
 
 

 

 
 
 
 
DATE: FEBRUARY 17, 2022  
 
�

TO:  CHAIRWOMAN NICOLE LOVE HENDRICKSON, Gwinnett County 
ATTN TO: PATRICIA HUGUENARD, CUSTOMER SERVICE MANAGER, Gwinnett County 
FROM:  Douglas R. Hooker, Executive Director, ARC    
 

The Atlanta Regional Commission (ARC) has completed regional review of the following proposal. Below is 
the ARC finding. The Atlanta Regional Commission reviewed the proposed project’s relationship regional 
plans, goals, and policies and impacts it might have on the activities, plans, goals, and policies of other 
local jurisdictions and state, federal, and other agencies.  
 
Name of Proposal: Phelps Bowen Residential Development RC-21-01GC 
Submitting Local Government: Gwinnett County 
 
Review Type:   MRPA Date Opened: February 2, 2022 Date Closed: February 17, 2022 
 
FINDING: ARC staff has completed its review of the application for a MRPA Certificate for this proposed 
project in the Chattahoochee River Corridor. ARC's finding is that the project is consistent with the 
Chattahoochee River Corridor Plan. 
 
Additional Comments: National Park Service comments were received as attached. Concern was expressed 
that proper Best Management Practices (BMP be followed to avoid any detrimental impacts to Park 
resources.  Recommendations included: (1) limit the potential introduction of non-native plant and animal 
species by thoroughly cleaning all equipment before bring it on site and using only native vegetation for 
stabilization; (2) use only native species in new landscaping to promote recreation of native ecosystems and 
limit the spread of invasive plants; (3) implement BMP's designed to comply with applicable erosion control 
standards and specifications; and (4) limit increases in impervious surface area and implement smart-
growth techniques and low-impact design elements that address the impacts of additional hardscape. 
  
Gwinnett County Planning and Development Division comments were also received and are attached.  
Comments note that the project site is zoned R-100 (Single-Family Residence District) and falls within the 
Chattahoochee River Area on the County Future Development Map which designates areas that are sensitive 
to development and considered low intensity. The comments recommend that all work be done in 
accordance with the applicable rules and regulations of Gwinnett County and that all MRPA rules and 
regulations be verified prior to any land disturbance or construction. 
 



 
 

 

 
THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 

ATLANTA REGIONAL COMMISSION     GEORGIA DEPARTMENT OF NATURAL RESOURCE CHATTAHOOCHEE RIVERKEEPER          
NATIONAL PARK SERVICE  GEORGIA CONSERVANCY   
 

If you have any questions regarding this review, please contact Donald Shockey at (470) 378-1531 or 
dshockey@atlantaregional.org. This finding will be published to the ARC website at 
https://atlantaregional.org/plan-reviews.
 



 
February 18, 2022 
 
Donald Shockey 
Plan Review Coordinator, Community Development 
Atlanta Regional Commission 
229 Peachtree Street NE, Ste 100 
Atlanta, GA 30303 
 
Dear Mr. Shockey: 
 
The Gwinnett County Department of Planning and Development has reviewed the Metropolitan River Protection Act 
(MRPA) application prepared by the Atlanta Regional Commission (ARC) regarding the proposed single-family 
residential subdivision development in an existing four-lot subdivision off Kennedy Road in Gwinnett County. The 
proposed residential development will add twelve new lots to this subdivision. A portion of the site was previously 
reviewed in 2002 (RC-02-04GC) and is excluded from this review.  
 
The applicant proposes to build an additional 12 residential lots within the existing four lot subdivision 
development. The site is 80.07 total acres with 55.80 acres within the Metro River Corridor and 24.27 acres outside 
of the corridor. The applicant notes that there is no land located within the 100-Year Floodplain or 500-Year 
Floodplain of the Chattahoochee River. 
 
According to the Official Zoning Map of Gwinnett County, the area is zoned R-100 (Single-Family Residence District). 
The Future Development Map indicates it is within the Chattahoochee River Area. This designation represents areas 
that are sensitive to development and are considered low intensity. 
 
