STAFF REPORT:   PZ 22-029
 
APPLICANT: Adam Baker, SA Land Group

PETITION:  To change Zoning Conditions to remove the requirement for external site plan review.
LOCATION: 3149, 3189, 3215, and New Macland Road, within land lots 725 and 682 of the 19th District, 2nd Section, and Cobb County, GA. PINs: 19072500020, 19072500090, 19068200030.
ZONING: PUD-R      ACRES: 6.2         Units: 41 Townhomes      Proposed Density: 6.6 Units/AC 


STAFF RECOMMENDATION: DENIAL            
 
BACKGROUND:  The rezoning request was approved on January 18, 2022.  To subject site was rezoned from NRC and R-20 to developing 41 residential units in a townhome development at the site. The applicant wishes to modify/remove condition of approval #2 from the January 18, 2022 rezoning stipulations. That stipulation stated that: 
The applicant shall submit a revised site plan compliant with these stipulations for Administrative Review. Except as otherwise provided herein, Site Plan must be consistent with PUD-R regulations, all other applicable regulations identified in the Unified Development Code, and the City’s Comprehensive Plan Concept. The revised site plan shall provide for the addition of greenspace recommended by the Comprehensive Plan. The applicant shall agree to work with TSW (Comprehensive Plan Consultant) to revise the site plan and architectural features of the structures and shall pay a fee up to $2500 for this review. The site plan may include the use of “dead-end” roads as shown on the concept plans requested as part of the PUD-R application if this is included in the final recommended design.

TSW provided the following comments (Appendix I) on the initial review and revision of the site plan:
1. Consider Road and building reconfiguration to create usable green space. See the attached concept plan. 
2. See attached for a 50’ street section that shows sidewalk, street trees, and lighting. 
3. Consider 20’ alley shown in sketch concept plan. See the attached section.

The site plan that was approved at zoning is shown in figure 1. This was sent to TSW for external review, and initial comments (appendix 1) were provided and accompanied by a revised site plan with markups (figure 2) showing the recommended improvements to the initial site design. The applicant responded with the submission of a revised site plan (figure 3) which only partially addressed TSW’s recommendations – most notably it did not include alley loaded units, nor a central green space. The applicant reconfigured on street parking to provide a pocket park. TSW then reviewed the resubmission and again returned a recommendation for a central green (figure 4). The final submission from the applicant is shown in figure 5, with the only significant change being the removal of two units on the southern boundary.

Figure 1. Site Plan Version 1. Site Plan at rezoning approval.
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Figure 2. TSW First review and markup of site plan.
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Figure 3.  Site plan Version 2. Response to TSW initial comments.
[image: Diagram, schematic

Description automatically generated]


Figure 4. TSW second review and markup.
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Figure 5. Site Plan Version 3. Current site plan and final submission from applicant.
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SUMMARY OF REVISIONS
 
The first site plan review completed by TSW recommended significant changes, which would result in a different product – rear-entry vs front-entry. Staff brought the issue to council regarding the requirement of a rear-entry product, and council’s feedback at that time was to seek if rear-entry along New Macland Road was an option, but not require the change. At that time, staff advised that if changes were not made to the site plan a change in conditions would be required. Staff asked TSW to reconsider their recommendation eliminating the request for rear entry. The second review by TSW recommended reconfiguration of the central portion of the development to reduce the unit count by 5 units, create a central green and eliminate two dead-end roads. The resubmittal by SA Land Group eliminated 2 units in the southern area of the development, not resulting in a central green or connectivity. The reduction of 3 additional units will result in a green space as recommended in staff’s original recommendation and in the Comprehensive Plan.  The resulting development will also eliminate two dead-end roads and create better connectivity. 


BENEFITS OF A CENTRAL GREEN SPACE AMENITY

Powder Springs has townhome communities with and without a Central Greenspace Amenity. Located on Elliott Road is the Villages of West Cobb (figure 6), a townhome community developed by Kerley Family Homes, where the rows of towns are oriented around a centralized green space. The green space features, a gazebo, seating, and walking paths. Residents use the space to meet, relax, and play. Staff has witnessed easter egg hunts, children playing ball games, and residents exercising within the greenspace amenity at the Villages of West Cobb.  In addition to the community building, quality of life and aesthetic benefits of having a greenspace amenity, the additional green space provides more pervious area reducing stormwater runoff from the development. Residents desire greenspaces, and consistently support their creation, and in many cases the existence and quality of greenspace infrastructure are determining factors when deciding where to locate.

The American Planning Association’s authors of the City Parks Briefing Papers on Smart Growth comments that, green space amenities “significantly define the layout, real estate value, traffic flow, public events, and the civic culture of our communities. With open spaces, our cities and neighborhoods take on structure, beauty, breathing room, and value.”  Additionally, research by the American Psychological Association found that there is “mounting evidence, from dozens and dozens of researchers, that nature has benefits for both physical and psychological human well­being.” The article Nurtured by Nature, concludes that “time in nature can improve our mental health and sharpen our cognition.”  

It is considered good planning practice to preserve and provide greenspace infrastructure. As Powder Springs continues to experience rapid growth in residential development, it is important to ensure that these are quality developments, that incorporate best planning practices, and provide the amenities and site plans that promote healthy, livable, and connected communities, as well as provide quality housing units. 

Figure 6. Villages of West Cobb feature a central greenspace amenity.
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Figure 7. Panoramic Streetscape. Villages of West Cobb
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By contrast, the townhome development at Sweetwater Landing (figure 8) does not feature central greenspace infrastructure. The residents there will not be able to enjoy the numerous benefits that such an amenity provides to individuals and to the community.  This development would have been greatly improved if greenspace infrastructure was developed in the central space instead of additional townhome units. This development provides none of the benefits of having a greenspace amenity within your residential development.

