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BoaAarD OF COMMISSIONERS

100 Cherokee Street, Suite 300
Marictta, Geargia 30090-9680 Bl” Byrne

Phone: (770) 528-3300  Fax: (770 528-2606 CHAIRMAN

August 1, 1997

Ms. Beverly Rhea, Review Coordinator
Atlanta Regional Commission

200 Northcreek, Suite 300

3715 Northside Parkway

Atlanta, Georgia 30327-2809

SUBJECT: Development of Regional Impact (DRI) - Pulie Kennesaw Subdivision
City of Kennesaw, Cobb County, Georgia

Dear Ms. Rhea:

Thank you for the opportunity to comment on the Pulte Kennesaw Subdivision DRI. After
carefully reviewing the City of Kennesaw's Request for Review and a copy of the Atlanta
Regional Commission’s (ARC) preliminary report, we offer the following commenis for your
consideration:

Planning and Zoning

v The subject property is presently zoned Planned Residential Development (PRD) and R-
20 (Cobb County) and designated for low density residential use (1-2.5 DUA) on the
County’s Future Land Use Map (FLUM). Based on the current future land use
designation, we estimate that the development of this property could result in the
construction of approximately 174 to 434 dwelling units if the maximum allowable
-densitics were achieved. This estimate is based on the County’s current policy of
excluding wetlands and flood plain areas from residential density calculations. The total

- number of dwelling units proposed represents a 51 percent increase or approximately 222
more units than what would be permitted if the property was being developed in
accordance with County guidelines. .
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According to the information reviewed the gross density of the proposed project would
be 3.5 DUA. However, when you apply the County’s policy of excluding flood plain
and wetland areas (approximately 13.3 acres) from the residential density calculations the
density increases to 3.77. We fee] the County’s policy of excluding flood plain and
wetlands from residential density calculations is an important factor in preserving
environmentally sensitive areas but also is a means for controlling residential growth.
This is of particular concern in the North Planning Area of Cobb County where recent
annexations and rezonings have been somewhat inconsistent with the County’s adopted
Fuwre Land Use Map, These inconsistencies have had a significant impact on the

- County’s ability to properly plan for the infrastructure needs (i.¢., water and sewer) of
this area. In fact, the County has stated on Page 147 of its Comprehensive Plan that
within the next 5 years, it will be very important to prepare land development guidelines
and boundarics, which all parties can implement. We believe this type of arrangement
with our municipal neighbors is precisely what is called for in House Bill 489 on Local
Government Service Delivery Strategy and we are looking forward to beginning these
discussions. The significance of these issues has also bees communicated in previous
correspondence to the City of Kennesaw in a letter dated November 13, 1996 involving
comments on their draft comprehensive plan (Attachment A).

. The City states on its DRI Request for Review that the proposed development is
consistent with its comprehensive plan. The County would ask what criteria is being
used to determine this consistency? ‘This property would not be subject 10 any future
land use classifications imposed by the City until such time as the proposed annexation
becomes effective and the City properly amends its Future Land Use Map to include the
recently annexed property. Furthermore, we understand that the final draft
comprehensive plan recemly submitted by the City of Kennesaw to ARC still does not
meet minimum standards. 1In light of these issues, we feel it would be premature to
conclude that this project is consistent with the City’s comprehensive plan.

> According to the information reviewed by our staff the applicant is proposing residential
lots that would range from 4,000 to 7,700 square feet in size with some being larger,
The County’s Planned Residential Development zoning classification requires a minimum
lot size of 8,400 square fcet. In addition, the County’s PRD zoning requirements also
mandate a minimum open space requirement of 1,000 square feet per lot, The proposed
reviewed by our staff indicates that only 550 square feet will be provided per lot.

Community Facilities/Infrastructure

. We anticipate that sewer flows generated from this property would flow to the Proctor
Creek Interceptor and ‘then to the Northwest Water Reclamation Facility (NWWRF). At
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buildout we would anticipate a flow of approximately 0.26 MGD. The Cobb County
Water System (CCWS) is presently upgrading the capacity of the NWWRF.