Gwinnett County recommends that all work, at a minimum, will be in accordance with the applicable rules and 
regulations of Gwinnett County. All rules and regulations of the Metropolitan River Protection Act (MRPA) should 
be verified prior to any land disturbance or construction of any structure. 
 
Gwinnett County appreciates the opportunity to comment on this proposed development, and sincerely hopes that 
these comments will be given consideration as the review process moves forward.  Please feel free to contact me 
if you have any questions regarding Gwinnett County’s position on this issue. 
 
Thank you, 
 

Cyndi Sloan 
Planning Division Director 
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L7619 (CHAT) 
 
February 3, 2022 
 
Donald Shockey 
Atlanta Regional Commission 
40 Courtland Street, NE 
Atlanta, GA 30303 
 
RE: Phelps Bowen Residential Development 
MRPA Code: RC-21-01-GC 
 
Dear Mr. Shockey, 
 
This letter is a notification of receipt of the MRPA Review Notification RC-21-01-GC for 
proposed development on Kennedy Road in Gwinnett County, Georgia. This project will add 
twelve new lots to an existing four‐lot subdivision (originally reviewed in 2002 in ARC Review 
RC‐02‐04GC). The park’s concerns focus on the four lots that are fully within the Chattahoochee 
River Corridor and the two lots partially within the Corridor. The Atlanta Regional 
Commission’s preliminary finding is that the project is fully consistent with the Chattahoochee 
River Corridor.  
 
Congress established the Chattahoochee River National Recreation Area (CRNRA), a unit of the 
National Park Service (NPS), in 1978 to assure the preservation and protection of a 48-mile 
stretch of the Chattahoochee River from Buford Dam to Peachtree Creek.  CRNRA consists of 
the river and its bed along with the lands, waters, and interests within the park’s authorized 
boundary.  Congress expressly provided the Secretary of the Interior, acting through the National 
Park Service (NPS) and CRNRA, with the authority to protect the “natural, scenic, recreation, 
historic and other values” of the Chattahoochee River. Although the project has been found to be 
fully consistent with the Corridor Plan, we are concerned that the project could cause detrimental 
impacts to park resources if proper Best Management Practices (BMPs) are not followed and 
maintained.  It is with these concerns in mind that NPS offers the following comments and 
recommendations: 
 
Introduce/Promote Non-native Species 
Construction activities have the potential to transport exotic invasive plant and animal species.  
Recommendation: We request that all equipment be washed and cleaned of mud and debris that 
may transport unwanted pests before being brought on-site. The NPS encourages the project 
applicant to use only native grass seed or native vegetation for stabilizing the project area  
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following construction. Non-native species are easily transported downstream and can start new 
colonies in CRNRA.  
Landscaping with Native Species 
Landscaping with native plant species provides a beautiful, hardy, drought resistant yard that 
benefits the natural environment. It requires less water, fertilizer, and pesticides, therefore 
costing less in maintenance. Furthermore, native plants promote stewardship of our natural 
heritage by supporting pollinators, birds, and other wildlife while supporting biological diversity 
and ecological functions.   
Recommendation:  Since the project location is near an NPS land unit, NPS encourages the use 
native plant species for landscaping to reduce the spread of exotic species into natural areas.  
 
Erosion and Sedimentation 
In general, to protect the stream and water quality during construction, Best Management 
Practices (BMPs) should be designed and implemented to comply with the standards and 
specifications outlined in the Manual for Erosion and Sediment Control in Georgia (Georgia 
Soil and Water Conservation Commission, 2016).  An approved erosion and sedimentation 
control plan should be implemented before soil disturbances occur within the project site to 
avoid violating the Erosion and Sedimentation Act of 1975. 
Currently, the Chattahoochee River at the proposed project site is listed as impaired on the state 
of Georgia’s 303(d) listing for not fully meeting its designated uses.  CRNRA is vested in 
improving the current state of this water body, and any addition of sediment or run-off would 
further disrupt the current water quality condition.  Due to the proximity of this proposed project 
to the Chattahoochee River, caution is advised to prevent a flush of sediment deposits during the 
construction process. 
Recommendation: After proper installation, continued and unfailing maintenance and repair of 
the BMP’s should be guaranteed in order to ensure their effectiveness and specifically to control, 
as far as possible, the effects of this project on the river.  
 
