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REZONING APPLICATION ANALYSIS 

ZONING CASE #: Z2020-11 LEGISTAR: 20200143 

LANDOWNERS: Stephen Thompson 
1170 Longwood Dr. 
Marietta, GA 30008 

APPLICANT: Ali Ghadrdan 
2075 Fairport Way 
Marietta, GA 30062 

PROPERTY ADDRESS: 888 & 898 Powder Springs Street 

PARCEL DESCRIPTION: 17014100200 & 17014000190 

AREA: ~3.15 acres COUNCIL WARD:  2B 

EXISTING ZONING: R-2 (Single Family Residential – 2units/acre)

REQUEST:  PRD-SF (Planned Residential Development – Single Family) 

FUTURE LAND USE:  LDR (Low Density Residential) 

REASON FOR REQUEST:  The applicant is requesting the rezoning of the subject 
properties from R-2 to PRD-SF to develop a new residential community with eleven 
(11) detached single-family houses.

PLANNING COMMISSION HEARING:  Tuesday, May 5st, 2020 – 6:00 p.m. 

CITY COUNCIL HEARING:    Wednesday, May 13th, 2020 – 7:00 p.m. 
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PICTURES OF PROPERTY 

888 Powder Spring Street 

898 Powder Springs Street 
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Facing Powder Springs Street from Hickory Drive 

Facing Hickory Drive from Powder Springs Street 
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STAFF ANALYSIS 
Location Compatibility 

The applicant is requesting to rezone 888 & 898 Powder Springs Street, currently zoned R-2 
(Single Family Residential – 2 units/acre) to PRD-SF (Planned Residential Development – 
Single-Family). The properties – totaling 3.15-acres - are located at the corner of Powder 
Springs Street and Hickory Drive and within the City’s Commercial Corridor Overlay 
District - Tier B and Dobbins Air Reserve Base AICUZ Overlay District – Accident 
Potential Zone II (APZ-II). The surrounding properties are also zoned R-2 and within the 
Commercial Corridor Overlay District - Tier B. Despite the designation within the 
Commercial Corridor Overlay District, the site has always functioned as a residential 
property. The APZ-II is identified as the area with that has the least but measurable risk of 
accidents within the runway path from Dobbins ARB.  

Use Potential and Impacts 

The applicant is proposing to develop eleven (11) single family detached units within a 
3.15-acre tract, which will yield a density of 3.49 units/acre. A new private road would be 
constructed to provide access to the new homes off of Hickory Drive. The new development 
would include required open space, additional parking near the entrance, and a mail kiosk.  

The plan submitted is a general plan that is required with the rezoning application; and 
based on the information provided, the overall design of the subdivision appears to 
generally comply with the PRD-SF standards. The minimum lot size is approximately 5,400 
square feet and the minimum floor area is 1,800 square feet. The open space area is at 0.87 
acres, approximately 27.6% of the total site.  

The proposed homes will have two-stories and some units will include a basement. 
Although there were no elevations submitted, the applicant has indicated that the exterior 
facades will include four-sided brick and/or stone with hardy plank siding; and each home 
will have a patio in the rear. A detailed plan will be submitted for City Council approval 
prior to site development and will include a more detailed site plan, tree plan, and 
architectural elevations. 

The City’s Comprehensive Plan has designated the future land use for the property as Low 
Density Residential, LDR. LDR is appropriate for detached residential homes at a density 
up to four (4) units per acre. As compared to the surrounding communities, the proposed 
development would have a slightly higher density, which would be an appropriate transition 
between existing communities and a highly travelled thoroughfare. PRD-SF is listed as a 
compatible zoning and this proposal is supported by the City’s Comprehensive Plan.  



Department of Development Services 
205 Lawrence Street 
Marietta, Georgia 30060 
Rusty Roth, AICP, Director 

7 

Z2020-11 Powder Springs St 888 & 898.docx 03/27/2020 

Environmental Impacts 

The property is heavily wooded and would be significantly cleared during the development 
process. There is a pond on the adjacent property to the east that is protected by state and 
city buffers that extend into the rear portion of lots four (4) to eight (8). Since the lot was 
platted after 2006, the property would not be eligible for city stream buffer variances. There 
is also the potential for wetlands on the site.  

Economic Functionality 

This area of the city is highly desirable for residential use and is easily accessible. The 
current R-2 zoning would allow six (6) single family homes on 3.15 acres. 

Although the properties are shown as two (2) separate parcels, they were recently combined 
into one parcel known as 888 Powder Springs Street. Prior to the combination, 898 Powder 
Springs Street was a substandard lot created from an illegal subdivision years ago. 

