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REZONING APPLICATION ANALYSIS 
 
ZONING CASE #: Z2016-32   LEGISTAR:  20160989 
 
LANDOWNERS: Marietta Redevelopment Corporation 
   Suite 200B 
   3827 Roswell Road 
   Marietta, GA 30062-6262 
 
   Marietta Board of Lights and Water 
   675 North Marietta Parkway 
   Marietta, GA 30060-1528  
  
APPLICANT: InLine Communities, LLC 
  Bryan Musolf 
  48 Atlanta Street 
  Marietta, GA 30060  
 
AGENT:   J. Kevin Moore, Esq. 
   Moore, Ingram, Johnson, & Steele, LLP 
   326 Roswell Street 
   Marietta, GA 30060 
 
PROPERTY ADDRESS:  16, 19, 22, 29, 32, 37, 42, 47, 52, 57, 62, 69, 72, 77, 82, 91, 

92, 101, & 111 Hedges Street; 41, 43, 44, 52, 53, 58, 63, 
73, 83, 93, 101, & 107 West Dixie Avenue 

     
PARCEL DESCRIPTION: Land Lot 217, District 17, Parcels 0290, 0020, 0280, 
0030, 0270, 0040, 0260, 0050, 0250, 0060, 0240, 0070, 0230, 0080, 0220, 0090, 0210, 
0100, 0110, 0300, 0310, 0320, 0330, 0340, 0350, 0360, 0370, 0380; and Land Lot 218, 
District 17, Parcels 0010, 0020, 0030 
 
AREA: ±9.05  COUNCIL WARD:  1A 
 
EXISTING ZONING: OIT (Office Institution Transitional) and R-4 (Single 

Family Residential – 4 units/acre) 
 
REQUEST:  PRD-SF (Planned Residential Development – Single Family) 
  
FUTURE LAND USE:   MXD (Mixed Use Development)  
 
REASON FOR REQUEST:   To rezone 31 parcels for the purpose of constructing a 
78 unit, single family detached residential development. 
 
PLANNING COMMISSION HEARING:   Tuesday, November 1, 2016 – 6:00 p.m. 
 
CITY COUNCIL HEARING: Wednesday, November 8, 2016 – 7:00 p.m. 



 
Department of Development Services  
205 Lawrence Street 
Marietta, Georgia 30060 

   Brian Binzer, Director 
 

 2 
 
V:Planning Commission/2016/11-November/Analysis/Z2016-32 Hedges W Dixie.docx 10/14/2016 

 

 

MAP 

   



 
Department of Development Services  
205 Lawrence Street 
Marietta, Georgia 30060 

   Brian Binzer, Director 
 

 3 
 
V:Planning Commission/2016/11-November/Analysis/Z2016-32 Hedges W Dixie.docx 10/14/2016 

 

 

 FLU MAP  

  



 
Department of Development Services  
205 Lawrence Street 
Marietta, Georgia 30060 

   Brian Binzer, Director 
 

 4 
 
V:Planning Commission/2016/11-November/Analysis/Z2016-32 Hedges W Dixie.docx 10/14/2016 

 

 

PICTURES OF PROPERTY 

 
Houses on the south side of Hedges Street 

 
North side of Hedges Street 
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Looking east along Cemetery Street 

 
Houses on the north side of West Dixie Street 
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STAFF ANALYSIS 
Location Compatibility 

 
InLine Communities, LLC is requesting the rezoning of 31 parcels east of Powder Springs 
Street and south of Cemetery Street to PRD-SF (Planned Residential Development – Single 
Family) that would be reconfigured in order to construct seventy eight (78) single family 
detached houses in a planned residential community. Most of the properties are currently 
zoned R-4 (Single Family Residential – 4 units/acre) with the exception of one property that 
is currently zoned OIT (Office Institution Transitional). The redevelopment area, mostly 
owned by the Marietta Redevelopment Corporation, is approximately nine (9) acres in size, 
and consists of parcels with dilapidated duplexes and vacant lots where the houses have 
already been demolished. The applicant is also requesting contemporaneous approval of the 
submitted detailed plan. 
 
