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DATE: August 14, 2018 

 
ARC REVIEW CODE: R1808131 

 
 
TO: Mayor Eric Dial, Town of Tyrone 
ATTN TO: Phillip Trocquet, Planning & Development Coordinator 
FROM: Douglas R. Hooker, Executive Director, ARC 
RE: Development of Regional Impact Review    
 
The Atlanta Regional Commission (ARC) has completed a preliminary regional review of the following 
Development of Regional Impact (DRI). ARC reviewed the DRI with regard to its relationship to regional 
plans, goals and policies – and impacts it may have on the activities, plans, goals and policies of other local 
jurisdictions as well as state, federal and other agencies. This preliminary report does not address whether 
the DRI is or is not in the best interest of the local government. 
 
Name of Proposal: Founders Studio & Founders Square (DRI 2830) 
Review Type: DRI Submitting Local Government: Town of Tyrone  
Date Opened: August 14, 2018  Deadline for Comments: August 29, 2018       Date to Close: September 4, 2018 
 
Description: This DRI is in the Town of Tyrone on the east side of SR 74 (Joel Cowan Parkway), south of Sandy Creek 
Road and north of Jenkins Road. The project is proposed to include two subareas: Founders Studio, containing 
approximately 462,500 SF of film studio space (five buildings at 92,500 SF each); and Founders Square, containing 
approximately 76,500 SF of office space, an 80-room hotel, 122 residential units (101 apartments, 21 condominiums), 
183,000 SF of retail space, and 35,000 SF of restaurant space. Site access is proposed via one driveway on Sandy Creek 
Rd., five driveways on SR 74, and one driveway on Jenkins Rd. The local trigger for this DRI review is a rezoning 
application. 
     
PRELIMINARY COMMENTS: According to the ARC Unified Growth Policy Map (UGPM), part of The Atlanta 
Region's Plan, this DRI is primarily in the Developing Suburbs area of the region, with a portion on the east 
side of the site in the Developing Rural area. ARC's Regional Development Guide (RDG) details recommended 
policies for areas and places on the UGPM. RDG information and recommendations for Developing Suburbs 
and Developing Rural areas are listed at the bottom of these comments. 
 
This DRI appears to manifest certain aspects of regional policy. The plan contemplates a mixed-use 
development featuring significant housing, retail and employment space – with pedestrian-oriented land 
uses and gathering spaces in multiple locations – alongside a film studio facility. The mixed-use nature of 
the development offers the potential for site residents to work and shop on site, and for workers and 
visitors to park once or arrive via alternative transportation modes and conduct multiple trips on foot. 
 
To capitalize on this potential, care should be taken to ensure that the development promotes an 
interconnected, functional, clearly marked and comfortable pedestrian experience on all streets, paths and 
parking areas. This is particularly important in terms of connections between the two sides of the site, 
which are oriented differently, for different user groups. Given site security needs for film studios, the 
studio component is naturally more self-contained and inward-facing. There is one gated connection 
between the studio and mixed-use components, for vehicles and pedestrians, near the rear (east side) of 
the site. This location is close to some of the retail/restaurant space and what appear to be upper-floor 
residential lofts, around the central park area. However, it is a considerable distance from the 
retail/restaurant node near the northwest corner of the site fronting SR 74 and Sandy Creek Road – as well 
as from the residential cluster in the northeast corner of the site, which is separated by a creek. The 
development team should explore providing another, potentially pedestrian-only, connection between the 
studio and mixed-use components closer to the front (west/SR 74 side) of the development. A potential 



 
 

 

location could be the north side of Studio Building E, in alignment with the north-south roadway bisecting 
the central park area. This arrangement would offer studio workers additional and more direct access to 
pre- and post-work activities and needs (meals, shopping, entertainment, etc.) without adding car trips to 
the area road network. The development team is also encouraged to ensure that end-of-trip facilities 
(bicycle racks, etc.) are provided for residents, workers and visitors at key locations throughout the site. 
 