Infrastructure 

The proposed new road into the subdivision would intersect with Hickory Drive and is 
shown to meet all standards for a local road in Section 730 of the zoning ordinance. 
Sidewalks are shown internally along one side of the development and would be required to 
continue along the Hickory Drive and Powder Springs Street frontages. 

The proposed new road intersects very close to the intersection of Hickory Drive and 
Powder Spring Street. The Public Works Department would require the developer to 
demonstrate adequate line of sight at the entrance and would also require a traffic study. 
Further, it has been noted that the stormwater outfall may be a challenge due to the 
topography of the site. 

The serving elementary school would be Hickory Hills. Currently, Hickory Hills is below 
capacity; however, the serving middle and high schools are above capacity. There is a 
projected number of five (5) students to be added from proposed development. 

Provision of water and sewer is not anticipated to be a problem. 

Overhead Electrical/Utilities 

There are overhead utilities along Powder Springs Street in front of the subject property. 
However, the applicant is proposing a 25-foot landscape buffer providing a safe distance 
between the overhead utilities and proposed buildings. 
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History of Property 

There are no variances, special land use permits or rezonings associated with the subject 
property. 

Other Issues 

Since single family residences are exempt from the Commercial Corridor Design Overlay 
District – Tier B standards and would not apply to the proposed development. However, the 
developer will be required to notify Dobbins ARB prior to development. 

PRD-SF is a site-specific zoning which requires a general plan for the rezoning application. 
However, at a later time the City Council will be required to review and approve the 
detailed plan, including site layout plan, tree plan, and architectural elevations, prior to 
construction.  

The following standards, which have historically been applied to all PRD-SF developments, 
are technically only applicable to attached dwelling neighborhoods. As a result, the 
following would not be required of this detached neighborhood, unless specifically 
stipulated: 

a) A mandatory homeowners association shall be created that will be responsible for the
upkeep and maintenance of all front yards and common areas including all fencing,
landscaping, amenities and buffers, and shall include architectural control oversights for
the development. Those projects containing ten (10) units or less, and considered
redevelopment, conversion or remodeling of existing units shall be exempt from this
requirement.
b) Materials to be used on exterior facades of all buildings shall include brick, stone, stucco
(not EFS type) or fiber-cement siding, or combinations of those materials. No vinyl,
aluminum or metallic siding may be used.
c) The townhouses shall be “for sale” only, and no more than five percent (5%) of all the
homes within the residential development shall be allowed to be renter occupied at any
time.
d) The development shall be constructed and governed in conformity with the requirements
of the Georgia Condominium Act (O.C.G.A. §44-3-70, et seq.). A Declaration of
Condominium shall be submitted and recorded in compliance of this act.
e) All townhouses shall have two-car garages, and the parking pads/driveway in front of the
garage shall be a minimum of 20 feet in length in order to accommodate two additional
cars. The garages shall be used for the parking and storage of vehicles and may not be
enclosed to provide for additional residential space. A recital of this requirement shall be
contained within the Covenants to ensure enforcement.
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f) A guest parking area shall be provided at a ratio of 0.2 spaces per dwelling unit.
g) The development shall comply with all recommendations from the City of Marietta Public
Works Department with respect to hydrology, stormwater management, downstream
considerations and any donation and/or conveyance of right-of-way that is deemed
necessary.
h) A 150-foot acceleration lane and a 150-foot deceleration lane with appropriate tapers
shall be constructed if required by the Public Works Department.
i) A recreation area shall be provided at a ratio of 1 acre per 50 units (or a proportional
percentage thereof) with a minimum of 10,000 square feet provided. Such area shall be
developed with at least one passive recreational feature, such as a walking trail, pavilion,
gazebo or picnic area, and at least one active recreational feature, such as a swimming
pool, playground or tennis courts. Active recreational areas must be outside of any
floodplain area and located in such a manner that at least 75% of the townhouses are
within 300 feet, as measured from the building footprints. Any recreation area, whether
passive or active, must be located in an area with a slope of less than 15%; however, all
recreation areas must meet ADA requirements for accessibility. Active recreational areas
must be improved through the use of terracing or other techniques to provide a usable area,
such that at least 25% of the entire recreational area shall have a slope of no greater than
3%.



:xtf;,,_,ietta
G E O R GIA 

Department of Development Services 
205 Lawrence Street 
Marietta, Georgia 30060 
Rusty Roth, AICP, Director 

ANALYSIS & CONCLUSION 

The applicant is requesting to rezone 888 & 898 Powder Springs Street, currently zoned 

R-2 to PRD-SF. These 3.15-acres are located at the corner of Powder Springs Street and
Hickory Drive. Surrounding properties contain single family detached homes that are also
zoned R-2.

