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LAND usE pErroN cHECKLrsr & Applr.offfii1ffi!;"t
REZONING, USE PERMIT & CONCURRENT VARIANCE .,

!rsrnucrrors
A properly completed application and fees are due at the time of submittal. The submitta! deadline
is the first Tuesday of each month. An incomplete application will not be accepted. Original
signatures are required for the Application. Note: Applicants are hiohlv encouraqed to meet
with nearbv propertv owners prior to filino an application.

Appr-rcanon Marennls

Reourneo lrems NuruaeR or Copres Cnecx.l

Provide one (1) a djgital copy of all submitted
materials.

. One (1) CD in .JPEG, .TlFF, .PDF or.DOC
format E

Pre-Application Meeting Form . One (1)Copy a
Site Plan with Legal Description
(See Page 16 for Requirements)

. Ten (10) Full-Size Site Plan Corpies/
o One (1) 8 %' x 1 1" Site Plaq/
. One (1) 8 %" x 11" Legal Description /

d
Building Elevations (Attached Residential & Non-
Residential)

. One (1) Copy 1 d
Letter of Intent o One (1) Copy y fr
Zoning lmpact Analysis Form and/or SUP Form . One (1) Copy d
Environmental Site Analysis Form . One (1) Copy d
Disclosure Form . One (1) Copy a
Public Participation Plan & Report o One (1) Copy d
Applicant Acknowledgement Form To be Completed at Time of Submittal E
Peak-hour Trip Generation Count o One (1) Copy tr

Tnr Folr-owrxe lreus May Be ReQutReo

Traffic lmpact Study . Three (3) Copies E
Metropolitan River Protection . Three (3) Copies E
Development of Regional lmpact Review Form . Three (3) Copies E
Environmental lmpact Report . Three (3) Copies tl
Noise Study Report o Three (3) Copies E
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REzoNrNG, usE pERMrr(s) AND coNcuRR-ENT vARTANcE(s)- "'!,ilr
Purpose & Process

A Pre-Application Meeting provides you the opportunity to present a conceptual plan
and letter of intent to a representative of the community Development Department
This meeting benefits you, the applican! by receiving general commenti on the
feasibility of the plan, the process(es)/procedure(s) and fees required to process and
review the application(sJ. Please contact Allison Tarpley at 678-s12-3200 to schedule
an appointmenl This form will be completed during the pre-application meeting.
After completing the pre-application meetin& the applicant may file the Land Usi
Petition.

Applicant:

Parcel Size: (a ,05 FcrcS

Proposal Description:

A4 unil 'fuwnhvme dcvelYmcaf

Existing Zoning Designatlon and Case Number: O-E C" J ( RZ.- i g - ot) + P--g 6o,.1
(c.z -06-ql'

Proposed Zoning Designation: fR
Comprehensive Land Use Map Designation:

Planner:

It{l CorriAot'



APPLICATION

&Ecffi;;
A. Auoll2nn

.-.eek

ng

REZONING/SUP/CHANGE IN CONDITIONS

APPLICANT INFORMATION owNER luroruuAffibmr;^^

NAME: Manrell-Reddick and Associates

ADDRESS: 11605 Medlock Brilge Rd. Ste#471

CITY: Alpharetta

STATE: Georgia ZIP: 30099

PHONE: 404693 1618

op.rti"., rnr. ti'oT'8 { ic
ADDRESS: 3225 Cumberland Blvd. Stel00

6;ry. Atlanta

STATE: GA Ztp: 90319

pHONE: 770 431 76AA

CONTACT pERSON: Jim Warren pHONE: 404693 1618

CONTACT'S E-MAIL: iwarren@maxred.com

Eor 
=*'s 

AGENT n
APPLICANT IS THE:

pRopERw ow*ER [J 
"o**Acr 

puRcHASER

PRESENT ZONTNG D|STRICTSISI'ol,R4 nEQUESTED ZONTNG D|STR|CT: TR

uND DtSTRtCT(S):o"e LAND LOT(S): 324 aCREAGE: 5.944

ADDRESS OF pRgpEpry. 10632 and 10640 Parsons Road, Johns Creek 30022

pROpOSED DEVELOpMEN1: 48 fee-simple town homes

CONCURRENT VARIANCES: 1. Reduce 4G'Foot Medlock Bridge Rd landscape strip, 2. Delete 2

RESIDENTIAL DEVELOPMENT

No. of Lots/Dwelling Units Fortv-Ehht (48)

Unit Size (Sq. Ft.): 1.800 sf minimum

8.08

No. of Buildings/Lots:

TotalBuilding Sq. FL

uilD r.6C Pgrmofl APPUCAIXIN fAG€ ? tJPOATED,,IMTS



PROPERTY OWNER'S CERTIFICATION

I do solemnly wearand allest, subiec't to crlmlnalpenalties forfalse sweadng, that I am the legal
owner, as reflecled in the records of Fullon County, Georgla, of the property l-Abnrirled below, wiicn is
the subfect of ihe attactred Land Use Petitlon before the City of Johns Creek, Georgia. As thi legal
o^rner of record of the subJect property, I hereby authorize lhe hdividual named beh,rr to act as the
applient in the pursuit of the Application for R&onlng, Use Permit, & Concunenl Variance ln requesl
of the llems indicated below.

authorize, Beazer Homes Co[p. ,
(Appllcant)

to file for TR at -n^ral * lt -o\to -a7 LY - t 'l 3
(RZ, SUP, CV)

on this date IIu\ 
.

(Monhir
t1 eo-Jla-**
(Day)

I understand hat p apptlcaUon.or rcappllcatlon affecllng the same land shall be acted upon wllhln 12
months fmm lhe date of hst acllon by the Clty Councll. 

-
! understand firat fallure lo supply alt requhcd hformalion (pcr the rclevant Applbant Gheckfists and
requlrcmcnts of tha Johrs Creek Zmlng odlnance) wlil rdiu[ tn REtECTloli or rne eppucATloN.
I understand that prclimlnary appmra! oI my deslgn ptan does nol aulhorlze fnal approval of my zodng or
slgnage requcst I agrec lo anange algn permltxng iepar:ately, afierapproual ts obijhed.
I understand lhat represantatlon assoclatcd wilh trls appllcation on bchalt of the property ovuner, pdect
coordlnator, polentlal property ourncr, agent or such othtr represen&atlve shall U,j UfiOni.

And olu

{a VP ha
or Pdnt Narna

".sffi[--+s

AUG t t 20t6

?ll_ot Johns c,
":neo, i'ifi;;t
lLz-l G -c,(rY

,/

uno lrsE Ptllnor APFIEIII}},| (rPoArEo ,/7120tc

a

a

a

a



APPUCANTS CERNFEANON

THE UNDERSIGNED BELOW STATES UNDER OATH THAT THEY ARE AUTHORIZED
TO MAKE THIS APPLICATION. THE UNDERSIGNED IS AWARE THAT NO
APPLICATION OR REAPPLICATION AFFECTING THE SAME 1AND SHALL BE ACTED
UPON WTHIN 12 MONTHS FROM THE DATE OF I.AST ACTION BY THE CITY
couNctL.

Type or Print Name and Title

Signature of

,r#cr; i{o
AU6 , t 20t6

?,?,?i,l;?i:e,,ffi-

UND I.ISE PETITON 
^PPUCATON

FAS T LFt)ATEo7172016

of Applicant



REZONING'SUP'CHANGE IN CONDMONS

,qFCEru"'

"i*^;i::,:,::APPLTCATTpN

NAME: Manvell-Reddick and Associates

ADDRESS: 11605 Medlock Bridge Rd Ste#47t

CITY: Alpharetta

STATE: Georgla ZIP: 30009

PHONE: 404 693 1618

NAME: J{alional Land Corp (2 ot 2)

ADDRESS: P.O.Box 3928

STATE: GA Z;p. 30023

pHONE: 770431 7600

pHONE: 404693 1818

CONTACTS E-MAIL: jwanen@maxred.com

PRESENT ZONTNG D!STR!CTSISI:9!/R1 _nEQUESTED ZON tNG DISTRICT: TR

LAND DtSTRtCT(S):one LAND LOT(S): 324 \CREAGE: 5.944

ADDRESS OF pRgpEpry. 10632 and 10640 Parsons Road, Johns Creek 30022

pROpOSED DEVELOpMENT: 48 fee-simple town homes

CONCURRENT VARIANCES:1. Reduce 4GFoot landscape strip, 2. Delete 2$Foot Landscape

RESI DENTIAL DEVELOPMENT

No. of Lots/Dwelling Units Fortv-Eisht (48)

Dwelling Unit Size (Sq. Ft.): 1.800 sJqlnimum

No. of BuildingULots:

TotalBuilding Sq. Fl.

n/a

n/a

I.AITD USE PEITNON APPIJCATEI uPoAIEo 7tl20t5

':,: trl
:' rr'l

:::.'l

:

