
 
 

 

 
 
 
DATE: March 7, 2023  

 
 

 
TO: Mayor Anthony Ford, City of Stockbridge 
ATTN TO: Ryan Anderson, Chief Planner, City of Stockbridge 
RE: Development of Regional Impact Review  
FROM:   Mike Alexander, Director, ARC Center for Livable Communities 
 

ARC has completed a preliminary regional review of the following DRI. ARC reviewed the DRI’s 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: Reeves Creek II DRI 3799 
Submitting Local Government: City of Stockbridge  
Date Opened: March 7, 2023 Comments Due: March 22, 2023 Date to Close: March 23, 2023 
 
Description: A DRI review of a proposal to construct a mixed-use project with 828 multi-family units, 191 
townhomes, 41,000 SF of office space, 5,000 SF of retail space, and 328 single-family detached units on a 
278-acre site off of Flippen Road in the City of Stockbridge in Henry County. 
     
PRELIMINARY COMMENTS: 
 
 Key Comments 
 
The Atlanta Region’s Plan assigns the Established Suburbs growth management designation to the project 
site. The project is somewhat aligned with Established Suburbs policy recommendations which note: 
“Preservation of existing single-family neighborhoods is important…infill and redevelopment will occur in 
areas of retail/commercial concentrations, especially commercial corridors.” 
 
The provision of 89 acres of floodplain and other natural areas is supportive of regional environmental 
policies. 
 
The projects inclusion of a range of housing types – single-family detached, single-family attached, multi-
family, and senior housing is highly aligned with regional housing policies. 
 
The project is expected to generate approximately 9,582 daily new vehicular trips; several improvements to 
mitigate project generated vehicular traffic are identified in the TIS.  



 
 

 

The inclusion of a multi-use trail is supportive of regional multi-modal transportation policies. The final 
layout of the trail should be carefully studied to provided optimal multi-modal transportation connectivity 
within the site and to any external trail connections. 
 
The provision of a small amount of neighborhood serving retail is supportive of regional multimodal 
policies; locating the retail use closer to the denser residential areas would improve access and further 
support vehicular trip reduction. 
 
Incorporation of green stormwater and heat island mitigation designs for the large number of surface car 
parking spaces proposed would be supportive of regional environmental policies. 
 
A total of 3,671 surface parking spaces are proposed which is 1,214 more than the number required; a 
reduction in proposed spaces would be in keeping with regional multi-modal and environmental policies.  
 
General Comments 
 
The Atlanta Region’s Plan, developed by ARC in close coordination with partner local governments, is 
intended to broadly guide regional development in the 12-county metro region to ensure that required 
infrastructure and resources are in place to support continued economic development and prosperity. The 
Plan assigns a relevant growth management category designation to all areas in the region– Established 
Suburbs for this project - and provides accompanying growth policy recommendations which are detailed 
at the end of these comments. 
 
The proposed mix of uses is supportive of regional growth, placemaking and multi-modal transportation 
policies.  However the location of the office uses seems somewhat isolated from nearby commercial areas.  
The inclusion of a small amount of neighborhood retail offers the chance for project residents to reduce or 
shorten trips for daily necessities.  However, its proposed location is somewhat isolated from the multi-
family residential and office areas where the bulk of the customers would be drawn from.  Ideally the retail 
could be located next to the office uses in walking distance of the multi-family buildings. 
 
Transportation and Mobility Comments 
 
ARC’s Transportation Access and Mobility Group comments will be provided in the Final Report. 
 
The project is projected to generate 9,582 daily new vehicular trips; a number of roadway improvements to 
mitigate the traffic impact are proposed. 
 
The inclusion of a multi-use trail is supportive of regional multi-modal transportation policies.The final 
layout of the trail should be carefully studied to provided optimal multi-modal transportation connectivity 
within the site and to any external trail connections. 
 
Care should be taken to ensure that the development, as constructed, promotes an interconnected, 
functional, clearly marked and comfortable pedestrian experience on all driveways, paths, entrances, and 



 
 

 

parking areas.  To the maximum extent possible, new driveways and intersection corners where 
pedestrians will cross should be constructed with minimal curb radii to reduce speeds of turning vehicles 
and decrease crossing distances for pedestrians. 
 
No EV charging spaces appear to be provided; provision of adequate EV charging spaces would be 
supportive of regional EV infrastructure policies. 
 