The project can further support The Atlanta Region's Plan in general by incorporating other aspects of 
regional policy, including green infrastructure and/or low-impact design, e.g., rain gardens, vegetated 
swales, etc., in parking areas and site driveways, and as part of any improvements to site frontages. 
 
The DRI’s land use mix appears to be generally consistent with the RDG, specifically in terms of fostering a 
sense of community by developing town centers, village centers or other places of centralized location. The 
intensity of this proposed project appears to generally align with the RDG's recommended range of densities 
and building heights for Developing Suburbs, although some development on the east side of the site is in 
Developing Rural and is slightly more intense than the RDG’s recommendations for that area. In addition, 
many areas near the site – including to the west, north and east – are predominated by low-density 
residential uses and undeveloped land. This includes properties in other jurisdictions outside Tyrone, e.g., 
unincorporated Fayette County to the east. Town leadership and staff, along with the development team, 
should therefore collaborate to ensure maximum sensitivity to nearby neighborhoods, land uses, structures 
and natural resources. 
 
Additional preliminary ARC staff comments, related to water resources, are included in this report. 
Additional ARC staff comments regarding transportation will be included in ARC's Final Report. 
 
Further to the above, Developing Suburbs are areas that have developed from roughly 1995 to today and are projected 
to remain suburbs through 2040. General policy recommendations for Developing Suburbs include: 
- New development should connect to the existing road network and adjacent developments and use of cul-de-sacs or 
other means resulting in disconnected subdivisions should be discouraged 
- Maximize the usefulness of existing recreational facilities in addition to providing new recreational opportunities 
- Eliminate vacant or under-utilized parking areas through mechanisms such as out-parceling or conversion to 
community open space 
- Use rain gardens, vegetated swales or other enhanced water filtration design to enhance the quality of stormwater 
run-off 
- Identify other opportunities to foster a sense of community by developing town centers, village centers or other 
places of centralized location 
 
Further to the above, Developing Rural Areas - together with Rural Areas - are the least developed areas of the region. 
Developing Rural Areas are being planned for new development, while Rural Areas are planned to see limited or no 
growth. Both of these areas may have limited infrastructure and services. General policy recommendations for 
Developing Rural Areas include: 
- Maintain rural road characteristics and protect scenic corridors 
- Implement conservation design and development as appropriate in new residential neighborhoods 
- Develop opportunities for heritage, recreation, and agriculturally-based tourism initiatives 
- Identify areas to preserve as future large parks or conservation areas and create partnerships and dedicated funding 
sources for land conservation activities 
- Identify opportunities for the development of rural broadband technology 
 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 
ARC COMMUNITY DEVELOPMENT     ARC TRANSPORTATION ACCESS & MOBILITY  ARC NATURAL RESOURCES          
ARC RESEARCH & ANALYTICS  ARC AGING & INDEPENDENCE SERVICES  GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS  
GEORGIA DEPARTMENT OF NATURAL RESOURCES GEORGIA DEPARTMENT OF TRANSPORTATION  GEORGIA REGIONAL TRANSPORTATION AUTHORITY  
THREE RIVERS REGIONAL COMMISSION CITY OF FAIRBURN  CITY OF FAYETTEVILLE 
CITY OF PALMETTO  CITY OF PEACHTREE CITY   CITY OF UNION CITY  
COWETA COUNTY   FAYETTE COUNTY      

If you have any questions regarding this review, please contact Andrew Smith at (470) 378-1645 or 
asmith@atlantaregional.org. This finding will be published to the ARC review website located at 
http://atlantaregional.org/plan-reviews.  

mailto:asmith@atlantaregional.org
http://atlantaregional.org/plan-reviews


 
 

 

 
 

 
DEVELOPMENT OF REGIONAL IMPACT 

REQUEST FOR COMMENTS 

Instructions: The project described below has been submitted to this Regional Commission for review as a Development of Regional 
Impact (DRI). A DRI is a development of sufficient scale or importance that it is likely to generate impacts beyond the jurisdiction in 
which the project is located, for example in adjoining cities or neighboring counties. We would like to consider your comments on this 
proposed development in our DRI review process. Therefore, please review the information about the project included in this packet and 
offer your comments in the space provided. The completed form should be returned to ARC on or before the specified return deadline. 
 