The Marietta Conference Center and Brumby House are zoned OI (Office Institutional) and 
located across Powder Springs Street to the west. The Confederate Cemetery, zoned R-4, is 
located to the north. Residences zoned R-4 are located to the east and south of the 
development site.  
 
 
Use Potential and Impacts 

 
This area has been targeted for redevelopment for some time, as many of the structures have 
already been demolished or have fallen to disrepair. The existing neighborhood is platted at 
approximately four (4) units per acre. According to the submitted plan, there would be seventy 
eight (78) units built upon 9.05 acres, with a resulting density of 8.6 units/acre. However, this 
does not take into consideration any proposed right of way donation for new streets or area 
needed for stormwater control.  
 
Higher density residential uses are typically encouraged near the central business district, so 
residents are closer to employment centers, community activities, events, and retail. Densities 
of other residential single family developments near the Square are as follows: 
 

Development Units Acreage Density 
Meeting Park 126 10.88 11.6 

Marietta Walk (I&II) 72 + 12 8.42 + 2.181 8 
Montgomery Park 45 10.45 4.3 

Manget 149 18.19 8.2 
Boston Homes  99 15.5 6.4 

Manor Park 36 4.29 8.4 
Fort Hill 55 6.13 8.9 
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The Future Land Use (FLU) designation of this area is MXD (Mixed-Use Development), 
which is intended to provide a symbiotic mix of residential and commercial uses. The 
Comprehensive Plan encourages residential developments in these areas be master planned 
and focused on owner-occupied housing. Although this development is lacking the 
commercial component needed to make this truly mixed use, this master planned residential 
neighborhood is compatible with the future land use designation. 
 
Environmental Impacts 

 
The high point of this site is along Powder Springs Street and descends eastward. Stormwater 
is currently conveyed through open channels and pipes and is proposed to be detained offsite 
through agreement with the City. Otherwise, there is no indication of wetlands, floodplain, or 
endangered species on this site. 
 

 
Economic Functionality 

 
The Marietta Redevelopment Corporation began buying properties in this area as an attempt 
to remove the blighted homes and market the assembled properties for a new commercial, 
residential, or mixed use development. Due to the recession in the late 2000s and dormant 
real estate market, the acquired homes were simply maintained as low quality rental housing. 
Higher density housing has recently been successful around Marietta’s core. 
 

 
Infrastructure 

 
The developers have proposed a grid street pattern, which is an optimal layout for planned 
developments, as it eases traffic conditions by allowing more variations of access. Many of 
the homes will be rear-loaded from private, one-way alleys. On street parallel parking is 
proposed for guest parking spaces.  
 
Marietta City Schools anticipates the development would add approximately thirty five (35) 
children into the school system. The servicing elementary school, Hickory Hills Elementary, 
is nearing capacity. Marietta Middle School is at capacity and Marietta High School is under 
capacity. If the children generated by the development are elementary school aged, this 
development could bring the student count close to capacity for Hickory Hills Elementary 
school.  
 
There should be no adverse impact on the City’s ability to continue providing quality water, 
sewer, or electricity services. 
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History of Property 
 
On August 8, 1990, the property at 44 West Dixie Avenue was rezoned (Z9016) from R-10 
(R-4) to OIT, Office Institution Transitional. Other than that case, there is no history of any 
variances, special land use permits, or rezonings for these parcels.  

 
Detailed Plan Issues 

 
The applicant is requesting contemporaneous approval of the detailed plan approval in 
conjunction with this rezoning request (general plan). Staff has identified issues with this 
plan, and they are noted in the Detailed Plan Issues section below.  
 
Elevations: 
The elevations provided show highly decorative front elevations. However, the sides and rears 
are missing the quantity and quality of fenestration elements shown on the front. The applicant 
has requested consideration to allow the sides be less decorated, due to the 7’ spacing between 
homes, unless on corner or end lots. However, as shown, the sides and rear elevations would 
need to incorporate more windows, window grids, banding, shutters, and/or false shutters in 
order to comply with the City’s Four-Sided Architecture requirement.  
 
Site Design & Configuration: 
The details provided at the bottom of the detailed plan indicate that the driveway lengths for 
rear loaded homes off of private streets and alleys will be 16’ from back of curb or edge of 
pavement. Front loaded homes facing public streets will have a minimum 18’ long driveway 
from the back of the sidewalk. 
 
