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BUFFER REDUCTION 

CASE NUMBER(S): BFR2025-00005 

APPLICANT(S): MACARIO BUSTOS 

PROPERTY OWNER(S): DANHC PROPERTIES LLC 

LOCATION(S): 335 WEST PIKE STREET 

PARCEL IDENTIFICATION NUMBER(S): 5146E002 

APPROXIMATE ACREAGE: 1.46 ACRES 

CURRENT ZONING: BG (GENERAL BUSINESS DISTRICT) 

PROPOSED DEVELOPMENT: REDUCTION OF 50’ UNDISTURBED BUFFER 

DEPARTMENT RECOMMENDATION: APPROVAL WITH CONDITIONS 

VICINITY MAP 
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ZONING HISTORY 

The earliest zoning record on file for the subject property indicates the property zoned as 
its current zoning district, BG (General Business District) in 1960. There are no zoning 
cases, Special Use Permits, or variances on record for the subject property. 

PROJECT SUMMARY 

The applicant requests a Buffer Reduction to accommodate planned renovations to the 
parking lot at the subject property. The subject property is an approximately 1.46-acre 
parcel zoned BG (General Business District) located at the northern right-of-way of West 
Pike Street (State Route 120), east of its intersection with Honeysuckle Circle. 

SURVEY 
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ZONING AND DEVELOPMENT STANDARDS 

The subject property consists of a 2,856 square-foot fast food restaurant constructed in 
the year 1982. The property also contains accessory driveways and parking. The applicant 
intends to redevelop the property into a proposed 6,000 square feet restaurant with a 
resurfaced and expanded parking lot, a redesigned vehicular circulation plan and curb cuts, 
and a landscape strip that meets current development regulations.  

To accommodate this redevelopment plan, the applicant proposes to eliminate the fifty 
(50) foot undisturbed buffer required between BG (General Business District) and RM-12 
(Multifamily Residential District) zoning districts as of the 2020 Lawrenceville Zoning 
Ordinance. In addition, they are requesting a variance to reduce the required front yard 
setback from fifty (50) feet to twelve (12) feet.  

Approval of these requests requires the following deviations from the minimum standards 
of the BG (General Business) district, as outlined below: 

Article 1 Districts, Section 102.13 BG General Business District, Subsection B. Lot 
Development Standards. 

Standard Requirement Proposal Recommendation 

Lot Area None 63,598 sq. ft N/A 

Lot Width None 409 ft N/A 

Front Setback 50 ft 12 ft Variance 

Side Setback 10 ft 10 ft N/A 

Rear Setback 10 ft 10 ft N/A 

Impervious Surface 
Coverage 95% Not listed N/A 

Max Height 35 ft Not listed N/A 

 

Article 5 Parking, Section 508 Number of Off-Street Parking Spaces Required; Table 5-3. 

Standard Requirement Proposal Recommendation 

Restaurant 
1 per 2.5 seats  

189 seats  
76 spaces 

80 spaces N/A 
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Article 4 Buffers, Section 403 Buffers Table 

Standard Requirement Proposal Recommendation 

BG/RM-12 50 0 Approval w/ 
Conditions 

 

BUFFER 

 

The subject property was originally developed prior to the adoption of current buffer 
requirements; as such, a large portion of the paved area along the western property line 
falls into a fifty (50) foot undisturbed buffer where the subject property borders a RM-12 
property. However, the subject property does not directly border any residential uses; the 
required buffer is instead a result of the peculiar shape of an adjacent parcel zoned RM-
12. The neighboring property – which hosts The Square at Lawrenceville Apartments – has 
a narrow panhandle that travels south along the eastern right-of-way of Honeysuckle 
Circle, where it abuts the subject property on its western property line. The residential 
component of The Square at Lawrenceville Apartments is in fact located over 200 feet from 
the subject property, with another (undeveloped) property serving as a de facto buffer 
between the two uses. Considering these unique circumstances, the request to eliminate 
the required buffer on the western property line may be appropriate. 

Regarding the requested variance – a significant (76%) reduction of the required front yard 
setback – the applicant provides an aesthetic justification; a closer proximity of the 
restaurant to the street may yield a better match to the character of nearby Downtown 
businesses. Current setback requirements may also present a topographical hardship, as 
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the lot is only approximately 150 feet wide at the intersection. Finally, the existing 
structure at the subject property was developed in a manner similar to the proposal; that 
is, it is located only 21 feet from the property line. While the subject property could be 
rezoned to the BGC (Central General Business) district to eliminate the front yard setback 
requirement and bring it in line with the zoning of the nearby Downtown properties cited 
by the applicant, the requested variance may be sufficient on its own. 