A total of 3,671 surface parking spaces are proposed which is 1,214 more than the number required; a 
reduction in proposed spaces would be in keeping with regional multi-modal and environmental policies. 
 
ARC Natural Resources Group Comments 
 
ARC’s Natural Resources Group comments will be provided in the Final Report. 
 
Environmental Comments 
 
A total of 89 acres of forested floodplain  and stream buffer area associated with Reeves Creek is proposed 
to be retained.  Additional retention of these areas would be desirable and in keeping with regional goals 
regarding carbon sequestration and climate change/heat island effect mitigation. Designation of this area 
as managed open/conservation space could meaningfully reduce the overall impact of the project.  There 
may be potential opportunities for linking these fragmented undeveloped areas with adjacent undeveloped 
or protected areas to ensure their maintenance and potential use for recreation or habitat preservation. 
 
Incorporation of green stormwater and heat island mitigation designs for the large number of surface car 
parking spaces proposed would be supportive of regional environmental policies. 
 
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., pervious pavers, rain 
gardens, vegetated swales, etc., in parking areas and site driveways, and as part of any improvements to 
site frontages. 
 
Atlanta Region’s Plan Growth Policy Considerations: Established Suburbs  
 
According to the Atlanta Region’s Plan, Established Suburbs are areas where suburban development has 
occurred and are characterized by single-family subdivisions, commercial development, and office, 
industrial and multi-family development. These areas represent the part of the region that has recently 
reached “build-out.” With few remaining large parcels for additional development, these are the areas in 
which the region may see the least amount of land-use change outside of retail and commercial areas. 
While there is still room for limited infill development, these areas will begin to focus more on 
redevelopment over the next 30 years.  
 



 
 

 

Preservation of existing single-family neighborhoods is important, and wholesale change will most likely 
not occur in the single-family subdivisions that make up a majority of these areas. However, infill and 
redevelopment will occur in areas of retail/commercial concentrations, especially commercial corridors. 
With its provision of a variety of housing options and preservation of floodplain and stream buffer areas, 
the project aligns with The Atlanta Region's Plan's recommendations for Established Suburbs.  Minor 
revisions to the mix and location of uses and a reduction in the number of surface parking spaces could 
further improve the project.  City of Stockbridge leadership and staff, along with the applicant team, should 
collaborate closely to ensure maximum sensitivity to nearby local governments, neighborhoods, land uses 
and natural systems.   
 
 
 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 
ATLANTA REGIONAL COMMISSION     GEORGIA DEPARTMENT OF NATURAL RESOURCE  GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS          
GEORGIA DEPARTMENT OF TRANSPORTATION  GEORGIA REGIONAL TRANSPORTATION AUTHORITY  GEORGIA SOIL AND WATER CONSERVATION COMMISSION

  
GEORGIA ENVIRONMENTAL FINANCE AUTHORITY GEORGIA CONSERVANCY  CLAYTON COUNTY  
HENRY COUNTY CITY OF STOCKBRIDGE  CITY OF MORROW 
CITY OF MCDONOUGH  CITY OF JONESBORO     
 
 

For questions, please contact Donald Shockey at (470) 378-1531 or dshockey@atlantaregional.org. This 
finding will be published to the ARC review website located at http://atlantaregional.org/plan-reviews.  

 
 

mailto:dshockey@atlantaregional.org
http://atlantaregional.org/plan-reviews
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OFFICE BUILDINGS (41,000 SF)
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173 SPACES PROVIDED

ENTRY
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CALL
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AREA

340 MULTI-FAMILY UNITS
595 SPACES REQUIRED @ 1.75 SP/UNIT
602 SPACES @ 1.77 SP/UNIT
TO BE PROVIDED

LEASING
OFFICE/

CLUBHOUSE

NORTH TRACT:
(113) 42' x 120' SINGLE FAMILY LOTS
226 SPACES REQUIRED @ 2.0 SP/UNIT
452 SPACES (2 GARAGE + 2 DRIVEWAY
SPACES) TO BE PROVIDED

