Planning Staff Report to
Board of Zoning Appeals
January 8, 2021
for the January 14, 2021 Public Hearing

Docket Number:

S 20-799

Applicant:

Vivian Valdivia (McDonald’s)

Property Owner:

McDonald’s Real Estate Company

Property Location:

2200 AUGUSTA STREET

Tax Map Number:

021500-01-00401

Acreage:

0.84

Zoning:

C-2, Local Commercial District

Proposal:

Special Exception to establish a Restaurant, with drive-through

Applicable Sections of the City of Greenville Code of Ordinances:
Sec.19-2.1.3 (A) (1), Board of Zoning Appeals/Powers and Duties/Special Exceptions
Sec.19-2.3.5, Special Exception Permit
Sec.19-4.1, Table of Uses
Sec. 19-4.3.3, Use Specific Standards, Commercial Uses

Staff Recommendation:
Staff concludes that the application complies with the standards for
granting a Special Exception Permit for a “Restaurant, with drive-through”. If the Board decides to grant
the permit, staff recommends the following conditions:
1. The Special Exception Permit shall be limited to McDonald’s, and is not transferrable.
2. The use of the property shall substantially conform to the testimony of the applicant and the
content of the application.
Staff Analysis:
The Applicant represents McDonald’s restaurant, located at 2200 Augusta Street. McDonald’s has
occupied this site since 1968. The property is zoned C-2, Local Commercial District, which is intended
to provide a limited range of general retail, business, and service uses as well as professional and
business offices, but not intensive business or industrial activities, to persons living in surrounding
neighborhoods. The surrounding properties to the east, west, and south are also zoned C-2 and include
a pharmacy/retail use and bank use. Properties to the north across Augusta Street are zoned C-2 and
PD with restaurant, retail and bank uses.
The existing ±4,000 square foot restaurant currently includes a drive-through with a single order station.
Building and Site Permits were submitted to request interior and exterior renovations to the restaurant
building and site which included the addition of a second order point at the rear of the property. The
location of existing payment and pickup windows will remain and no additional drive-through windows
are requested with this application.
The value of the work proposed, when compared to property Fair Market Value and the addition of a
second order point, prompted the application for a Special Exception Permit. A Special Exception was

not required during original construction of the building, establishment of the use, or subsequent
renovations under previous iterations of the Land Management Ordinance and Zoning Ordinance.
A Special Exception Permit shall be approved only upon finding that the applicant demonstrates all of the
following are met:
1. Consistent with the Comprehensive Plan
The Future Land Use Map (FLUM) of the City’s Plan-it Greenville Comprehensive Plan designates
the property as “Mixed Use Neighborhood.” This land use is focused on pedestrians with single
uses not to exceed 10,000/sf. Small shops, offices, day care centers, places of worship, and
elementary schools, mixed with urban and general residential, is encouraged in these
classifications.
Although a restaurant with a drive-through is not typically considered desirable in the “Mixed Use
Neighborhood” future land use category, the restaurant, represented by this application, has been
at this location for over fifty years and is a well-established fixture on Augusta Street. Increased
compatibility with the Comprehensive Plan is achieved through enhanced pedestrian and bike
access along Augusta Street and to the restaurant to be completed under submitted permits.
Therefore, staff believes the use, as proposed, is consistent with the Comprehensive Plan.
2. Complies with use specific standards
19-4.3.3(A) General.
(1) Design standards. Except where specifically exempted by this chapter, nonresidential
uses shall comply with the standards in subsection 19-6.5.
(2) Commercial uses located within the OD, C-1, C-2, C-4, RDV, and PD districts open to
the public between the hours of 12 midnight and 5:00 a.m. require a special exception
permit, except when a conditional use permit is required, and, at a minimum, are
subject to the following standards:
(a) The standards for granting a special exception permit.
(b) On-site traffic shall be directed away from abutting residential uses or residential
districts between the hours of 12:00 midnight and 5:00 a.m.
(c) Delivery, waste collection, and similar commercial traffic is prohibited between the
hours of 12:00 midnight and 5:00 a.m.
(d) Loitering, solicitation, and disorderly conduct is prohibited at all times; rules
consistent with the provisions of the Greenville Code of Ordinances shall be posted
in conspicuous locations and shall be enforced by the proprietors.
(e) Exterior sound amplification is prohibited except in areas specifically authorized on
the approved site plan and/or floor plan; all amplified sound shall be directed
inward toward the facility and away from any adjoining use or public property. No
exterior amplified sound shall be permitted between the hours of 10:00 p.m. and
11:00 a.m. Interior sound amplification shall be located only as reflected on an
approved floor plan and shall be directed away from the principal entrance or
directed toward the interior of the building.
(f) Drive-through facilities shall be closed between the hours of 12:00 midnight and
5:00 a.m.
(g) Exterior doors shall remain closed except to provide ingress and egress between
the hours of 10:00 p.m. and 5:00 a.m.
(h) The required permit, either special exception permit or conditional use permit, shall
be limited to the applicant and shall not be transferrable. Copy of the special