The applicant is proposing to develop eleven (11) single family detached units within a 
3.15-acre tract, which will yield a density of approximately 3.49 units/acre. The proposed 
homes will have two-stories and some units will include a basement. Although there were 
no elevations submitted, the applicant has indicated that the exterior facades will include 
four-sided brick and/or stone with hardy plank siding; and each home will have a patio in 
the rear. A detailed plan will be submitted for City Council approval prior to site 
development and will include a more detailed site plan, tree plan, and architectural 
elevations. Otherwise, the overall design of the subdivision appears to generally comply 
with the PRD-SF standards. 

The property is heavily wooded and would be significantly cleared during the 
development process. There is a pond on the adjacent property to the east that is protected 
by state and city buffers that extend into the rear portion of lots four ( 4) to eight (8). 
There is also the potential for wetlands on the site. 

The proposed new road accesses Hickory Drive very close to the intersection of Hickory 
Drive and Powder Spring Street. The Public Works Department would require the 
developer to demonstrate adequate line of sight at the entrance and would also require a 
traffic study. 

The City's Comprehensive Plan has designated the future land use for the property as 
Low Density Residential, LDR. LDR is appropriate for detached residential homes at a 
density up to four (4) units per acre. As compared to the surrounding communities, the 
proposed development would have a slightly higher density, which would be an 
appropriate transition between existing communities and a highly travelled thoroughfare. 
PRD-SF is listed as a compatible zoning and this proposal is supported by the City's 
Comprehensive Plan. 

Prepared by:� ;Mcc 
Approved by: x➔ K�
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DATA APPENDIX 

CITY OF MARIETTA - WATER 

Is a water line adjacent to the property? Yes 

If not, how far is the closest water line? N/A 

Size of the water line? 6” in Hickory with a 6” and 12” in Powder 
Springs St. 

Capacity of the water line? A fire flow test may be required 

Approximate water usage by proposed use? Not provided 

CITY OF MARIETTA  - WASTEWATER 

Is a sewer line adjacent to the property? Yes 

If not, how far is the closest sewer line? N/A 

Size of the sewer line? 8” in Hickory Dr 

Capacity of the sewer line? A.D.F
Peak

Estimated waste generated by proposed 
development? 

Not provided 

Treatment Plant Name? Cobb County 

Treatment Plant Capacity? Cobb County 

Future Plant Availability? Cobb County 
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DATA APPENDIX CONTINUED 

DRAINAGE AND ENVIRONMENTAL CONCERNS 

Does flood plain exist on the property: No 
What percentage of the property is in the 
flood plain? 

N/A 

What is the drainage basin for the 
property? 

Olley Creek 

Is there potential for the presence of 
wetlands as determined by the U.S. 
Environmental Protection Agency? 

Yes 

If so, is the use compatible with the 
possible presence of wetlands? 

No 

Do stream bank buffers exist on the parcel? Yes 
Are there other topographical concerns on 
the parcel? 

No 

Are there storm water issues related to the 
application? 

Yes 

Potential presence of endangered species in 
the area? 

No 

Additional Comments: 
• Full site development plans required
• Platted after 2006, so not eligible for city stream buffer variances
• Sidewalk required for frontage and along same side of street as units
• Demonstrate line of sight at entrance
• Stormwater outfall will be difficult based on existing topography

TRANSPORTATION 

What is the road affected by the proposed 
change? 

Powder Springs St & Hickory Dr 

What is the classification of the road? Arterial 
What is the traffic count for the road? 42800 
Estimated # of trips generated by the 
proposed development? 

Daily unknown 
AM  
PM 

Estimated # of pass-by cars entering 
proposed development? 

Unknown 

Do sidewalks exist in the area? Opposite Side of Road 
Transportation improvements in the area? No 
If yes, what are they? 
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Additional Comments: 
• Entrance is very close to Powder Springs St, would prefer it shifted as far away as

possible from intersection.  Consider right in/right out for entrance and a deceleration
lane.

• Need a traffic study for the impact of the area.

EMERGENCY SERVICES 

Nearest city or county fire station from the 
development? 

54 Chestnut Hill 

Distance of the nearest station? 0.5 Miles 

Most likely station for 1st response? 54 

Service burdens at the nearest city fire 
station (under, at, or above capacity)? 

under 

Comments: 
Homes could be subject to fire sprinkler ordinance, depends on distances from the 
property lines and any adjacent structures.  Marietta City Code 2-6-140. 

MARIETTA POWER - ELECTRICAL 

Does Marietta Power serve this site? Yes x No 

If not, can this site be served?  Yes No 

What special conditions would be involved in serving this site? 