There is an existing G-inch water main on Ol 41 Highway. We would have some
scrious concerns regarding the existing water main's ability to supply adequate domestic,
and fire protection flows. The developer should be advised that they may have to
upgrade this water main in order 16 meet the Wwater distribution requiremnents created by
this proposal,

. Strict adherence to the Georgia Erosion and Sedimentation Control Act is vital to stop
sediment damage to Proctor Creek which flows into Lake Acworth. The appropriate
buffers adjacent to the waterways should be determined with extreme care. Compliance
with the minimum buffer standards may not be sufficient to protect what have been and
will continue to be highly valued natural resources (i.e., Proctor Creek and Lake
Acworth).

* The Cobb County Department of Transportation has reviewed this development proposal,
Their comments and recommendations are provided in Attachment B.

. Cobb County Public Schools has also reviewed the proposed development. A summary
of their comments are provided in Attachment C.

General Comments - Points of Clarification

. There are numerous references throughout the information reviewed by our staff which
indicate that the subject property is "partly" in the City of Kennesaw. Our records show
that no portion of the subject property is located within the City of Kennesaw at this
time. In fact, it would appear the project site is entirely within unincotporated Cobb
County,

. Point of Clarification - The impact statement makes reference to the subject parcel being
located in a fast growing area with overlapping jurisdictions of Cobb County, City of
Kennesaw, and City of Acworth. We would simply question the accurateness of this
statemnent when the City of Acworth presently has no contro{ or interests in the future use
of this property at this time.

. Point of Clarification - The impact statement also implies that the recreational amenities
which are to be a part of the development proposal will be available to the general public
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and would relieve the City from having to buitd similar amenities in the future. As best,
this would be a very unusual arrangement since these amenities would be paid for with
private dollars and at its worst, this statement would be somewhat misleading.
Turthermore, it is unlikely that the future homeowners in this subdivision would want to
share their recreation amenities with the general public without them having to share in
the liability insurance and operation/maintenance costs. We know of no examples here
in Cobb County where this type of arrangement has been proposed and successfully
implemented.

. Package of information reviewed by our staff did not include a preliminary site plan.
Thercfore, some of our comments and recommendations wifl be very general in nature.

. As of the writing of this letter, the County has not been notified of the proposed
annexation. According 10 state law we must be given written notice of a pending
anncxation within five business days of accepting an application for annexation
(0.C.G.A. Chapter 36-36-6.). This notice must be sent by certified mail with a return
receipt requested (0.C.G.A. 36-36-9.).

We appreciate this opportunity 1o provide you with these comments duriné your DRI review
process. Please contact Mr, Michael Hughes at (770) 528-2199 or Mr. Rob Hosack at (770)
528-2191 if you have any additional questions or comments,

Sincerely,

William J. Byme;, Chaiamn

Cobb County Board of Commissioners
Attachments

cc:  Commission William Cooper
David Hankerson, County Manager
Roswell Story, Assistant County Manager
Sam Young, Assistant County Manager
Robert Harrison, Community Development Director
Rob Hosack, Planning Division Manager
Dan Dobry, Deputy Director DOT
Steve McCullers, Director of Engineering CCWS
Michael Hughes, Intergovernmental Coordinator
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November 13, 1996 ’

Beverly Rhea

Review Coordinator

Atlanta Regional Commission
3715 Northside Parkway

200 Northeresk, Sujte 300
Atlanta, Georgia 30327

Dear Ms. Rhea:

Thank you for the Opportunity to comment op the Kennesaw Comprehensive Plag Updare,
On behalf of Cobb County, I present the following:

Economie Deve!ogmenc

1

Point_ of Clarification - Census tract 302,05 does not contain the City of Ke

Land Use - Sgecific

W

anesaw,

Point of Clarification - West Cobb is not being developed at higher densities than Fast
Cobb. Statements such as "West Cobb is being developed at higher densities than East
Cobb and in many instances js being developed ar the same densitv as infill
development in East Cobb” (page 7 of draft land yse element submiteed) are inaccurate.