Stormwater Runoff 
The issue of storm water management lies outside the purview of the Atlanta Regional 
Commission (ARC) plan review process; however, it is of upmost concern to CRNRA, as 
stormwater runoff within the watershed is a major source of nonpoint source pollution in the 
river.  As the plans move forward to local review, we ask that storm water management options 
be carefully deliberated to avoid impacts from the addition of impervious surfaces such as 
buildings, drives, and parking areas.    
Recommendation: The project should be designed to limit increases in impervious surface area 
inside the designated 2000-foot Chattahoochee River Corridor. We ask that stormwater 
management practices include current and up-to-date smart-growth techniques and low-impact 
design elements that address the impacts of additional hardscape.  
 
We appreciate your consideration of these comments. Please feel free to contact park’s Chief of 
Planning, Planning, and Education, Beth Wheeler, directly if you have any questions or concerns 
that we could help to address.  She can be reached at 678-538-1321 or by email at 
beth_wheeler@nps.gov. 
 
Thank you, 
 
 
(for) Ann Honious 
Superintendent  
 













2021 EXISTING CONDITIONS VULNERABILITY ANALYSIS

Vulnerability Category Total Area (SF)
Land 

Disturbance 
Area (SF)

Impervious 
Surface Area 

(SF)

Actual Land 
Disturbance 

(Percentage)

Actual 
Impervious 

Surface 
(Percentage)

LAKE 496,255 0 0
A 0 0 0
B 0 0 0
C 69,661 26,738 7,909 38.4% 11.4%
D 254,380 106,011 34,335 41.7% 13.5%
E 1,489,161 250,722 123,882 16.8% 8.3%
F 121,363 264 211 0.0022% 0.0017%

Total 2,430,820 383,735 166,337
Total Acres 55.80 8.81 3.82

E:\Projects\2018\18108-LD-Phelps Bowen Compound\ARC Vulnerability Tables\ARC V Tables.xlsx



2021 EXISTING CONDITIONS LOT-BY-LOT ALLOCATION TABLE

Land Disturbance Area (SF) Impervious Surface Area (SF)
C D E F C D E F C D E F C D E F

13 248,730 30,814 102,851 115,065 0 8,367 22,103 74,558 0 22,447 80,748 40,507 0 3,618 16,307 24,097 0
14 239,590 0 8,072 223,529 7,989 0 3,009 117,181 7,725 0 5,063 106,348 264 0 1,793 37,871 211
15 257,054 0 98,976 158,078 0 0 82,732 120,934 0 0 16,244 37,144 0 0 12,882 20,640 0

Water 496,255 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Open Space 1,189,196 38,852 44,481 992,489 113,374 34,561 40,525 925,766 113,374 4,291 3,956 66,723 0 4,291 3,353 41,274 0

Total 2,430,825 69,666 254,380 1,489,161 121,363 42,928 148,369 1,238,439 121,099 26,738 106,011 250,722 264 7,909 34,335 123,882 211
Total Acres 55.80 ac.

Area Out of Corridor 1,057,243
Total Site Area 3,488,068
Total Site Acres 80.08 ac.

Lot Total Area (SF) Undisturbed Area (SF)Total Area (SF)

E:\Projects\2018\18108-LD-Phelps Bowen Compound\ARC Vulnerability Tables\ARC V Tables.xlsx



FUTURE DEVELOPMENT VULNERABILITY ANALYSIS

Vulnerability Category Total Area (SF)
Land 

Disturbance 
Area (SF)

Impervious 
Surface Area 

(SF)

Actual Land 
Disturbance 

(Percentage)

Actual 
Impervious 

Surface 
(Percentage)

LAKE 496,255 0 0
A 0 0 0
B 0 0 0
C 69,666 26,738 7,909 38.4% 11.4%
D 254,380 106,011 34,335 41.7% 13.5%
E 1,489,161 432,104 174,123 29.0% 11.7%
F 121,363 264 211 0.0022% 0.0017%

Total Area in Corridor 2,430,825 565,117 216,578
Total Acres in Corridor 55.80 12.97 4.97