PTGE 2



PROPERW OII'T.IER'S CERTIHCANON

I do solernnly swear and altest, flUq9t1o crimlnat penalties br false srearlng, thal I am the legal
owner, as rellecled ln lhe records of Fulton county, Georgla, of the properg Henllfbd betow, witctr ts
the su$ect of the attacfred Land Use Petitlon before the City of Johns Creek, Georgia. As thi legd
oirner of record of the subjed property, I hereby aulhorize the indMdual named belofl lo act as lhe
appllcant in the.pursuil of lhe Apdication for R&oning, Use Permil, & Conannenl Varlance ln raquest
of the iterns lndicated below.

authorize,

to file for TE , at loblo Pcr ac>? 7

on this date l7
(Dav)

20b

a

a

I underatand lot lo appllcatiOn or raapplcatlon aficclng lhe samc land stnlt be actad upon witrln 12
monlhs fiom lhc date of last ac0on by the Clty Coundl.
I undcntand that fallurc to oupplyall requlrcd Intormatlon (pcrtha rchvantAppllcant Chcckllats and
reguhements of tlre Johns Craek Zonlng ordlnancc) wltrssult lo REIECTIoN of fXe AppLrcAnON.
I understend lhat prellmlnary approvaj of nry deslgn plan does nol authorLe ftnat appront of my zonlng or
slgnago EquesL I agre to anangc rlgn permlfitng ieparatcly, aflar approval ls obiilned.
I understand that rePnsenlaton assodebd wllh frls appllcatlon on betralf of the propcrty owncr. prqcct
cooldlnator, potenlla! propcrty owner. agent or such otfu rcprcsentalfuc shalt bi btidini.

b (aa. f

ED
AUG t t 20t6

B,rur;ffii*_
-_(6 uu?

a- 11- Za/6

lx,lot6E FEtttloilrPPUc nol

-o-ts

pl6E {



SIE AREAj
TOTAL AREAi 5.94,1 ACRES

STTE ZONNG:
EXISTING ZONING: R-,{ AND Ol
PROPOSED ZONING: TR

ZONING REOU'REMEMS]
MlN. tOT WlDTHr20 n
MAX UNIT DENSITY: 9 UNIIS/ACRE
MAX. BUI|-DING HEIGHT: 40 FT

MlN. BUIIDING FTOOR AREA: l.lO0 St
MAX. LOT COVERAGE: 50%

PERIMFTER SETBACKS:
rRONT: 40 FT

SIDE {MAJORI: ,10 FT

SIDE (MINOR):30 tT
REAR: 35 tT

REOU'RED EUFFERS AND LANDSCAPE sIR/PS]
TRONI (MFTLOCK BRIDGE RD): 10'LANDSCAPE STRtp

SIDE (PARSONS RDI: 25'LANDSCAPE STRIP

SIDE IADJOINING Ol): l0'TANDSCAPE SIRIP
SIDE (ADJOINING R-,r)i 25'LANDSCAPE BUFfER AND

IO' IMPROVEMENT SETBACK
REAR (ADIOINING R-,1): lO LANDSCAPE BUFFER AND

IO' IMPROVEMENI SEIEACK

PROPOSED IOISUMMARYi
PROPOSED USE: RESIDENTIAL TOWNHOUSES
PROPOSED UNITS; 48
PROPOSED LOT COVERAGE: r,t9%
PROPOSED UNIT DENSITY: 8.08 UNITS/ACRE

REOUESIED VARIANCES:
. REDUCE IANDSCAPE STRIP AI-ONG MEDI.OCK

BRTDGE RD (HWY r 1ll FROM 40 n TO 25 fr.
. REMOVE SECTION OF LANDSCAPE SIRIP AI-ONG

PARSONS ROAD FOR A TENGTH OF 20'AI-ONG
RIGHT.OF-WAY ENCROACHMENI.