Preliminary Findings of the RDC: Founders Studio & Founders Square See the Preliminary Report.  
 
Comments from affected party (attach additional sheets as needed): 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Individual Completing Form:  
 

Local Government: 

Department: 
 
 
Telephone:  (         ) 
 

Signature:                                                                                                                                                  
 
 

  Date:  
 

Please return this form to: 
Andrew Smith 
Atlanta Regional Commission 
International Tower 
229 Peachtree Street NE, Suite 100 
Atlanta, Georgia 30303 
Ph. (470) 378-1645 
asmith@atlantaregional.org 
 
Return Date: August 29, 2018 

mailto:asmith@atlantaregional.org


 
 

 

ARC STAFF NOTICE OF REGIONAL REVIEW AND COMMENT FORM 
DATE: August 14, 2018                                     ARC REVIEW CODE: R1808131 
 

TO:  ARC Group Managers 
FROM:  Andrew Smith, 470-378-1645 

Reviewing staff by Jurisdiction: 
 
Community Development: Smith, Andrew  Transportation Access and Mobility: Mangham, Marquitrice  
Natural Resources: Santo, Jim    Research and Analytics: Skinner, Jim  
Aging and Health Resources: Perumbeti, Katie  
 
Name of Proposal: Founders Studio & Founders Square (DRI 2830) 
Review Type: Development of Regional Impact           
Description: This DRI is in the Town of Tyrone on the east side of SR 74 (Joel Cowan Parkway), south of Sandy Creek Road 
and north of Jenkins Road. The project is proposed to include two subareas: Founders Studio, containing approximately 
462,500 SF of film studio space (five buildings at 92,500 SF each); and Founders Square, containing approximately 76,500 SF 
of office space, an 80-room hotel, 122 residential units (101 apartments, 21 condominiums), 183,000 SF of retail space, and 
35,000 SF of restaurant space. Site access is proposed via one driveway on Sandy Creek Rd., five driveways on SR 74, and one 
driveway on Jenkins Rd. The local trigger for this DRI review is a rezoning application. 
Submitting Local Government: Town of Tyrone 
Date Opened: August 14, 2018   
Deadline for Comments: August 29, 2018  
Date to Close: September 4, 2018 
 

Response: 
1) □ Proposal is CONSISTENT with the following regional development guide listed in the comment section. 
2) □ While neither specifically consistent nor inconsistent, the proposal relates to the following regional development 

guide listed in the comment section.  
3) □ While neither specifically consistent nor inconsistent, the proposal relates to the following regional development 

guide listed in the comment section.  
4) □ The proposal is INCONSISTENT with the following regional development guide listed in the comment section.  
5) □ The proposal does NOT relate to any development guide for which this division is responsible.  
6) □ Staff wishes to confer with the applicant for the reasons listed in the comment section. 

COMMENTS: 
 
 
 
 
 
 
 
 
 
 

 



 
FOUNDERS STUDIO AND FOUNDERS SQUARE DRI # 2830 

Town of Tyrone 
ARC Natural Resources Group Review Comments 

 
August 9, 2018 

 
Water Supply Watershed and Stream Buffer Protection 
The entire proposed project property is in two water supply watersheds. Most of the project 
property is in the Whitewater Creek watershed, which is a public water supply source for both 
the City of Fayetteville and Fayette County. The Whitewater Creek Water Supply Watershed is a 
small (less than 100 square mile) watershed which is a public water supply source for both 
Fayette County and the City of Fayetteville. A small portion of the property along Jenkins Road 
is within the Flat Creek Water Supply Watershed, a small (less than 100 square mile) water 
supply watershed which is a public water supply source for Fayette County. 
 