Additional comments: 
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DATA APPENDIX CONTINUED

MARIETTA CITY SCHOOLS 

Marietta City Schools Impact Assessment:   

Elementary School System Servicing Development: Hickory Hills Elementary 

Middle School Servicing Development: Marietta Middle School 

High School Servicing Development: Marietta High School 

Capacity at Elementary School: 425 

Capacity at Middle School: 1,350 

Capacity at Marietta Sixth Grade Academy: 775 

Capacity at High School: 2,150 

Current enrollment of Elementary School: 353 

Current enrollment of Middle School: 1,388 

Current enrollment of High School: 2,419 

Number of students generated by present 

development: 

0 

Number of students projected from the proposed 

development: 

5 

New schools pending to serve this area: 0 

Comments: 











TO:  Marietta Daily Journal 

FROM: City of Marietta 

RUN AD DATE: April 17, 2020 

CITY OF MARIETTA 
PUBLIC NOTICE OF REZONINGS 

The City of Marietta hereby gives notice that a public hearing will be held on the following by the Planning Commission 
on Tuesday, May 5st, 2020, 6:00 P.M., City Hall, for a recommendation to the City Council at their meeting on 
Wednesday, May 13th, 2020, 7:00 p.m., City Hall, for a final decision to be made.  

Z2020-11 [REZONING] ALI GHADRDAN (STEPHEN THOMPSON) are requesting the rezoning of 3.15 acres located 
in Land Lots 140 & 141, District 17, Parcel 0200 of the 2nd Section, Cobb County, Georgia, and being known as 888 (& 
898) Powder Springs Street from R-2 (Single Family Residential – 2 units/acre) to PRD-SF (Planned Residential 
Development – Single Family). Ward 2B.

A description and plat of the property sought for the rezoning, special land use permit, and variances are on file in the 
Planning and Zoning Office, City Hall, and is available for inspection between 8:00 A.M. and 5:00 P.M., Monday through 
Friday. Anyone wishing to attend may do so and be heard relative thereto. You may also review the property file at 
www.mariettaga.gov and enter the case # in the search box. 

For additional information please call the Planning and Zoning Office (770) 794-5669. 

Accessibility to Meetings: If you believe you may need the City/BLW to provide special accommodations in order to 
attend/or participate in any of the above meetings, please call ADA Coordinator at 770-794-5558 no later than 48 hours 
before the date of the above meeting. 

City of Marietta 
205 Lawrence Street 
Marietta, Georgia 30060 

http://www.mariettaga.gov/


Ward FLU

Rezoning

Parcel NumberAddress Acreage Zoning

R217014000190 2B LDR0.354898 POWDER SPRINGS ST

R217014100200 2B LDR2.836888 POWDER SPRINGS ST

City of Marietta Planning & Zoning

Proposed Zoning:

City Council Hearing Date: Case Number:

Applicant:

Proposed Use:

Property Owner:

Agent:

Planning Commission Date:

Ali Ghadrdan

R2 to PRD-SF

Stephen Thompson

05/05/2020

Z2020-1105/13/2020



Future Land Use

Ward ZoningAddress Acreage FLUParcel Number

17014000190 0.354 2B R2 LDR898 POWDER SPRINGS ST

17014100200 2.836 2B R2 LDR888 POWDER SPRINGS ST

Future Land Use:

City Council Hearing Date:

Case Number:

Planning Commission 
Hearing Date:

City of Marietta Planning & Zoning

Comments:

05/05/2020

05/13/2020

LDR



Aerial Map

Ward ZoningAddress Acreage FLUParcel Number

17014000190 0.354 R2 LDR898 POWDER SPRINGS ST 2B

17014100200 2.836 R2 LDR888 POWDER SPRINGS ST 2B

Comments:

BZA Hearing Date:

Planning Commission 
Hearing Date:

City of Marietta Planning & Zoning

City Council Hearing Date:

Applicant:

Property Owner:

Case Number:

05/05/2020

05/13/2020

Stephen Thompson

Ali Ghadrdan

Z2020-11





SQ FT ACRES

TOTAL AREA 137,033  3.15

ROAD R/W 32,008    0.73

LOT AREA 1 5,486     0.13

2 5,472     0.13

3 6,244     0.14

4 5,439     0.12

5 5,446     0.13

6 5,909     0.14

7 5,451     0.13

8 5,427     0.12

9 5,430     0.12

10 5,773     0.13

11 5,935     0.14

TOTAL LOT AREA 62,012    1.42

OPEN SPACE 1 21,196    0.49

OPEN SPACE 1 16,608    0.38

TOT OPEN SPACE 37,804    0.87

% OPEN SPACE 27.6%

REQ OPEN SPACE 25% 0.79         

DETENTION AREA 5,210     0.12
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