FPoint of Clarification - The teyr makes several references 1o Regional Activiry Centers;

however, there are none shown (including legend of map) on the Future Land Use
Map,

# Page 4 of the draft land use element submitted states that "As the physical boundaries
of Keanesaw grow, the north will have high density residentia] and activiry centers, to
the west and northwest will be medium and low density residentis] and to the south,
industrial comparible and regional and communiry activity centers wilj predominate.”
This seems to coneradict an assessment made on page 2 of the drak land use element
which stares, "L jtrle land zoned for light industry will remain undeveloped once the
current wave of construction is compleze, but the lack of Jand w{[] not harm the ciry

in the short term, Keanesaw can gain additional land through annexation or rezoning

AUG 1, 1957 18:B3AM .#539 P.26
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if the need arises, Much of the land to the north of the city has been designated a5
Induszrial Comparible by Cobb County, for instance.* Cobb County has, in jts owq
plan update, identified thar there could be 5 shorage of indussrial land by 2015. The
county would be very concerned jf this land were converted to high density residentj,)
via annexation. The preceding Paragraph also indicates another potential Jand use
conflicz, Adjoining county Property to the west agd northwest of the city is
recommended via the counry’s adopred future lagd yse map as low density residential
The city has indicared the potential for medium density residenial.

The county’s updated plan identified a portential land use copflict in and around the
Legacy Park subdivision which is referenced in the land use element of this drafr. Thie

draft does not APpear To contain any actions op the city’s behalf to mitigate the

conflict. As stared in the county’s plan, prior to annexation, this Property and al]
surrounding property was zoned and recommended via the future land use map for
industrial and commercia] uses. This scenario may also apply to the conflicy berween

.

the private schoo] and the concrete mixing plant referenced on page 6 of the land yse
element.

The draft Future Land Use Map did not indicare Jand uses for a recently annexed parcel

rezoned for multifamily use (referenced on Page 13 of land use element - 43 acre tract
in land lot 206),

~%  Land Use . Generl

We fee! the city has done an excellenr job ip Preparing their future fand use map with
respect to compatibility with adjacent county property, The county does have 3
concern, however, with future land use for annexed properties. There are several
references in the draft thar "the city intends to aggressively annex properties.”" In some

Instances that appears 1o be how the city will deal with any shortages or problems, etc.

Cobb County is not opposed to municipal annexation. Cobb County is concerned
abour adequate infrastrucrure and future service provisions as 1t relates to annexatiog,
Page 8 of the draft land use element states, "Some areas are growing so fast it may take
several years to provide adequate service, but thar }s frequently beyond Keanesaw’s
control. For example, most road funding comes from federal and state sources and the
fastest growing Parts of the city are outside Kennesaw’s wager boundary, as mentioned
in the Community Facilities Elemenr.* This statement mirrors the county’s concerns
which were outlined in our comprehensive updare. Via our approved short term work
Program, we will atrempr to: '

1) Execute intergovernmental agreements with all municipaliries which establish
cevelopment guidelines and boundaries with Fespect to sewer service capacity.

2) Prepare a buildout scenario (including projects approved/permitted but not yer
built) for the Northwest Plant basin to determine capacity and make land use
amendments as necessary. '

AUG 1, 1997 16:04RAM J_i_S_I?_B_ﬁF’.'?
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3) Execute intergovernmental agreements with

all the municipalitjes which
coordinate any annexation witl, adequate publ;

¢ safery delivery,

4) Execute intergovernmental agreements with all Cobb Counzy munticipalities to
facilitate the sharing of municipal annexatjon and [and development data with
Cobb County Public Schools for school Planning purposes,
We would request thar the city include these 4 rasks their shor rer
(Possibly in conjunction witl; work program tasks - Ongoing & 1
long term annexation,)

m work program.
997 - dealing with

Policies and Actions

%

Thanks again for this Opportunity to comment. If there are any questions or

Cobb County is not pursuing the implementatjog ofa Geographic Informarion System
at this time.

We would request involvement in any project or acrion thar concer

ns$ or involves the
Cobb County Airporr.

issues which we

can assist the city, please feel free to have them contact Rob Hosack (528-2191) or Michael
Hughes (528-2199) with our Planning Division,.

Sincerely,

/’J‘”"&‘éﬁ%‘"
William J. Bvrne f\d
Cha:

hairman

WJB:RLH:rm

cc

Commissioner Bill Cooper
David Hankerson

Rob Hosack

Michael Hughes
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FROM: OMNIFAX TO: ALIACHMENT B

TRAMBPORTATION COMNENTE PETITION NO, Rek7-24.97

DATLY TRIPS

Artrial

CoNMENTE 1

Old 41 Hwy is classified 48 an Arterial. According to the
available information, the existing right-of-way does not meat the
aininua requirements Lfor thls classirication.