OFFICIAL ZONING MAP 

 

SURROUNDING ZONING AND USE 

The area around the subject property is characterized by a mixture of retail and office uses 
along West Pike Street, single-family residential along Honeysuckle Circle and Honeysuckle 
Avenue, and the previously cited multifamily residential at the Square at Lawrenceville 
apartments to the north. Nearby commercial uses include an auto service garage, medical 
offices, and general offices zoned BG (General Business District) and OI (Office Institutional 
District). The properties to north of the subject property are zoned RS-150 (Single-Family 
Residential District) and RM-12 (Multifamily Residential District), used for both single-
family and multifamily residences. Given the reasoning provided in the prior section, the 
requested buffer reduction may be appropriate, if properly conditioned. 
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FUTURE LAND USE PLAN MAP 

 

2045 COMPREHENSIVE PLAN 

The 2045 Comprehensive Plan and Future Development Map indicates the property lies 
within the Downtown character area, defined as such: 

Lawrenceville’s Downtown character area serves as the historical and cultural heart of the 
city, preserving its unique charm while nurturing economic vitality. With a robust economy 
and a focus on community life, Downtown is a hub of cultural activities and commerce. 

If the proposed restaurant adheres to site planning standards for access, interconnectivity, 
landscaping, and signage, it may align with the intended development pattern as described 
in the 2045 Comprehensive Plan. 
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STAFF RECOMMENDATION 

The applicant requests a Buffer Reduction to eliminate the required 50-foot undisturbed 
buffer between BG (General Business) and RM-12 (Multifamily Residential) zoning districts 
to facilitate redevelopment of an existing fast-food restaurant into a larger restaurant with 
reconfigured parking, access, and landscaping. While the buffer requirement is triggered 
by a narrow panhandle of an adjacent RM-12–zoned property, the nearest residential uses 
are located more than 200 feet away, with intervening undeveloped land effectively 
functioning as a buffer; therefore, the requested reduction may be appropriate if properly 
conditioned to mitigate potential impacts. 

Staff recommends APPROVAL WITH CONDITIONS  of the requested Buffer Reduction, as the 
proposal supports reinvestment in an existing commercial site within the Downtown 
character area, addresses unique site constraints, and is not anticipated to adversely 
impact nearby residential uses. Approval should be conditioned to ensure adequate 
separation, landscaping, and compliance with applicable development, buffering, and 
permitting requirements. 
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CITY OF LAWRENCEVILLE DEPARTMENT COMMENTS: 

ENGINEERING DEPARTMENT 

No comment 

PUBLIC WORKS 

No comment 

ELECTRIC DEPARTMENT 

This location is served by Lawrenceville Power. 

GAS DEPARTMENT 

This location is served by Lawrenceville Gas. 

DAMAGE PREVENTION DEPARTMENT 

No comment 

CODE ENFORCEMENT 

No comment 

STREET AND SANITATION DEPARTMENT 

No comment 



 

 
BFR2025-00005  – Staff Report       Page 9  of 9 

STATE CODE 36-67-3 (FMR.) REVIEW STANDARDS: 

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

The proposed buffer reduction supports continued commercial redevelopment in an 
area characterized by existing retail and office uses and is suitable given the absence 
of directly adjacent residential development.  

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

With appropriate conditions for setbacks, construction standards, and landscape 
replacement, the buffer reduction is not expected to adversely affect the existing 
use or usability of adjacent residential properties.  

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

The property has a reasonable economic use as currently zoned; however, the 
requested buffer reduction facilitates reinvestment and modernization of the site, 
improving its long-term viability.  

4. 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;  

The proposal will not create an excessive or burdensome demand on streets, utilities, 
or public services, as it represents redevelopment of an existing commercial site with 
adequate infrastructure. 

5. Whether the zoning proposal is in conformity with the policy and intent of the 
Comprehensive Plan;  

The request is consistent with the 2045 Comprehensive Plan’s Downtown character 
area, which encourages reinvestment and adaptive redevelopment of existing 
commercial properties. 

6. 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;  

Unique site conditions, including the preexisting development pattern and the 
atypical configuration of the adjacent RM-12 parcel, support approval of the buffer 
reduction when accompanied by appropriate conditions to mitigate potential 
impacts. 
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PLANNING AND DEVELOPMENT DEPARTMENT 

RECOMMENDED CONDITIONS_03022026 

BFR2025-00005 

Approval of the requested Buffer Reduction, subject to the following enumerated 
conditions: 

1. To restrict the Buffer Reduction as follows: 

A. Allows a one-hundred percent (100%) reduction of the minimum buffer 
requirements between dissimilar zoning classifications (BG and RM-12), from 
fifty (50) feet to zero (0) feet along the subject property’s western property line. 