Under the Georgia Planning Act of 1989, all development in a public water supply watershed is 
subject to the DNR Part 5 Water Supply Watershed Minimum Criteria (Chapter 391-3-16-.01, 
Criteria for Water Supply Watersheds) unless alternative criteria are developed and adopted by 
the jurisdiction according to the requirements of the Part 5 criteria and are then approved by 
Georgia EPD and DCA. These criteria require buffers on perennial steams and limits on 
impervious surface. The Town of Tyrone has adopted a water supply watershed protection 
ordinance. The ordinance defines perennial streams as streams that are shown as perennial (solid 
blue line) on a USGS quad sheet. No perennial streams are shown on or near the property on the 
USGS coverage for the project area. The Town will need to determine if the proposed project 
meets all applicable requirements of its water supply watershed protection ordinance. 
 
The USGS coverage for the project area does show one intermittent stream (dashed blue line) 
that extends a short distance into the property on its eastern side near Jenkins Road. It appears to 
be the stream shown near the area noted as “Base Camp B” on the submitted site plan. No 
buffers are shown along that stream. The submitted site plan shows two other streams along the 
eastern edge of the property. The site plan shows a 50-foot undisturbed buffer and additional 25-
foot impervious setback on both of these streams, consistent with the Town’s Stream Buffer 
Ordinance. The Town will need to determine if its ordinance also applies to the intermittent 
stream at the southern end of the property. All of these streams, as well as any other waters of the 
state on this property are also be subject to the State 25-foot Sediment and Erosion Control 
Buffer. 
 
Storm Water/Water Quality 
The project should adequately address the impacts of the proposed development on stormwater 
runoff and downstream water quality. During construction, the project should conform to the 
relevant state and federal erosion and sedimentation control requirements. After construction, as 
with all development, water quality will be impacted due to polluted stormwater runoff. The 
amount of pollutants that will be produced after construction of the proposed development are 
dependent on the type and intensity of the use and the impervious coverage, which will affect the 
design of stormwater controls for the project. 
 



Founders Studio and Founders Square DRI # 2830 
ARC NRG Comments 
August 9, 2018 
Page Two 
 
 
 
In order to address post-construction stormwater runoff quality, the project should implement 
stormwater management controls (structural and/or nonstructural) as found in the Georgia 
Stormwater Management Manual (www.georgiastormwater.com) and meet the stormwater 
management quantity and quality criteria outlined in the Manual.  Where possible, the project 
should utilize the stormwater better site design concepts included in the Manual. 
 
We also suggest the following additional measures to help reduce stormwater reduction and 
provide for its reuse: 

• Use green spaces and tree planting beds as stormwater controls. These can be designed to 
provide maximum aesthetic value while also providing for water quality treatment and 
run-off reduction, potentially reducing the need for larger stormwater facilities and 
helping to minimize the negative effects of stormwater runoff on streams and water 
quality. 

• Include rainwater capture in the project design to provide for landscape irrigation during 
dry periods. 

 
 