exception permit or the conditional use permit shall be maintained on the premises
with other related inspection, licensing, and occupancy information.
19-4.3.3(C) Eating establishments.
(1) General.
(a) Eating establishments that encroach onto public property shall comply with the city's
outdoor displays and cafes ordinance (see chapter 8, article VIII, of this Code).
(b) Eating establishments on private property shall comply with the following standards:
1. The eating establishment shall not obstruct the movement of pedestrians along
adjoining sidewalks, or through other areas intended for public usage, ingress, or
egress.
2. Outdoor live entertainment shall not be allowed, unless separate approval is
obtained for an outdoor entertainment use.
3. In approving eating establishments, the decision-making body may impose
conditions relating to the location, configuration, and operational aspects (including
hours of operation, noise, and lighting) to ensure that eating establishments will be
compatible with surrounding uses and will be maintained in an attractive manner.
Staff believes this application is compliant with all Use Specific Standards for “Eating
establishments”.
With regard to the “General” Commercial Use Specific Standards, the Applicant has not requested
hours of operation beyond midnight in this application. If desired, a separate application would be
required. Drive-throughs are not permitted to operate from 12am to 5am in the C-2 District.
3. Compatibility with the surrounding lands
McDonald’s has operated at this location for over fifty years, with the drive-through portion in
operation well over twenty years. Other restaurants, with drive-throughs, have subsequently been
established along Augusta Street with multiple other drive-through services for other commercial
businesses in the immediate vicinity (CVS to the west; Grand South Bank to the east; multiple
banks to the north).
Staff believes incorporation of an additional drive-through order station as part of the restaurant
use is compatible with the character of surrounding lands and would not anticipate any negative
effects on property values.
4. Design does not have substantial adverse impact
The subject property associated with this application is not immediately adjacent to a residential
use. However, vehicular cross access to W. Faris Road separates the order lane(s) from
residential. The additional order station will be located closer to the restaurant building than the
existing/remaining order lane. The new location will minimize any added impacts from the existing
configuration. Lighting and volume, from the order stations and menu board(s), will be
considerate of its orientation to the residential in the area. The Applicant is expected to conform
with standards for the drive-through speakers in Land Management Ordinance Section 196.5.7(G)(6), which states speakers shall not be audible beyond the residential lot lines.
Staff concludes that the design of the business, if operated in a manner consistent with the
application, will not have substantial impact on the surrounding lands.
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Office Use Only:
Application# ____________________ Fees Paid ___________
Date Received __________________ Accepted By _________

APPLICATION FOR SPECIAL EXCEPTION
CITY OF GREENVILLE, SOUTH CAROLINA

Development Officer /McDonald's
Vivian Valdivia
APPLICANT / PERMITTEE*:___________________________________________________________________
*
Name
Title / Organization
permit may be limited to this entity. ____________________________________________________