'lt
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MEDLOCK BRIDGE

SUBDIVISION

SCALE: 1" = lm'
01002fo
t:ffi-

,

Eo

THIS SIIE IS LOCATED WITHIN LAND I-OT 32,(, IST

DSTRIC], IST SECTION, TUTTON COUNTY, GA
PROPOSED UNIIS ARE TEE-SIMPIE TOWNHOUSES

ACCOROING TO F.I.R.M, MAP # I3I2IC009IG
DATED SEPIEMBER I8, 2OI3, THIS SIIE IS NOI IN A
TI.OOD HAZARD ZONE,

THIS ILLUS]RATION IS A CONCEPIUAI SITE PLAN FOR PROPOSED DEVELOPMENT POTENTIAL. I DOES NOI BIND OR
LIMIi IHE OWNER/DEVETOPER, NOR SHALL THE ENGINEER/ARCHITECT BE SOUNO OR LIMITED BY THIS
CONCEPTUAL DEVELOPMENT PLAN. AIL ILTUSTRATIONS/DRAWINGS ARE SU8]ECT TO CHANGE AND REVISDN
WIBOUT PRIOR WRM€N NOTICE TO THE HOTDER- DIMENSIONS, EOUNDARI€S AND ANY OTHER GRAPHIC
REPR€SENTATIONS ARE TOR ILLUSTRATIV€ PURPOSES ONTY AND ARE SUBJECT TO AN ACCURATE SURVEY AND
PROPERTY DESCRIPTION,

!-iL MAXWFI l-REDDICK AND ASSOCTAIES

r\,i| :l[:lJ']:', ^,i..", :Y^i,yil:i":
- 

- surtE2ol
MAXWEIL.REDDIC( sIATEsBoRo. GA s456 @

-:.,i:,'

RECEIVED
AUG I r 2016

City of Johns Creek
Planning & Zoning

Rz-/ L eoy



LEGAL DESCRTPTTON 10632/10640 PARSONS ROAD

All that certain tract of land located in Land Lot324,1" District, 1't Section, Fulton County, Georgia, consisting of
Tract 1, in the name of National Land Corporation, as recorded in Deed Book 44491 at Page 2t5, and Tract 2, in the
name of Andalusia Properties, lnc., as recorded in Deed Book 49779 at Page 287, all among the land records of
Fulton County, Georgia and being more particularly described as follows:

BEGINNING at a concrete right-of-way monument found at the southeast mitered intersection of the west right-

of-way of Medlock Bridge Road, State Route 141 (a variable width right-of-way) with the south right-of-way of
Parsons Road (a variable width right-of-way); THENCE with the said west right-of-way of Medlock Bridge Road the

following two (2) courses: South 21'36'41" West, a distance of 745.29 feet to a concrete right-of-way monument

found; THENCE South 14"37'38" West, a distance of 118.06 feet to concrete right-of-way monument found in the
division line between GCMT11, LLC, as recorded in Deed Book 46725 at Page 1, of the land records of Fulton

County, Georgia, on the south and the said Tract2 on the north; THENCE departing the said west line of Medlock

Bridge Road and continuing with the said division line, North 75"25'02" West, a distance of 248.95 feet to a U2-
inch rebar found in the division line between the said GCMT11, LLC on the east and the said Tract L on the west;

THENCE continuing with the said division line, South LL"45'tO" East, a distance of 220.93 feet to a capped rebar set

in the division line between the said Tract 1 on the north and Lot 25, Unit Eight, Section A, Phase 2, Medlock

Bridge, as recorded in Plat Book 197 at Page 107, of the land records of Fulton County, Georgia; THENCE continuing

with the said division line between the said Tract 1 on the north and the said Lot 25 and continuing with Lots 26,

27,28 and 29 of said subdivision all on the south, South 78"27'L4" West, a distance of 447.99 feet to a capped

rebar set in the division line between the said Tract 1 on the east and Lot 11, Glenside as recorded in Plat Book 205

at Page 89, among the land records of Fulton County, Georgia; THENCE continuing with the said division line

between the said Tract 1 on the east and the said Lot 11 and continuing with Lot 12, Glenside, all on the west,

North 08"15'19" East a distance of 222.37 feet to a Ll2-inch rebar found in the division line between the said Tract

L on the east and Lot 14, Glenside on the wes! THENCE continuing with the said division line between the said

Tract 1 on the east and the said Lot 14 and continuing with Lot 15, Glenside, all on the west; North 23"43'28" East,

a distance of 94.05 feet to a L/2-inch rebar found in the division line between the said Tract 1 on the east and the
said Lot 15 on the west; THENCE continuingwith the said division line between the said Tract 1on the east and the

said Lot 15 and continuing with Lot 15, Glenside, all on the west, North 36"57'09" East, a distance of 77.80 feet to a

1.12-inch rebar found in the division line between the said Tract 1 on the east and the said Lot L6 on the wes|
THENCE continuing with the said division line between the said Tract 1 on the east and the said Lot 16 and

continuing with Lots 17 and 18, Glenside, all on the west, North 00"75'57" East a distance of 232.82 feet to a 1/2-

inch rebar found on the south right-of-way line of said Parsons Road; THENCE continuing with the said south right-

of-way of Parsons Road the following six (6) courses:357.73 feet along the arc of a curve to the right having a

radius of 1870.00, and a chord bearing South 82'55'55" East, a distance of 357.18 feet to a t/2-inch rebar found,

marking the northeast corner of said Tract 1 and the northwest corner of said fract 2; THENCE South 79"38'46"