Attached unit developments in the PRD-SF zoning classification are required to have one acre 
of recreation area per 50 units. Although this requirement does not apply to a planned, 
detached community, this plan does show that 1.24 acres of open space will be provided. 
 
Many of the street trees shown are appear to the in the right of way or City property. This has 
been allowed in the past with some of the more dense residential developments so long as the 
covenants contain a provision that the homeowner’s association be responsible for the 
maintenance and upkeep of the trees.  
 
As shown, the following variances would be necessary: 

• Variance to exempt Private Street C from street tree requirements. 
• Variance to reduce public and private street widths from 50’ to 44’.  
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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 inch and 14 inch 

Capacity of the water line? 
 

Fire flow test may be required 

Approximate water usage by proposed use? 
 

Not provided 

 
 
CITY OF MARIETTA  - SEWER 
 
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 inch and 10 inch 

Capacity of the sewer line? 
 

A.D.F. 

Estimated waste generated by proposed 
development? 

Peak 

Treatment Plant Name? 
 

Not Provided 

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? 

No 

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

N/A 

Do stream bank buffers exist on the parcel? No 
Are there other topographical concerns on 
the parcel? 

No 

Are there storm water issues related to the 
application? 

Yes; concentrated ephemeral stormwater 
conveyed via open channels and pipes 

Potential presence of endangered species in 
the area? 

No 

 
TRANSPORTATION 
 
What is the road effected by the proposed 
change? 

Hedges St; W Dixie Ave 

What is the classification of the road? Local; local 
What is the traffic count for the road? N/A 
Estimated # of trips generated by the 
proposed development? 

N/A 

Estimated # of pass-by cars entering 
proposed development? 

N/A 

Do sidewalks exist in the area? Yes; both sides of Hedges; both sides of W 
Dixie 

Transportation improvements in the area? No 
If yes, what are they? N/A 

 
To be addressed during platting and site plan review processes: 

1. Northern, private street with 44-ft wide AE/UE requires a variance. (50-ft width is 
minimum requirement.) 

2. All existing curb, gutter, and sidewalk will require replacement. 
3. Replacement sidewalk to be 5-ft wide with 2-ft grass strip along back of curbline. 
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4. Proposed retaining wall along Powder Springs Street must be high enough to 
support future Powder Springs Street roadway improvements. 

5. Maintenance easement required for retaining wall along Powder Springs Street. 
6. Curb and turn radii must satisfy minimum requirements. 
7. At all locations where the recommended applicable AASHTO sight distance is 

not contained within right-of-way or respective access easements having 
protection for sight lines, sight distance easements will be required. 

8. Mail kiosk must satisfy ADA accessibility requirements. 
 
EMERGENCY SERVICES 
 
Nearest city or county fire station from the 
development? 

Station 51 

Distance of the nearest station? 
 

1.3 mi. 

Most likely station for 1st response? 
 

Station 51 

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

None 

 
Marietta Fire Department will require compliance with Marietta Sprinkler Ordinance, the 
mail kiosk will require compliance with the Georgia Accessibility Code. IFC 503.2.5 
requires all access roads dead end lengths shall not extend over 150 feet without an 
approved means of turn around. The turning radii on all public streets shall be 35 degrees.  

  
 
 
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: 375 – 475 

Capacity at Middle School: 1,300 – 1,400 

Capacity at Marietta Sixth Grade Academy: 800 – 900 

Capacity at High School: 2,400 – 2,500 

Current enrollment of Elementary School: 405 

Current enrollment of Middle School: 1,313 

Current enrollment of High School: 2,365 

Number of students generated by present 

development: 

4 

Number of students projected from the proposed 

development: 

35 

New schools pending to serve this area: None 

 

Comments: 

 

 

 













TO:   Marietta Daily Journal 
 
FROM:  City of Marietta 
 
RUN AD DATE: October 14, 2016 

 
CITY OF MARIETTA 

PUBLIC NOTICE OF REZONINGS, SPECIAL LAND USE PERMITS, AND VARIANCES 
 

The City of Marietta hereby gives notice that a public hearing will be held on the following by the Planning 
Commission on Tuesday, November 1, 2016, 6:00 P.M., City Hall, for a recommendation to the City Council 
at their meeting on Wednesday, November 9, 2016, 7:00 p.m., City Hall, for a final decision to be made.  
 