B. The buffer reduction shall apply only to the parking lot redevelopment, 
associated with vehicular circulation improvements, landscaping, and related 
site work shown on the submitted site plan, received by the Planning and 
Development Department on December 29, 2025. 

C. The buffer reduction shall not authorize additional principal buildings or 
expansion beyond what is depicted on the submitted site plan. 

D. All land disturbance within the reduced buffer area shall be limited to the 
minimum necessary to complete the approved parking lot improvements, 
grading, util ities, and landscaping. 

E. Approval of this Buffer Reduction shall not be construed as a waiver of buffer 
requirements for any future development or redevelopment beyond the scope 
of this application. 

2. To satisfy the following site development considerations: 

A. All site improvements, including parking, drive aisles, curb cuts, and internal 
circulation, shall comply with the City of Lawrenceville Development Regulations 
unless otherwise approved through separate variance or permit action. 

B. Prior to issuance of a Land Disturbance Permit (LDP), final site plans shall be 
reviewed and approved by the Planning Director, City Engineer, and all  
applicable departments. 

C. Any off-site access, grading, or construction activity, if required, shall be subject 
to executed agreements or easements made by adjacent property owners and 
approval by the City. 
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D. All required landscaping and screening shall be installed prior to final inspection 
and issuance of a Certificate of Occupancy and shall be maintained in a healthy 
condition for the life of the development. 

E. All applicable local, state, and federal permits and approvals shall be obtained 
prior to commencement of construction activities. 

3. The following variances are approved: 

A. A variance from the Zoning Ordinance, Article 1 – Districts, Section 102.13 – BG 
General Business District, Subsection B. Lot Development Standards. Allows for 
a reduction in the required front yard setback from fifty (50) feet to twelve (12) 
feet. 

 

 

 

 

 

 

 

 



 

Davis Engineering & Surveying, LLC | 24 Dawson Village Way S | Dawsonville, GA 30534 
Ph: 706.265.1234 | Web: www.DavisEngineers.com 

December 22, 2025 
 

City of Lawrenceville 
Board of Appeals 
70 S Clayton Street, Suite M76A 
Lawrenceville, GA 3046 
 

Letter of Intent – Variance Request for Front Setback to 11.5’ & Undisturbed Buffer to 0’ 
335 West Pike Street (DES Project #: 25-274) 
 

To Whom it May Concern: 
 

On behalf of our client, Davis Engineering and Surveying, LLC respectfully submits this Letter of 
Intent in support of a variance request for the property located at 335 W Pike Street, within the City of 
Lawrenceville. 
 

We are requesting the following variance: 
1. Front Setback Reduction: A variance to request shall be to allow an encroachment of 38’ into 

the required 50’ front building setback, to accommodate planned renovations to the existing 
building. The only additional encroachment into the reduced setback area from the existing 
building, will be for an architectural overhang, which is integral to the building’s updated 
design and functionality. 

2. Undisturbed Buffer Reduction: A variance to request shall be to allow an encroachment of 
50’ into the required 50’ undisturbed buffer, to accommodate planned renovations to the 
existing parking lot.  

 

The hardship necessitating these variances stems from the existing building’s current encroachment 
into the required front setback and the existing parking lot’s encroachment into the required 
undisturbed buffer. Currently, the existing building has been sitting in disrepair for several years. Our 
client purchased the property with the intent to relocate the current Hacienda restaurant a few 
hundred feet away, to this new location, looking to upgrade the current building while also providing 
much needed additional parking. Apart from the architectural overhang, the footprint of the 
renovation and addition to the existing building will not encroach any further than current conditions. 
This proximity to the street appeals to the desired aesthetic of the City of Lawrenceville. To comply 
with the current zoning requirements without a variance, the building would need to be completely 
relocated, which is not feasible due to structural, topographical, and stormwater and financial 
constraints and takes away from the appearance the City is ultimately looking for. The proposed 
renovations are intended to improve the building’s usability and appearance while maintaining its 
current footprint as much as possible. 
 

The requested variances are minimal and will not negatively impact adjacent properties or the public 
interest. Rather, they will allow for the continued use and enhancement of an existing structure in a 
manner consistent with the character and development goals of the City of Lawrenceville. 
 

We appreciate your consideration of this request and look forward to working with the City to bring 
this project to fruition. Please do not hesitate to contact us should you need any additional information 
or documentation. 
 

Please feel free to contact me if you have any questions or comments. 
 

Sincerely, 
Jason K. Davis, PE.  
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