
DATE: January 5, 2025 

TO: Mayor Derek Norton, City of Smyrna 
ATTN TO: Joey Staubes, Planner II, City of Smyrna 
RE: Development of Regional Impact Review  
FROM:  Mike Alexander, COO, Atlanta Regional Commission 

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: 2024 South Spring DRI 4259 
Submitting Local Government: City of Smyrna 
Date Opened: January 5, 2024    Comments: January 19, 2025 Date to Close: January 5, 2025 

Description: A DRI review of a proposal to construct a mixed-use project with 650 multi-family units, 175,000 
SF of commercial space, 200,000 SF of office space, 250 hotel roomsas well as a public plaza and park on 
an 8.7-acre previously-developed site on Spring Road between Cumberland Blvd and US Highway 41 in the 
City of Smyrna in Cobb County. 

PRELIMINARY COMMENTS: 

Key Comments 

The project is well aligned with Regional Center growth policies and recommendations which call note: 
“housing options should be expanded within their boundaries…support efforts to transform these areas into 
highly accessible mixed-use urban hubs…. adaptive reuse of existing buildings…need for additional usable 
parks and greenspace close to residents, including amenities such as trails and sidewalks.” 

The project’s mix of residential, office, commercial and hospitality uses, and its reuse of a previously 
developed site, are strongly supportive of regional growth, transportation, and placemaking policies. 

The project is expected to generate a total of 10,357 daily new vehicular trips; a number of roadway 
improvements are proposed to mitigate the impact of these trips. 



 
 

 

A total of 1,700 parking spaces - almost 50% less than would otherwise be required are proposed which 
almost 50% less than would otherwise be required which is in keeping with regional multi-modal 
transportation policies. 
 
No bicycle parking spaces or EV charging spaces appear to be proposed; inclusion of a generous amount of 
both would be strongly supportive of regional EV infrastructure and multi-modal transportation 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 with accompanying policy 
recommendations to all areas in the region.  This DRI site is designated Regional Center; corresponding policy 
recommendations are provided at the end of these comments.  
 
Transportation and Mobility Comments 
 
ARC’s Transportation Access and Mobility Group comments will be provided in the Final Report. 
 
The project is expected to generate a total of 10,357  new vehicular trips.  A number of improvements are 
identified to reduce the impact of these new trips on surrounding roadways.  
 
A total of 1,700 parking spaces are proposed which almost 50% less than would otherwise be required which 
is in keeping with regional multi-modal transportation policies. 
 
No bicycle parking spaces or EV charging spaces appear to be proposed; inclusion of a generous amount of 
both would be strongly supportive of regional EV infrastructure and multi-modal transportation policies. 
 
Care should be taken to ensure that the development promotes an interconnected, functional, clearly marked 
and comfortable pedestrian experience on all streets, 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. 
 
ARC Natural Resource Group Comments 
 
ARC’s Natural Resources Group comments will be provided in the Final Report. 
 
Other Environmental Comments 
 
The re-use of the previously developed low-density buildings surrounded by surface parking is supportive 
of regional stormwater and redevelopment goals.  Ensuring maximum tree canopy in the remaining  open 



areas and utilizing green infrastructure to the greatest extent possible would advance regional goals 
regarding heat island effect mitigation. 

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. 

Unified Growth Policy Considerations: Regional Center 

According the Atlanta Region’s Plan, Regional Centers reflect concentrated uses that have generally 
defined boundaries and typically included areas of concentrated employment. People travel from around 
the region to these centers for employment, shopping, and entertainment. These centers should be 
connected to the regional transportation network with existing or planned high-capacity transit service. In 
most cases, these centers have a jobs-housing imbalance, so housing options should be expanded 
within their boundaries, especially around existing or planned transit. 

Some Regional Centers could also be considered “Edge Cities,” developed in a suburban, auto-oriented way. 
They have limited multi-modal transportation options and are challenged by increasing congestion. 
Local plans and policies should support efforts to transform these areas into highly accessible mixed-use 
urban hubs.  