Figure 8. Sweetwater Landing Townhomes. Additional units increasing density within the central space. 
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Figure 9. Panoramic streetscape. Sweetwater Landing Townhomes.
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 SURROUNDING AREA: Residential zoning districts (R-20, MDR) are predominant in the surrounding area to the north, east, and west. Adjacent to the south is CRC zoning – the southern boundary of the proposed residential development abuts the commercial development at the corner of New Macland and Macedonia Roads. 
A 170-foot wireless telecommunication tower and facility currently exists at the southern boundary of the site at 3215 New Macland Road. A Special Use Request was approved in September 2017 to allow the construction, operation and maintenance of the wireless telecommunications tower and related antennas and equipment on an approximate 0.23 acre leased area of a 4.3-acre overall tract. The 0.23-acre parcel-cut-out housing the wireless telecommunication tower is surrounded by a 7’ chain-link fence and will retain CRC zoning with the remainder of the tract included in the rezoning request. A variance was approved on May 2, 2022, to resolve due to the code enforcement violations and non-compliance with development code regulations. The CRC site housing the wireless telecommunication tower did not conforming to code provisions for lot size, frontage, setback, etc. requirements for CRC zoned districts due to the parent lot being split from the smaller lot housing the tower.  

ANALYSIS: 
The application was reviewed against the following criteria: 

1. Whether the proposed zoning district and uses within that district are compatible with the purpose and intent of the comprehensive plan. The future development map and the
future land use plan map of the city’s comprehensive plan shall be used in decision making relative to amendments to the official zoning map, in accordance with Table 13-1:

The 2017 Comprehensive Plan listed the proposed site as a redevelopment area, and the concept for the site shows town homes with a recreation area. The comprehensive plan envisioned a central greenspace for the residential area as shown in Figure 6, which provides a side-by-side comparison of the site concept and the applicant’s initial site plan. 

  

Figure 6. Comparison of Development Concept Plan from 2017 Comprehensive Plan vs Proposed Site Plan. 
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2. Whether the proposed zoning district and uses permitted within that district are suitable in view of the zoning and development of adjacent and nearby property. 

The current PUD-R zoning and uses permitted are compatible with the area. This case is considering a change in a previously stipulated condition.

3. Whether the existing use or usability of adjacent or nearby property will be adversely affected by one or more uses permitted in the requested zoning district.

The proposed residential use at this site would not adversely affect the usability of other property in the area. This case is considering a change in a previously stipulated condition.

4. Whether there are substantial reasons why the property cannot or should not be used as currently zoned. 

There is not a substantial reason why the property cannot be used as currently zoned; PUD-R with a stipulation requiring site plan revision. The current zoning of PUD-R, by right, could be developed for a townhome community. This case is considering a change in a previously stipulated condition.  The applicant is requesting the change in conditions rather than make the site plan revisions resulting in the loss of an additional 3 units. 

5. Whether public facilities such as roads, schools, water and sewer utilities, and police and fire protection will be adequate to serve the proposed zoning district and uses permitted. 

Public service, utility, and public safety providers should have sufficient capacity to support this proposed rezoning and use for 41 townhomes. This case is considering a change in a previously stipulated condition.


6. Whether the proposed zoning district and uses permitted within that zoning district are supported by new or changing conditions not anticipated by the comprehensive plan or reflected in the existing zoning on the property or surrounding properties.

The Comprehensive Plan supports the proposed residential use and designates that site as Village Center Residential. However, the proposed site plan is not consistent with the comprehensive plan concept. They applicant does not provide a central green as suggested in the comprehensive plan. Additionally, alley loaded units and a central green were recommended by TXW and those are not provided by the applicant in the most recent iteration of the site plan.


7. Whether the proposed zoning district and uses permitted within that zoning district reflect a reasonable balance between the promotion of the public health, safety, morality or general welfare and the right to unrestricted use of property.

The proposed townhome development should not be injurious to general welfare. The proposed site plan places residential units close to a wireless communication tower. Current stipulations of approval set a condition that units shall not be in the failure zone. The site plan is in complaince with this requirement.

RECOMMENDATION:  Staff recommends DENIAL of the request to modify the zoning conditions to remove the stipulation requiring external review and approval of site plan. 

Should approval be considered, staff recommends the following conditions: 


1. All current conditions in place for the subject site, approved under the case number PZ 21-045 on January 18th, 2022, remain in full effect except for the stipulation numbered 2 which required the applicant to submit and pay for external site plan review. 

2. The site plan dated 08/12/2022, prepared by LETEL Metrics Profession Solutions, for SA land group is approved. 







APPENDIX

I. TSW memo after initial review. This memo accompanied the marked-up site plan shown in figure 1.
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II. Typical Street Section.
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III. Typical Alley Section.
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Memo

May 26,2022

Tina Garver

City of Powder Springs

Director of Community Development
PO Box 46

4488 Pine Street

Powder Springs, GA 30542

RE: New Macland Road Tract
Tina,

Below are our comments regarding the proposed New Macland Road
Road project. These comments are shown as part of the sketch concept
plan. The Siiver Springs Village located in Powder Springs is a good
example for the alleys and sireets proposed in the sketch plan.

Site Plan:

1. Consider road and buiding reconfiguration fo create usable green
space. See the attached concept plan.

2. See affached for a 50' sireet section that shows sidewalk, sireet frees,
and lighting.

3. Consider 20' alley shown in sketch concept plan. See the attached
section.

Adam Wiliamson, Principal
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