http://www.georgiastormwater.com/
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����a��������	a�a�����̀������a�.g&$,�-'̂�+h$�#.2V̂'3$,,�������a�#.2�Y0$̂,�1*i�Yĥ$,h'&i,��������a�����������T'31&�['%$̂*)$*+�2*-'̂)1+0'*jc̀������k�����l��a���a���_b���a
����c��������a���������m�����_���nca�_a�a����a�oo�����"��pq����������nca�r�b���a����st��a��_�a����������a���a����a��a�a�����a������a����������������a�����̀�a�������a����c���b������a����������������a���a�a���
�������da��������̀a������a�������a��������a�dc�����������u��������u���a����da����aa������a��aa�����	
����a�����u���a����������a���a�����e������a�����a���������������a����da��������̀a������a�����a�����̀�a�������������a��	
��a�ae�����a��� V̂'(',$i�V̂'v$3+�2*-'̂)1+0'*t��a����m�����a��m��da�����c��a���j�c���w���c��a���jnc��ak�������xj��aa��y���a��u�lmjf�������a�u����ka����k����k���a�������z�la����������""�{��o��������{|{uq�|�{o{��o��""|����f���a�����j���b�f�aa}	����w�j	qo|�p�����f���a�~�a���a�����������m��da���_�a�������a����c��a���j�c�����a�a����a���e���������������a�x{z�������c��c̀�������������������a�b���u{���j��a����x�|��u����j�������z��_�a�������a���c��a���jnc��a��a�a����a���e����������������������a�b��|o�u����j���������au���a�u��a��a����u��a���u������a���c����������c�a���y��������a�c�a������a���b���a���a��̀a��e�#$%$&'()$*+�Y�($��x�����a�a��a�z ���a�� ����ae��a��_�a���a��������a�����a ��a����a ma����ac��j�����a������a�f���a���� y������ ���a��jc���b�
���}a��	a�a���������a���a�w�����̀c��� y����������w�	a��a������������a� 
��a�������_a��������������������a�����f��a������a� m���qja������b�j������ _�c�}�j������c��� ����a��������������a� y�b����a���a�a����a����b�a�
��c����� �c���a�u�y�������w�fa�a���m������
�����a���a�a����a����b�au��a���̀a��m��da���j�a�x�����c���u���������a�ua���z�|��u{���j�����j�c���j���au�o�u{���j������au���u����j�����a��x���������zu��u����j��_�e����a��a��a�a�a���a�����}a�b�l��c�������y���a�����"�lc���a���by���a������ f�b�ma�����aa�f�b��j���a��ly�����"����_a�a����a�xoo�z��"�qoo��p����������r���}a�b���c�����
������a��b��e�a�����a�a��������a�a���a���������� x�����a�a��a�z �a� t�
��ba�u�����a��b��e�a����̀���������b�km
����a�������a�����da���a���a�b�����a��e����b�c����������a���a�����dc������� �� x�����a�a��a�z �a� t�



��������� �	
�
�����
��������������

������������������������	
�
������������� ���!��"� ���

#$%&�'$(�)*+,��-��&$.�'$(�)*+,��-��$.�/0123���-��'.&�'$(�)*+, '$(�405,�6*7�-��.815*95


����:���;������������<=�������������>����<>��������>� 
����>��=��>������������������=��������>��������������>��=���	
 � ?�����>�>��>�@ A>� B�
��C>�:������>���>������;������������D��<>���B��>�D��<>���
��E�>������������F>����>G=>��>������>����������>���>�������������<>����	>H�����I�����>�J>;>��K��>��D>����L��>��
���������<>���������>�����������������>����>��������<>�� � ?�����>�>��>�@ A>� B�
��C>�:�;�����>��>��������>���>�������<>�����>���������<>�������>�>��>�>�� M�����>��D��<>���N����>������>��E������<>�������>����������L�>��������<>�����������OPQR�ST�UTV



�������� �	
����������
���������������

�����������������������	
����������������� !���"��#� ��#

�$%&%'()*%+,-�(.�/%01(+2'�3*)24,567�89:; <=;>�?@A BAACD E=;F�GHI:=JJ=9KJ L9M=K�� �$/3�NOPQR� $STSUVWXSYZ�V[�/S\3VY]U�3XW]̂ Z�]__1,1(+2'�$/3�3+.(̀*2,1(+a���������������bc������c�c�bd���c����d������e��d����c���c�����������c��������������ccc�bd���c�	�f����������c��cg�����c�������c��	
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VICINITY MAP (NTS)

SITE

SITE PLAN NOTES:
1. OWNER:

HOBGOOD FAMILY L.P.

P.O. BOX 881

FAIRBURN, GA 30213

2. DEVELOPER:

DOCKERY GROUP

103 GUTHRIE WAY

PEACHTREE CITY, GA 30269

CONTACT: NATHAN DOCKERY

PHONE: 770-789-7456

3. TRAFFIC ENGINEER:

       KIMLEY-HORN & ASSOCIATES, INC.

       817 WEST PEACHTREE STREET, SUITE 601\

       ATLANTA, GA  30308

       CONTACT:  ELIZABETH JOHNSON

       PHONE:  404-419-8772

4. CIVIL ENGINEER:

INTEGRATED SCIENCE & ENGINEERING, INC.