The demand for infill development, redevelopment, and adaptive reuse of existing buildings in this area 
needs to be balanced with the preservation of existing residential neighborhoods, as well as the need 
for additional usable parks and greenspace close to residents, including amenities such as trails and 
sidewalks. The intensity and land use of this proposed project strongly aligns with The Atlanta 
Region's Plan's recommendations for Regional Centers.  The project’s reuse of an existing site and 
provision of substantial new housing along with a mix of commercial, office and hospitality uses directly 
respond to Regional Center policy recommendations. City of Smyrna staff and leadership, along with 
the applicant team, should collaborate closely to ensure maximum sensitivity to the needs of nearby 
local governments, stakeholders, 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 

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
DonaldS
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������>��	���?@AB�CDEF�AB�GD�HI�JDFKLIGIM�HN�G@I�JAGN�DE�JDOPGN�QDRIEPFIPG�GD�KEDRAMI�HSBAJ�KEDTIJG�APCDEFSGADP�G@SG�UALL�SLLDU�G@I�VWX�GD�MIGIEFAPI�ACG@I�KEDTIJG�SKKISEB�GD�FIIG�DE�IYJIIM�SKKLAJSHLI�WVZ�G@EIB@DLMB[�VICIE�GD�HDG@�G@I�\]̂_̀�abc�de_�f\g�hcbi_̀ �̀SPM�G@I�f\g�jk_c̀�lmnjec_̀eb̂ǹ�CDE�FDEI�APCDEFSGADP[ 4�����;���>����	�����>��	���oOHFAGGAPQ�pDJSL�qDRIEPFIPGroFNEPS �ZPMARAMOSL�JDFKLIGAPQ�CDEFrsDIN�oGSOHIB?ILIK@DPIrtuvwtxywzxzz{wFSALrTBGSOHIB|BFNEPSQS[QDR}~DGIr�?@I�LDJSL�QDRIEPFIPG�EIKEIBIPGSGARI�JDFKLIGAPQ�G@AB�CDEF�AB�EIBKDPBAHLI�CDE�G@I�SJJOESJN�DC�G@I�APCDEFSGADP�JDPGSAPIM�@IEIAP[�ZC�SKEDTIJG�AB�GD�HI�LDJSGIM�AP�FDEI�G@SP�DPI�TOEABMAJGADP�SPM��AP�GDGSL��G@I�KEDTIJG�FIIGB�DE�IYJIIMB�S�WVZ�G@EIB@DLM��G@I�LDJSL�QDRIEPFIPG�APU@AJ@�G@I�LSEQIBG�KDEGADP�DC�G@I�KEDTIJG�AB�GD�HI�LDJSGIM�AB�EIBKDPBAHLI�CDE�APAGASGAPQ�G@I�WVZ�EIRAIU�KEDJIBB[6>���
���6>����	�����>��	���~SFI�DC��EDKDBIM��EDTIJGroDOG@�oKEAPQpDJSGADP��oGEIIG��MMEIBB��q�oXDDEMAPSGIB��DE�pIQSL�pSPM�pDGWIBJEAKGADP�r����������������������������������������������������� �������¡��¢�� ���������£¤EAIC�WIBJEAKGADP�DC��EDTIJGr¥¦����§̈��©��������ª���«�����¬��§����©�����«�����������©§����«�©��­������®«�������̄�©¦�°±��«��©���©̄§�©̄§��©§���®«��������̄�©¦�� ±������²³�­©³�§­��§�����������������������©§���®«�������̄�©¦����������²³�­©³�§­�§­­���������±��¦§©����§§��³�¥¦����§̈��©�̄�������§�����«������«®�������́���������µ�����³��� ����©�«�©«�������µ�����������̄����®����§¬����³�¶·̧·¹º»¼·½¾�¿À»·Á�PDG�BILIJGIM� ÂDGILB ÃSBGIUSGIE�?EISGFIPG�ÄSJALAGAIBÅCCAJI ÆAYIM�ÇBI �IGEDLIOF�oGDESQI�ÄSJALAGAIBXDFFIEJASL �AEKDEGB ÃSGIE�oOKKLN�ZPGSÈIBÉVIBIERDAEBÃ@DLIBSLI�Ê�WABGEAHOGADP �GGESJGADPB�Ê�VIJEISGADPSL�ÄSJALAGAIB ZPGIEFDMSL�?IEFAPSLBÂDBKAGSLB�SPM�ÂISLG@�XSEI�ÄSJALAGAIB �DBGwoIJDPMSEN�oJ@DDLB ?EOJÈ�oGDKBÂDOBAPQ ÃSBGI�ÂSPMLAPQ�ÄSJALAGAIB �PN�DG@IE�MIRILDKFIPG�GNKIBZPMOBGEASL ËOSEEAIB���BK@SLG�Ê�XIFIPG��LSPGB�ZC�DG@IE�MIRILDKFIPG�GNKI��MIBJEAHIr�EDTIJG�oAÌI��Í�DC�OPAGB��CLDDE�SEIS�IGJ[�rtzÎ�FOLGAwCSFALN�OPAGB��yuz�ÎÎÎ�BÏ[�CG[�DC�JDFFIEJASL��ÐÎÎ�ÎÎÎ�BÏ[�CG[�DC�DCCAJI��ÐzWIRILDKIErÐvÎÎ��EDKIEGAIB�ppXÆSALAPQ��MMEIBBryvz�ÄSEPUDEG@�pSPI�MMEIBB�Ðr� XAGNrVDBUILL� ���oGSGIr�q� ����ÑAKrxÎÎuz?ILIK@DPIrÒtÓwzÎÒwÐvÐÓ{FSALrBJDGGKDLAÈDR|QFSAL[JDF ��ZB�KEDKIEGN�DUPIE�MACCIEIPG�CEDFMIRILDKIEÉSKKLAJSPGÔ �PDG�BILIJGIM� ÕIB ~D�

yÉzÉÐz��ÐrÐÒ��Æ WVZ�ZPAGASL�ZPCDEFSGADP�ÄDEF

@GGKBrÉÉSKKB[MJS[QS[QDRÉWVZÉZPAGASLÄDEF[SBKYÔMEAAMÖÒÐzÓ yÉÐ



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

��������� !�� "��!#$� %&'((�'��!)*+"���,,- ����".��� !�!��/�� !0�)"��$"* �1�1!)+"�/�#*".*$��!2 �1!)+13!4� $5�$"6��02 *�/*)"*!$7�� 8$!"���1�)"�/9 :�� ;!����$!��*$�#.+"�+//*"*!$+1�02 *�/*)"*!$�*��".��� !0�)"�1!)+"�/7 ����".��)2  �$"�� !�!�+1�+)!$"*$2+"*!$�! ��<�+$�*!$�!��+� �4*!2��=&�7� 8$!"���1�)"�/9 :�� ;!���������� !4*/��".���!11!#*$3*$�! 5+"*!$%> !0�)"�;+5�%�?5� �!$�-�$"� �> !0�)"��=%�@ABC ��D.��*$*"*+1�+)"*!$�E�*$3� �F2��"�/�!�".��1!)+1�3!4� $5�$"��! �".*�� !0�)"% &�G!$*$3H+ *+$)�-!$$�)"�(�#� -!$$�)"�I+"� >� 5*"J".� �� ����".*��� !0�)"�+��.+���! ��+ "�!��+1+ 3� �!4� +11�� !0�)"7� 8$!"���1�)"�/9 :�� ;!���������#.+"��� )�$"�!��".��!4� +11� !0�)"�/!���".*��� !0�)"K�.+�� �� ���$"7 �?�"*5+"�/�> !0�)"�-!5�1�"*!$=+"��%D.*��� !0�)"K�.+��%�@L@MJ4� +11�� !0�)"%�@L@MNOPQ�RSTOUQV�UW�NXYZ[UUQT�\W]Z �������� �����������-+$)�1_̂̀a�bc�dce :!2�+ ��1!33�/�*$�"!�".���=&��I�E�*"��+��fghijklm�n����o����pq_rst�u_vvwcxy����o����zc�bc�{ee|}̀_b}crv�~}vb}rs

�K�K@���@%@C�>� =&���$*"*+1��$�! 5+"*!$��! 5

.""��%KK+���n/)+n3+n3!4K=&�K�$*"*+1�! 5n+��<7/ **/�C@�� @K@



����������	
����
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SITE ADDRESS:    2810 AND 2800 SPRING RD NE,
ATLANTA, GA 30339

PARCEL NO.: #170880030 & #17088000190
DRI NUMBER: #4259
EXISTING ZONING: CONDITIONAL MIXED USE (CMU)
PROPOSED ZONING: CONDITIONAL MIXED USE (CMU)

