sites in the same zoning district.
1. Granting the application is/is not necessary for the preservation and enjoyment of a substantial property right of the applicant, and to prevent unreasonable property loss or unnecessary hardship.
1. Granting the application will/will not be detrimental or injurious to property or improvements in the vicinity of the development site, or to the public health, safety, or general welfare.


PICTURES

 (
Location of proposed Blue Tower II building.
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Recommended Action: 

Approval. The applicant, WellStar Health System, is requesting two (2) variances to allow the construction of a 120 ft. tall medical office building, known on the plans as Blue Tower II, and will be located between the loading dock and the existing Blue Tower I building (height 128 ft.). The subject property is currently zoned OI (Office Institution). The subject property is identified as 677 Church Street, however, the proposed medical office building would be located at the new entrance off of Tower Road – within the interior of the parcel.

The Kennestone Hospital campus is not typical of most office uses, and already exceeds many of the zoning requirements. In fact, even the original hospital building exceeds the 50 ft. maximum height allowed in the OI category. Since 1999 Kennestone Hospital has grown substantially, as have the number of medical offices in the area. This growth has been accommodated by a number of variances from the zoning regulations. As indicated below, six (6) variances have been granted by the Board of Zoning Appeals and five (5) variances have been granted administratively:   

· V2007-23 (proposed medical office building) – Variance to eliminate the 10-ft. planted border area adjacent to Tower Road, with stipulations. 
· V2007-22 (proposed parking deck) – Wellstar Health System – Variance to eliminate the 10-ft. planted border area adjacent to Tower Road, with stipulations.
· V2007-16 – Wellstar Health System – Variance to reduce the front building setback from 40 ft. to 0 ft.; variance to increase the maximum allowable Floor Area Ratio from .95 to 1.10; and variance to increase the maximum allowable building height from 50 ft. to 98 ft. 
· V2006-04 – WellStar Hospital Campus – Variance to reduce the required minimum tree density that must be maintained on a developed site from 25 units/acre to 20 units/acre.
· V2005-01 – 677 Church Street – Variance to increase the Floor Area Ratio of site from 0.75 to 0.95; variance to allow building height of 128 ft. from 50 ft. to allow the construction of two seven story towers. 
· V2003-09 – 675 Campbell Hill St - Variance to increase the height of the proposed parking deck from 50 feet to 74.66 feet.
· AV2004-16 – 640 Campbell Hill Street - Variance to reduce major side setback along Whitcher from 25 feet to 5 feet; to reduce the front setback along Campbell Hill from 30 feet to 10 feet; to allow a planted buffer to vary from 8 to 10 feet along Whitcher Street & Campbell Hill Street; to accept FAR of 3.0; to accept building height that matches existing 55 Whitcher Street, which is 55 feet to top of roof plus 4 foot parapet wall.
· AV2004-24 – 675 Campbell Hill Street –Variance to increase maximum Floor Area Ratio from 0.75 to 0.77.
· AV2003-51 – 75 Tower Rd –Variance to reduce front yard setback along Tower Road from 40 feet to 20 feet.
· AV2000-28 – 55 Whitcher St –Variance to reduce the required major side setback from 25 feet to 14.1 feet.
· AV99-01 – 641 Church St –Variance to reduce side setback for parking garage.


In order to continue with the currently proposed redevelopment of the hospital campus, including construction of this building, a variance to increase the maximum height of the building from 50 feet to 120 feet has been requested, as well as a variance to increase the maximum floor area ratio from 0.75 to 1.20. Although exceeding the maximum 50 ft. height limitation, the proposed building will not be as high as other buildings in the area and will have little impact on the surrounding area.

Since the proposed building would be consistent with other buildings on the hospital campus and will match the building line of existing nearby structures, Staff recommends approval of the requested variances. 

The Board of Zoning Appeals met on January 31, 2011 and voted to approve the proposed variances with a vote of 4 – 1.  However, a special called meeting was held on February 8, 2011, in which that vote was rescinded.

Concerns have been voiced by residents of the Church-Cherokee neighborhood regarding the intensity of the hospital use. The area of the buildings on the existing hospital campus is approximately 1,464,980 square feet; and these buildings are situated on 31.112 acres (1,355,238.7 square feet).  The floor area ratio is determined by dividing the total floor area of a building by the area of the lot on which it is located as: Floor area/Lot area = Floor area ratio.  Therefore the current floor area ratio, which has already been approved, is 1.08. The proposed tower is approximately 130,000 square feet, so the resulting floor area ratio would be approximately 1.17 – slightly less than the 1.20 that is being requested.

One note of clarification may be in order – although the regulations for the OI, Office Institutional, category identify the maximum height at 50 ft. and the maximum Floor Area Ratio as 0.75, previous variances (listed above) have already increased the height of some buildings on the campus to 128 ft.; and the Floor Area Ratio that has been approved for the campus is now at 1.10.

Also, there have been some questions about the “Master Plan” for Kennestone Hospital. This “Master Plan” is a document that was prepared by Kennestone Hospital for their own use. Although the “Master Plan” has been shared with City staff as a courtesy for informational purposes, it does not require an approval from the City. Typically, master plans are required for property that is zoned site-plan specific such as a planned development zoning category (PRD-MF, MXD, etc). The hospital property is zoned OI and is not site plan specific. Therefore, there has not been a formal review and approval by the City of Marietta of the hospital “Master Plan”, nor would it be ordinary or customary to do so.  

While the intensity of the hospital campus is greater than many OI zoned properties, the City recognized this difference some years ago when the floor area ratio was increased from 0.75 to 0.95, and then to 1.10; and the maximum building height for another tower was increased to 128 feet. Also, the City of Marietta Comprehensive Plan (adopted 2006) recognized the further need of the development of the hospital campus in two key areas (Character Area Map and Future Land Use Map). In the Character Map section it states the following about the area surrounding the hospital:



“Health Services
The Health Services District is the area immediately surrounding Kennestone Hospital. This is an area that is needed for the growth and expansion of the city’s health services cluster. As Kennestone Hospital expands, other for-profit medical service providers, manufacturers, and businesses will locate into the area, creating a concentration of activity.”

This section was amended by the City Council in 2007 to add information from a transportation and land use study that was conducted in 2006 for properties surrounding the hospital. The information from the study suggested new housing and other commercial and office uses for the area. The transportation part of the study considered traffic enhancements to help protect the existing residential neighborhoods. This amendment, however, did not change any long range plans for the primary hospital campus and retained the language above supporting the growth of the hospital. 

Additionally, in the Future Land Use Map section, the hospital campus is designated “Community Service & Institutional (CSI)”. This section describes CSI as follows:
“The purpose of the Community Service & Institutional category is to provide for certain local, state, or federal government uses and institutional land uses such as governmental building complexes, police and fire stations, colleges, churches, hospitals, etc.  Compatible zonings include OI and OIT.  Primary uses should be oriented toward the provision of public, quasi-public, or non-profit services and supporting features.”
 
In conclusion, staff contends that the proposed building, which does not increase the capacity of patients at the hospital, would be consistent with other buildings on the hospital campus and will match the building line of existing nearby structures. Based on this along with other supporting information in this report, staff recommends approval of the requested variances.

On February 11, 2011, the applicant requested that this request be tabled until the March 28, 2011 meeting of the Board of Zoning Appeals. Prior to the March 28, 2011 Board of Zoning Appeals meeting, the applicant requested the item again be tabled.
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