The applicant will have to Verify that miniwum intergection sight
distance is available, 1t it is not, the applicant will have to
implemant remedial measures, subject to approval by the Departament,
te achieve the =minizmum requirements of 475¢ for each proposed
access at ite intersection with the Arteriaj.

A8 necesgitated by thig develcopmont for ingress/egress to the
Arterial a wminimum i150¢ acceleration and 15¢7 deceleration lane
will be required at each access location.

A dediceted left turn lane should be provided at each access
location for enhanced traffic safety and operations due to mix of
industrial and residentia} traffic on 0ld 41 mAwy.

Cobb DOT’s Pathway pProject tpecifically identified Proctor cresk as
a corridor., The Pathway Project has been initiated in an effort to
provide non-vehjcular access to various activity centaers acrose
Cobb County, encouraging pedestrian and alternative foras of
transportation and reduci the need for vehicular travel.
Consider conveying flood Plain ag public right of vay,
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AliavnmMENT B (cont'd)

RBCOMMENDATIONS ¢

Recommend applicant consider entering into a bDevelopment Agreement
pursuant to 0.0,.GC.A. §36-71~13 foxr dedication of the following
system improvements to mitigate traffic concerns: a) dopation of
right-of-way on the north side of 01d 41 Hwy a minimum of 50’ from
the roadway centerline b) conveyance of flood plain along Froctor
Craek

Applicant verify <¢hat minimum intersaction sight distance is
available and if it is not, implement remedial measures, subject to
the Department’s appreval, to achieve the minimus requirements of
4757,

Recommend 150¢' Deceleration and 1507 Acceleration lane for
ingress/egress from the Arterjal at each access locatjon.

Recompend dedicated left turn lane be providad at each acoess
location.

Recommend applicant ke required to meet all Cobb County Development

Standayds and ordinances related to the project improvesmants alony
- 01d 41 Rwy.

TOTAL F.O3
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ATTACHMENT C

RESIDENTIAL LAND REZONING IMPACT ANALYS1S
COBB COUNTY SCHOCL DI3TRICY
EDUCATIONAL LEADERSHIP DIVISION / PLANMING

JULY 24, 1897

REFERENCE NUMBER: ARC DEI REVIEA  PLANNING CCMMISSION HEARINZ:
JURISIITTION: CITY_OF KENNESAW BD OF COMMISSIOKNERS HEARING:

APPLICANT NAME:  PULTE HOME CORPORATICN

REPRESENTATIVE:  DOUG PULTE

PRESENT ZONING:  (P1. COB3 ©O,1 __  PROPOSED ZCNING: KENNESAW BUD=R _
HOUSING UNITS: €56 ~ HOUSING TYPE: SED  ACRES; 187,03
LAND DISTRICT: 20 LAND LOT(S}: 88,103,126 o
PROPERTY ACCESS: OLD BIGHWAY 42 . . . .

R J——

1997~38 PRCJECTED ENROLIMENTS AND CAPACITIES FCR $CHOCLS SERVING [EVELCEMENT:

NAMZ OF SCHOOL INSTRUCTIONAL UNITS RSSICNED ENROLLMEXT CAPACITY
CLASSROOMS f  ¥CUs TERCBERS {FTE (FTE}
ELEMENTARY
KENNESAW E.S.  **¢ 45 2 sa 857, ... 762
MILDhLE
AUTREY M.S. S .83 L EEl 1316 1262
HTIGH
NORTH COBB H.S. 44+ S B8 1L 124,5 217 1980

FUTIIRE, CTASSROOM CONSTRUCTION TC HE COMPLETED WITE 12%% BOND KEFERENDUM FUNDG-:

KENNESAW E.S.

AWTREY M.5.
... NONE

- e e e e e e I M e o o Ry ke m e o mmem o m i e kaa

NORTH CORE H.S.
GLASSROOM ADDITION TO_ INGRRASE CAPACITY 10 2249 BY AUG 03,

NOTES:

1. Mees™ INDICATES SCHOOL OPERATIMG AROVE GAPACTTY ANR USTNG PCUS.

2. "PCUs" DENOTES PORTARILE CLASSRCOM UNTTSA.

3. TFTE" DENOTRES GA/DOE ENROLLMENT UNITS OF FULL-TIME (STULENT! EQUIVALENTS.