SITE ACREAGE: 8.7 ACRES
DISTURBED AREA: 9.0 ACRES

PROPOSED DENSITY RATIOS
GROSS FLOOR AREA: 1,270,000 SF

RESIDENTIAL 814,000 GSF
GROSS RESIDENTIAL DENSITY 75 UNITS/ACRE
FLOOR AREA RATIO 2.15

OFFICE/HOTEL 324,000 GSF
FLOOR AREA RATIO 0.85

COMMERCIAL 132,000 GSF
FLOOR AREA RATIO 0.35

NON-RESIDENTIAL FAR: 0.35
OVERALL FAR: 3.35

PARKING
REQUIRED: 3,038 SPACES
PROPOSED: 1,700 SPACES

BICYCLE, CAR/VANPOOL AND EV PARKING WILL BE PROVIDED TO MEET OR
EXCEED CITY OF SMYRNA CODE REQUIREMENTS.

SITE NOTES

PROJECT CONTACTS

VICINITY MAP

APPLICANT:                 RASS ASSOCIATES, LLC
                                                              6850 TPC DRIVE

MCKINNEY, TX 75070
CONTACT: SCOTT POLIKOV
EMAIL: SCOTTPOLIKOV@GMAIL.COM

TRAFFIC CONSULTANT: KIMLEY-HORN AND ASSOCIATES, INC.
1200 PEACHTREE STREET NE
SUITE 800
ATLANTA, GA 30309
CONTACT: ANA EISENMAN, P.E.
PHONE: 404.201.6155

CIVIL ENGINEER: KIMLEY-HORN AND ASSOCIATES, INC.
1200 PEACHTREE STREET NE
SUITE 800
ATLANTA, GA 30309
CONTACT: HARRISON AIKEN, P.E.
PHONE: 404.419.8700

PR
O
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C

T

PROPOSED LAND USES AND DENSITIES

LAND USE DENSITY
RESIDENTIAL 650 UNITS
OFFICE 200,000 GSF
COMMERCIAL 175,000 GSF
HOTEL 250 KEYS
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SITE ADDRESS:    2810 AND 2800 SPRING RD NE,
ATLANTA, GA 30339

PARCEL NO.: #170880030 & #17088000190
DRI NUMBER: #4259
EXISTING ZONING: CONDITIONAL MIXED USE (CMU)
PROPOSED ZONING: CONDITIONAL MIXED USE (CMU)

SITE ACREAGE: 8.7 ACRES
DISTURBED AREA: 9.0 ACRES

PROPOSED DENSITY RATIOS
GROSS FLOOR AREA: 1,270,000 SF

RESIDENTIAL 814,000 GSF
GROSS RESIDENTIAL DENSITY 75 UNITS/ACRE
FLOOR AREA RATIO 2.15

OFFICE/HOTEL 324,000 GSF
FLOOR AREA RATIO 0.85

COMMERCIAL 132,000 GSF
FLOOR AREA RATIO 0.35

NON-RESIDENTIAL FAR: 0.35
OVERALL FAR: 3.35

PARKING
REQUIRED: 3,038 SPACES
PROPOSED: 1,700 SPACES

BICYCLE, CAR/VANPOOL AND EV PARKING WILL BE PROVIDED TO MEET OR
EXCEED CITY OF SMYRNA CODE REQUIREMENTS.

SITE NOTES

PROJECT CONTACTS

VICINITY MAP

TRAFFIC CONSULTANT: KIMLEY-HORN AND ASSOCIATES, INC.
1200 PEACHTREE STREET NE
SUITE 800
ATLANTA, GA 30309
CONTACT: ANA EISENMAN, P.E.
PHONE: 404.201.6155

CIVIL ENGINEER: KIMLEY-HORN AND ASSOCIATES, INC.
1200 PEACHTREE STREET NE
SUITE 800
ATLANTA, GA 30309
CONTACT: HARRISON AIKEN, P.E.
PHONE: 404.419.8700
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PROPOSED LAND USES AND DENSITIES

LAND USE DENSITY
RESIDENTIAL 650 UNITS
OFFICE 200,000 GSF
COMMERCIAL 175,000 GSF
HOTEL 250 KEYS
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APPLICANT:                 RASS ASSOCIATES, LLC
                                                              6850 TPC DRIVE

MCKINNEY, TX 75070
CONTACT: SCOTT POLIKOV
EMAIL: SCOTTPOLIKOV@GMAIL.COM
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