NORTH TRACT:
(86) 52' x 120' SINGLE FAMILY LOTS

172 SPACES REQUIRED @ 2.0 SP/UNIT
344 SPACES (2 GARAGE + 2 DRIVEWAY

SPACES) TO BE PROVIDED

FULL ACCESS
ENTRANCE/EXIT

OPEN
SPACE

NORTH TRACT:
(59) 62' x 120' SINGLE FAMILY LOTS
118 SPACES REQUIRED @ 2.0 SP/UNIT
236 SPACES (2 GARAGE + 2 DRIVEWAY SPACES)
TO BE PROVIDED

STORMWATER
FACILITY

CABANA
AMENITY/POOL

POCKET
PARK

LINEAR
GREEN SPACE

(191) 24' X 50' FRONT LOAD TOWNHOMES
382 SPACES REQUIRED @ 2.0 SP/UNIT
764 SPACES (2 GARAGE + 2 DRIVEWAY
SPACES) TO BE PROVIDED

POCKET
PARK

MASTER
AMENITY

AREA POCKET
PARK

OPEN
SPACE POCKET

PARK

EXISTING DRIVE TO BE
RELOCATED FOR
ACCESS TO INTERNAL
PARCELS
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RELOCATED FOR
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PARCELS

TRACT NOT
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TO BE PROVIDED
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NORTH TRACT:
(70) 52' x 120' SINGLE FAMILY LOTS

140 SPACES REQUIRED @ 2.0 SP/UNIT
280 SPACES (2 GARAGE + 2 DRIVEWAY

SPACES) TO BE PROVIDED

TOWNHOME
AMENITY

AREA

5' CONCRETE SIDEWALK ALONG
STREET FRONTAGE, TO BE PLACED
MIN. OF 8' OFF EDGE OF TRAVEL LANE

8' CROSSWALK TO TIE INTO
EXISTING REVEES CREEK
MULTI-USE TRAIL

8' MULTI-USE TRAIL TO TIE INTO
5' CONCRETE SIDEWALK

5' CONCRETE SIDEWALK ALONG
STREET FRONTAGE, TO BE PLACED
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8' REEVES CREEK MULTI-USE TRAIL
TO END HERE

NEIGHBORHOOD RETAIL
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BIKE
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OPEN
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Knowwhat'sbelow.
Callbefore you dig.

www.Georgia811.com G1FEMA FIRM MAP
NOT TO SCALE

24 HOUR CONTACT:
MICHAEL NEYHART

N

SITE LOCATION MAP
NOT TO SCALE

SITE LOCATION

SITE DATA:

TOTAL SITE AREA 278.351 ACRES

100 YR. FLOODPLAIN & PROPOSED R/W AREA 87.92 ACRES

NET SITE AREA 190.431 ACRES

ZONING

EXISTING ZONING RA

PROPOSED ZONING PUD - PLANNED UNIT DEVELOPMENT

ZONING JURISDICTION ANNEXED TO CITY OF STOCKBRIDGE

DISTANCE BETWEEN BUILDINGS SIDE TO SIDE: 15 FEET MIN

FRONT TO FRONT/BACK TO BACK: 40 FEET MIN

DETACHED SINGLE FAMILY SETBACKS

FRONT YARD SETBACK 20 FEET

CORNER SIDE YARD SETBACK 10 FEET

INTERIOR SIDE YARD SETBACK 5 FEET (MIN. 10 FEET BETWEEN STRUCTURES)

REAR YARD SETBACK 20 FEET

SCREENING BUFFER AGAINST R DISTRICT 50 FEET

DEVELOPMENT STANDARDS

DETACHED SINGLE FAMILY PROVIDED

42' X 120' LOTS= 113 LOTS

52' X 120' LOTS= 156 LOTS

62' X 120' LOTS= 59 LOTS

TOTAL= 328 LOTS

SENIOR LIVING UNITS PROVIDED
(2) 3/4-SPLIT INDEPENDENT UNITS= 182 UNITS

TOTAL SENIOR LIVING UNITS= 182 UNITS

TOWNHOME UNITS PROVIDED 24' X 50' FRONT LOAD TOWNS= 191 UNITS

MULIT-FAMILY UNITS PROVIDED MUTI-FAMLY UNITS= 340 UNITS

MUTI-FAMLY UNITS= 306 UNITS

TOTAL MULTI-FAMILY UNITS= 646 UNITS

TOTAL RESIDENTIAL UNITS PROVIDED 1,347 UNITS

TOTAL NET SITE DENSITY PROVIDED 7.07 DUA (1,347 UNITS/ 190.431 ACRES)