John Connelly/Kristin Lang
Britt, Peters & Associates, Inc.
APPLICANT’S REPRESENTATIVE:_____________________________________________________________
(Optional)
Name
Title / Organization
110 N Carpenter Street, Chicago, IL 60607
MAILING ADDRESS:_________________________________________________________________________
vivian.valdivia@us.mcd.com
678-357-5698
PHONE:________________________
EMAIL:____________________________________________________

McDonald's Real Estate Company
PROPERTY OWNER:________________________________________________________________________
110 N Carpenter Street, Chicago, IL 60607
MAILING ADDRESS:_________________________________________________________________________
PHONE:________________________ EMAIL:____________________________________________________

PROPERTY INFORMATION

2200 Augusta Road
STREET ADDRESS:_________________________________________________________________________
0215000100401
0.84
C-2
TAX PARCEL #:_______________________
ACREAGE:_________
ZONING DESIGNATION:______________

REQUEST
Refer to Article 19-4, Use Regulations, of the Land Management Ordinance (www.municode.com/library/)
DESCRIPTION OF PROPOSED LAND USE:______________________________________________________
__________________________________________________________________________________________
Existing McDonald's restaurant to be remodeled.
__________________________________________________________________________________________
__________________________________________________________________________________________

INSTRUCTIONS
1. The application and fee, made payable to the City of Greenville, must be received by the planning and

development office no later than 5:00 pm of the date reflected on the attached schedule.

1
Revised 7/24/15

DocuSign Envelope ID: 55C4DA8B-A08D-424B-8193-207316333804

2. The applicant/owner must respond to the “standards” questions on page 2 of this application (you must answer

“why” you believe the application meets the tests for the granting of a special exception). See also Section 192.3.5, Special Exception Permit, for additional information. You may attach a separate sheet addressing these
questions.
3. You must attach a scaled drawing of the property that reflects, at a minimum, the following: (a) property lines,

existing buildings, and other relevant site improvements; (b) the nature (and dimensions) of the proposed
development (activity); (c) existing buildings and other relevant site improvements on adjacent properties; and, (d)
topographic, natural features, etc. relevant to the requested special exception.
4. You must attach the required application fee: $250.00
5. The administrator will review the application for “sufficiency” pursuant to Section 19-2.2.6, Determination of
Sufficiency, prior to placing the application on the BZA agenda. If the application is determined to be
“insufficient”, the administrator will contact the applicant to request that the applicant resolve the deficiencies.
You are encouraged to schedule an application conference with a planner, who will review your
application for “sufficiency” at the time it is submitted. Call (864) 467-4476 to schedule an appointment.
6. You must post the subject property at least 15 days (but not more than 18 days) prior to the scheduled hearing date.
________ ‘Public Hearing’ signs are acknowledged as received by the applicant

___________________________________
Applicant Signature
7. Please read carefully: The applicant and property owner affirm that all information submitted with this
application; including any/all supplemental information is true and correct to the best of their knowledge and they
have provided full disclosure of the relevant facts.
In addition the applicant affirms that the applicant or someone acting on the applicant’s behalf has made a
reasonable effort to determine whether a deed or other document places one or more restrictions on the property
that preclude or impede the intended use and has found no record of such a restriction.
If the planning office by separate inquiry determines that such a restriction exists, it shall notify the applicant. If
the applicant does not withdraw or modify the application in a timely manner, or act to have the restriction
terminated or waived, then the planning office will indicate in its report to the Board of Zoning Appeals that
granting the requested change would not likely result in the benefit the applicant seeks.
To that end, the applicant hereby affirms that the tract or parcel of land subject of the attached application is ____
or is not ___
✔ restricted by any recorded covenant that is contrary to, conflicts with, or prohibits the requested
activity.
_______________________________________________________