1039 SULLIVAN ROAD, STE. 200

NEWNAN, GA 30265

CONTACT: JASON WALLS, P.E.

       PHONE:  678-552-2106

5. SITE DATA:

PARCEL ID NUMBER: 0725014

SITE AREA: 88.43 ACRES

PROPOSED ZONING:

FOUNDERS STUDIOS: OI

FOUNDERS SQUARE:    CURRENT OI & AR

PROPOSED: CMU

6. USE: MIXED USE

7. PROPOSED SETBACKS /BUFFERS PER CMU ZONING:

ALL SETBACKS ALONG ADJOINING ZONING DISTRICTS SHALL BE 75 FEET. A

75 FOOT BUFFER SHALL BE IN EFFECT ALONG ALL BORDERING

RESIDENTIAL ZONING DISTRICTS COTERMINOUS WITH SETBACKS.

SETBACKS FROM MAJOR AND MINOR COLLECTORS, MINOR

THOROUGHFARES, AND RESIDENTIAL STREET SHALL BE 75 FEET.

SETBACKS FROM MAJOR THOROUGHFARES AND STATE ROUTES SHALL BE

100 FEET.

8. PROPOSED SETBACKS/BUFFERS PER OI ZONING:

SETBACK (HWY 74/ JENKINS RD): 70 FT LANDSCAPED BERM AND 132 FT

SETBACK

EASTERN SIDE OF PROPERTY: 50FT EASEMENT W/ 8FT MULTI USE TRAIL

AND 25FT VEGETATED BUFFER

9. PROPOSED PARKING PER TOWN ORDINANCES

10. BUILDING HEIGHT NOT TO EXCEED  3 STORIES

SITE PLAN LEGEND:
A. RETAIL SPACE

B. RESTAURANT SPACE

C. MULTI-PURPOSE SPACE

D. OFFICE SPACE

E. HOTEL SPACE

F. FARMERS MARKET WITH TRAILS

G. TOWNHOMES

H. OFFICE / LOFT SPACE

I. RETAIL / LOFT SPACE

J. TRAILHEAD TO GREENWAY AND PLAYGROUND

K. MULTI-PURPOSE / RETAIL SPACE

L. BREW PUB / LOFT SPACE

M. CENTRAL PARK AREA

N. MOVIE THEATRE

O. MULTI-PURPOSE / OFFICE SPACE

P. GREENWAY TRAIL SYSTEM

Q. GATED CONNECTION TO FOUNDERS STUDIO

R. POND

BUILDINGS A-E: STUDIOS (92,500 SF EACH)

SITE PLAN DATA:
1. STUDIOS = ± 462,500 SF

2. OFFICE = ± 76,500 SF

3. HOTEL = ± 60,000 SF ; 80 ROOMS

4. RESIDENTIAL TOWNHOMES = ± 21,000 SF ; 21 UNITS

5. RESIDENTIAL LOFTS = ± 101,000 SF  ; 101 UNITS

6. RETAIL = ± 183,000 SF

7. RESTAURANT = ± 35,000 SF

D
.R

.I.
 S

IT
E 

PL
A

N

#2830

FOUNDERS SQUARE

PROPOSED CMU ZONING

FOUNDERS STUDIOS

OI ZONING

PARKING SUMMARY:
TOTAL PARKING REQUIRED:

1. STUDIOS = 800 SPACES

2. OFFICE = 306 SPACES

3. HOTEL = 90 SPACES

4. TOWNHOMES = 42 SPACES

5. LOFTS = 202 SPACES

6. RETAIL = 1007 SPACES

7. RESTAURANT = 467 SPACES

TOTAL PARKING REQUIRED:  2914 SPACES

TOTAL PARKING SHOWN:  2162 PROVIDED

* PARKING WILL MEET ZONING CONDITIONS AND

CONSIDER CROSS SHARING OF DIFFERENT ADJACENT

USES

** PERVIOUS OVERFLOW PARKING PROVIDED FOR

STUDIO
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