TOTAL GROSS DENSITY PROVIDED 4.84 DUA (1,347 UNITS/ 278.351 ACRES)

NEIGHBORHOOD RETAIL SF PROVIDED 5,000 SF

OFFICE / LIGHT INDUSTRIAL PROVIDED 41,000 SF

TOTAL COMMERCIAL PROVIDED 46,000 SF

OPEN SPACE CALCULATIONS

MIN. OPEN SPACE REQUIRED 20%  (55.68 ACRES)

OPEN SPACE PROVIDED 25.6% (71.23 ACRES) (INCLUDING FLOODPLAIN)

TOWNHOME SETBACK REQUIREMENTS FRONT - LOADED REAR - LOADED

FRONT YARD SETBACK MIN: 15 FEET MIN: 5 FEET

REAR YARD SETBACK MIN: 10 FEET MIN: 10 FEET

SIDE YARD MIN: 5 FEET MIN: 5 FEET

SITE LOCATION

SINGLE FAMILY LOTS:
42' X 120' DETACHED LOTS
52' X 120' DETACHED LOTS
62' X 120' DETACHED LOTS
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VISTA REALTY PARTNERS

DRI# 3799
REEVES CREEK II
A MASTER PLANNED RESIDENTIAL

MIXED-USE DEVELOPMENT

630 FLIPPEN ROAD
STOCKBRIDGE, GEORGIA 30281

CITY OF STOCKBRIDGE/
HENRY COUNTY JURISDICTION

THIS SEAL IS ONLY VALID IF COUNTER SIGNED
AND DATED WITH AN ORIGINAL SIGNATURE.

GSWCC LEVEL II DESIGN PROFESSIONAL
CERTIFICATION # 0000059389 EXP. 10/28/2024

MUNICIPALITY PROJECT #

PARKING REQUIREMENTS

MIN. SENIOR LIVING PARKING REQUIRED 228 SPACES (1.25 SP/DWELLING UNIT)

SENIOR LIVING PARKING PROVIDED 250 SPACES (1.37 SP/DWELLING UNIT)

MIN. TOWNHOME PARKING REQUIRED 382 SPACES (2.0 SP/DWELLING UNIT)

TOWNHOME PARKING PROVIDED 764 SPACES (2 GARAGE + 2 DRIVEWAY)

MIN. MULTIFAMILY PARKING REQUIRED 1,130 SPACES (1.75 SP/DWELLING UNIT)

MULTIFAMILY PARKING PROVIDED 1,135 SPACES (1.75 SP/DWELLING UNIT)

MIN. SINGLE FAMILY PARKING REQUIRED 656 SPACES (2.0 SP/DWELLING UNIT)

MIN. SINGLE FAMILY PARKING PROVIDED 1,312 SPACES (2 GARAGE + 2 DRIVEWAY)

TOTAL RESIDENTIAL PARKING REQUIRED 2,396 SPACES

TOTAL RESIDENTIAL PARKING PROVIDED 3,461 SPACES

1 10/25/2022 SL REVISIONS PER STAFF COMMENTS

AND SOLUTION TO NORTH ACCESS

SITE CONSULTANTS:
TRAFFIC ENGINEER

A & R ENGINEERING
ABDUL AMER
2160 KINGSTON COURT, SUITE O
MARIETTA, GEORGIA 30067
PHONE: (770) 690-9255

CIVIL ENGINEER/ SITE PLANNER

PLANNERS & ENGINEERS COLLABORATIVE
KENNETH WOOD
350 RESEARCH COURT
PEACHTREE CORNERS, GEORGIA 30092
PHONE: (770) 451-2741

OWNER/ DEVELOPER CONTACT

VISTA REALTY PARTNERS
MICHAEL NEYHART
2964 PEACHTREE ROAD, SUITE 585
ATLANTA, GEORGIA 30305
PHONE: (404) 835-5778

LEGEND:

STOPEx. EXISTING SIGNED APPROACH

EXISTING LANE GEOMETRY

EXISTING TRAFFIC SIGNALEx.

PROPOSED SIGNED APPROACH

PROPOSED LANE GEOMETRY

ACCESS DRIVEWAY*

STOP

PROPOSED TRAFFIC SIGNAL

2 2/2/2023 SL GRTA Updates and Site Plan Changes
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