Z2016-32 [REZONING] INLINE COMMUNITIES, LLC is requesting the rezoning of approximately 9.05 
acres located in Land Lot 217, District 17, Parcels 0290, 0020, 0280, 0030, 0270, 0040, 0260, 0050, 0250, 0060, 
0240, 0070, 0230, 0080, 0220, 0090, 0210, 0100, 0110, 0300, 0310, 0320, 0330, 0340, 0350, 0360, 0370, 0380; 
and Land Lot 218, District 17, Parcels 0010, 0020, 0030; 2nd Section, Marietta, Cobb County, Georgia, and being 
known as 16, 19, 22, 29, 32, 37, 42, 47, 52, 57, 62, 69, 72, 77, 82, 91, 92, 101, & 111 Hedges Street; 41, 43, 44, 
52, 53, 58, 63, 73, 83, 93, 101, & 107 West Dixie Avenue from OIT (Office Institution Transition) and R-4 (Single 
Family Residential – 4 units/acre) to PRD-SF (Planned Residential Development – Single Family). Ward 1A.   
 
A description and plat of the property sought for the rezoning and future land use assignment 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. 
 
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 Mr. Patrick Henley, ADA Coordinator, at 
770-794-5558 (voice) or 770-794-5560 (TDD) no later than 48 hours before the date of the above meeting. 
 
City of Marietta 
205 Lawrence Street 
Marietta, Georgia 30060 

 



Ward FLU

200ft Buffer

Parcel NumberAddress Acreage Zoning

R469 HEDGES ST 17021700070 1A MXD0.255

R463 W DIXIE AVE  17021700330 1A MXD0.259

R416 HEDGES ST 17021700290 1A MXD0.343

R429 HEDGES ST 17021700030 1A MXD0.264

OIT44 W DIXIE AVE  17021800010 1A MXD0.366

R458 W DIXIE AVE  17021800030 1A MXD0.238

R452 W DIXIE AVE  17021800020 1A MXD0.245

R437 HEDGES ST 17021700040 1A MXD0.251

R432 HEDGES ST 17021700270 1A MXD0.256

R473 W DIXIE AVE  17021700340 1A MXD0.251

R452 HEDGES ST 17021700250 1A MXD0.255

R441 W DIXIE AVE  17021700300 1A MXD0.961

R422 HEDGES ST 17021700280 1A MXD0.262

R483 W DIXIE AVE  17021700350 1A MXD0.257

R472 HEDGES ST 17021700230 1A MXD0.255

R442 HEDGES ST 17021700260 1A MXD0.255

R462 HEDGES ST 17021700240 1A MXD0.255

R492 HEDGES ST 17021700210 1A MXD0.253

R453 W DIXIE AVE  17021700320 1A MXD0.257

R482 HEDGES ST 17021700220 1A MXD0.253

R443 W DIXIE AVE  17021700310 1A MXD0.251

R493 W DIXIE AVE  17021700360 1A MXD0.251

R4107 W DIXIE AVE  17021700380 1A MXD0.263

R4101 W DIXIE AVE  17021700370 1A MXD0.268

R4101 HEDGES ST 17021700100 1A MXD0.355

R457 HEDGES ST 17021700060 1A MXD0.253

R447 HEDGES ST 17021700050 1A MXD0.257



R491 HEDGES ST 17021700090 1A MXD0.373

R477 HEDGES ST 17021700080 1A MXD0.258

R4111 HEDGES ST 17021700110 1A MXD0.419

R419 HEDGES ST 17021700020 1A MXD0.255

City of Marietta Planning & Zoning

Proposed Zoning:

City Council Hearing Date: Case Number:

Applicant:

Proposed Use:

Property Owner:

Agent:

Planning Commission Date: BZA Hearing Date:

InLine Communities

PRD-SF

Marietta Redevelopment

J. Kevin Moore, Esq.

11/01/2016

Z2016-3211/09/2016
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