E:\Projects\2018\18108-LD-Phelps Bowen Compound\ARC Vulnerability Tables\ARC V Tables.xlsx Page 1



FUTURE DEVELOPMENT LOT-BY-LOT ALLOCATION TABLE

C D E F C D E F C D E F
1 (out of Corridor) 100,288 0 0 0 0 0 0 0 0 0 0 0 0
2 (out of Corridor) 129,502 0 0 0 0 0 0 0 0 0 0 0 0
3 (out of Corridor) 81,103 0 0 0 0 0 0 0 0 0 0 0 0
4 (area in Corridor) 111,193 0 0 96,682 0 0 0 14,511 0 0 0 14,511 0
5 (out of Corridor) 99,416 0 0 0 0 0 0 0 0 0 0 0 0
6 (out of Corridor) 98,544 0 0 0 0 0 0 0 0 0 0 0 0
7 (area in Corridor) 45,305 0 0 32,214 0 0 0 13,091 0 0 0 3,251 0

8 72,802 0 0 48,233 0 0 0 24,569 0 0 0 9,380 0
9 77,178 0 0 53,638 0 0 0 23,540 0 0 0 9,085 0

10 93,218 0 0 54,009 0 0 0 39,209 0 0 0 11,755 0
11 130,267 0 0 50,462 0 0 0 79,805 0 0 0 11,598 0
12 161,172 0 0 82,818 78,354 0 0 0 0 0 0 plot 0
13 248,730 8,367 22,103 74,558 0 22,447 80,748 40,507 0 3,618 16,307 24,097 0
14 239,590 0 3,009 117,181 7,725 0 5,063 106,348 264 0 1,793 37,871 211
15 257,054 0 82,732 120,934 0 0 16,244 37,144 0 0 12,882 20,640 0

16 (out of Corridor) 236,767 0 0 0 0 0 0 0 0 0 0 0 0
Small Lake (in Corridor) 14,814 0 0 0 0 0 0 0 0 0 0 0 0

Small Lake (out of Corridor) 70,131 0 0 0 0 0 0 0 0 0 0 0 0
Large Lake 481,441 0 0 0 0 0 0 0 0 0 0 0 0

Open Space (in Corridor) 498,061 34,561 40,525 326,328 35,020 4,291 3,956 53,380 0 4,291 3,353 31,935 0
Open Space (out of Corridor) 194,447 0 0 0 0 0 0 0 0 0 0 0 0
Lots 4 & 7 (out of Corridor) 47,045 0 0 0 0 0 0 0 0 0 0 0 0

Total 3,488,068 42,928 148,369 1,057,057 121,099 26,738 106,011 432,104 264 7,909 34,335 174,123 211
Total Acres 80.08 ac.

Total Area in Corridor 2,430,825
Total Acres in Corridor 55.80 ac.

Total Area out of Corridor 1,057,243
Total Acres out of Corridor 24.27 ac.

Impervious Surface Area (SF)Lot Total Area (SF) Undisturbed Area (SF) Land Disturbance Area (SF)

E:\Projects\2018\18108-LD-Phelps Bowen Compound\ARC Vulnerability Tables\ARC V Tables.xlsx Page 1
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OWNER / DEVELOPER
MIKE PHELPS
P.O. BOX 401

BUFORD, GA 30515
CONTACT: MIKE PHELPS

PHONE:(770) 932-1332
rrietig@homesouthcommunities.com

ENGINEER
PRECISION PLANNING, INC.

400 PIKE BOULEVARD
LAWRENCEVILLE, GA  30046
CONTACT: DAVID LEONARD

PHONE: (770) 338-8000
063DL@PPI.US
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OWNER / DEVELOPER
MIKE PHELPS
P.O. BOX 401

BUFORD, GA 30515
CONTACT: MIKE PHELPS

PHONE:(770) 932-1332
rrietig@homesouthcommunities.com

ENGINEER
PRECISION PLANNING, INC.

400 PIKE BOULEVARD
LAWRENCEVILLE, GA  30046
CONTACT: DAVID LEONARD

PHONE: (770) 338-8000
063DL@PPI.US
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