APPLICANT / REPRESENTATIVE SIGNATURE

11/30/20
________________________________________________________

DATE

________________________________________________________

PROPERTY OWNER SIGNATURE

12/3/2020
________________________________________________________

DATE
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APPLICANT RESPONSE TO
SECTION 19-2.3.5(D)(1), STANDARDS – SPECIAL EXCEPTION
(YOU MAY ATTACH A SEPARATE SHEET)
1. DESCRIBE THE WAYS IN WHICH THE PROPOSED SPECIAL EXCEPTION IS CONSISTENT WITH THE
COMPREHENSIVE PLAN.
__________________________________________________________________________________________
No change to existing use is proposed.
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
2. DESCRIBE THE WAYS IN WHICH THE REQUEST WILL COMPLY WITH THE STANDARDS IN SECTION
19-4.3, USE SPECIFIC STANDARDS.
__________________________________________________________________________________________
Existing drive thru equipment to be updated. While a second order point is being proposed
__________________________________________________________________________________________
with the remodel, the layout of the drive thru will essentially be in the same location as it has
__________________________________________________________________________________________
existed since it was installed.
__________________________________________________________________________________________
3. DESCRIBE THE WAYS IN WHICH THE REQUEST IS APPROPRIATE FOR ITS LOCATION AND IS
COMPATIBLE WITH THE CHARACTER OF EXISTING AND PERMITTED USES OF SURROUNDING LANDS
AND WILL NOT REDUCE THE PROPERTY VALUES THEREOF.
__________________________________________________________________________________________
The store originally opened October 30, 1968. The area is zoned C-2 with local businesses
__________________________________________________________________________________________
including banks, grocery stores and restaurants. Remodel and update will not decrease
__________________________________________________________________________________________
property values.
__________________________________________________________________________________________
4. DESCRIBE THE WAYS IN WHICH THE REQUEST WILL MINIMIZE ADVERSE EFFECTS ON ADJACENT
LANDS INCLUDING: VISUAL IMPACTS; SERVICE DELIVERY; PARKING AND LOADING; ODORS; NOISE;
GLARE; AND, VIBRATION. DESCRIBE THE WAYS IN WHICH THE REQUEST WILL NOT CREATE A
NUISANCE.
__________________________________________________________________________________________
The proposed double order point will maintain the single lane drive through configuration but
__________________________________________________________________________________________
will increase the efficiency of the overall drive through. The adjacent properties should not
__________________________________________________________________________________________

see any change from the existing routing.
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APPLICANT RESPONSE TO
SECTION 19-2.3.5(D)(2), STANDARDS – CHANGE IN NONCONFORMING USE
(YOU MAY ATTACH A SEPARATE SHEET)
1. DESCRIBE THE WAYS IN WHICH THE PROPOSED NONCONFORMING USE IS MORE IN CHARACTER
WITH, OR EQUAL TO, THE USES OTHERWISE PERMITTED IN THE ZONING DISTRICT THAN THE
EXISTING OR PRIOR NONCONFORMING USES.
__________________________________________________________________________________________
The addition of the double order point will still maintain the existing single lane drive through
__________________________________________________________________________________________
that has existed on the site for some time.
__________________________________________________________________________________________
__________________________________________________________________________________________
2. DESCRIBE THE WAYS IN WHICH THE PROPOSED NONCONFORMING USE WILL NOT SUBSTANTIALLY
AND PERMANENTLY INJURE THE USE OF NEIGHBORING PROPERTY FOR THOSE USES PERMITTED
WITHIN THE RELEVANT ZONING DISTRICT(S).
__________________________________________________________________________________________
The drive thru has been existing since the store opened October 30, 1968.
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
3. IS ADEQUATE INFRASTRUCTURE CAPACITY AVAILABLE TO SERVE THE PROPOSED
NONCONFORMING USE?
__________________________________________________________________________________________
Adequate infrastructure is available.
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
4. IS THE PROPOSED USE ONE THAT IS OTHERWISE PERMISSIBLE IN ANOTHER ZONING DISTRICT
WITHIN THE CITY?
__________________________________________________________________________________________
Restaurant with drive thru is permitted in C-3 and S-1. Permitted with Special Exception in
__________________________________________________________________________________________
C-1, C-2 and C-4.
__________________________________________________________________________________________
__________________________________________________________________________________________
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