East, a distance of 64.23 Feet to a capped rebar set; THENCE South 10"32'51" West, a distance of 24.95 feet to a

l/2-inch rebarfound;THENCESouth79"20'47" Easl, adistanceof 20.05feetto at/2-inch rebarfound;THENCE

North 10'28'15" East, a distance of 24.98 feet to a Ll2-inch rebar found; THENCE South 79"22'02" East, a distance

of L57.64 feet to a capped rebar set at the northwest mitered corner of the said intersection of the south right-of-
way of Parsons Road with the west right-of-way of Medlock Bridge Road; THENCE with the said mitered

intersection the following three (3) courses and distances: South 23"L3'22" East, a distance of 11.50 feet to a

capped rebar seU THENCE South 21"48'05" West, a distance of 7.00 feet to a ge,i&U.IHENCE South 68"11'34" East a

distance of 6.6e feet to the PotNr oF BEGINNING, containing 5.e44 acres 
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FROTJTELEVATION - FCB FRONT ELEVATION - IJLB FROl.lT ELEVATIOII - TRO FRONT ELEVATION - ULC FROI{T ELA/ATIOa{ - TRD

7 STR"VG REAR ENTRY TOWNS

FRONT ELEVANON - IJIB rEQlnElEy rpIjls^
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ENCLOSED COURTYARDS ALONG SR l41.MEDLOCK BRIDGE
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SR 141 LOOKING SOUTH, SITE ON RIGHT
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LETTER OF INTENT

August 12, 2016

City of Johns Creek
2000 Findley Road, Suite 400,
Johns Creek, GA 30097
Attn: Matthew Dickison, Community Development Deputy Director

Re:

RECE!VEu
AU6 

' 
I 20t6

?,t?1,i;?:"?,;:-
lL?--{e^cro-y

Land Use Application
10632 I 10640 Parson Road

Rezoning from Ol/R4 to TR

Dear Matthew,

Please accept this Land Use Application for the above reference parcel of land. We request
rezoning of the nearly six (6) acre parcel from Ol-R4 to TR for the development of a gated entry
Townhome community consisting offront and rear loaded residences, an open area and private
roads.

It is the intent of the home developer to construct a townhome community with the following
qualifiers:

1. Total number of units:48
2. Unit Description: The community will consistofa mixture of front and rear load product,

double-garage, 1,800 square-foot or larger, three-story in height.
3. The proposed internal roads will be private.
4. The units which front Medlock Bridge Road will have ornamental fence or brick wall

enclosed front yards in an effort to convey the urban context as indicated in the
Comprehensive Plan, Area 9, Medlock Corridor.

5. Subject to sub-surface conditions, the applicant will either build a conventional dry-
basin retention/water quality pond or underground detention facilities.

The property is burdened by a stream and associated stream buffers on the western part ofthe
property which imposes an extreme hardship on the property. Additionally, the property is

further burdened with excessive landscape strip requirements on two public road frontages.
Accordingly, the applicant is requesting, the following concurrent variances and/or
modifications in order to give relief to these hardships:

1. Decrease the size of the Medlock Bridge Landscape strip from 40' to 25' (Section 12E.3)
for the purposes of urban yards only. The 40' building set back will remain in effect.

2. Delete the Building Setback and Landscape Strip requirements in the area of the
"communication cabinet" area as depicted on the survey to the extent that they
increase the uniform distances associated with Parsons Road.

MAXWELL REDDICK AND ASSOCIATES INC . Northwinds lV . 11605 Haynes Brid8e Road . Suite 475 . Alpharefta, cA . 404-693-1618 Page 1
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The approval of these concurrent variances and/or modificatiort *&jWCIf iJrotmmorrwjth
policies and intent of the Comprehensive Plan, the Zoning orUifla'rffdgiBgd&&e"ffirt
development standards, and would not result in any harm to the health, safety and welfar"e of
the general public. Therefore, this application for Rezoning and concurrent variances and/or
modifications is entirely appropriate.

Respectfully, the applicant requests that you act favorably to this application for Rezoning and
Concurrent Variances and/or Modifications in order that the applicant is able to proceed with
the lawful use and development of the property.

sociates

MAXWELL-REDDICKANDASSOCIATES lNC. Northwinds lV. 11605 Haynes Bridge Road . Suite475 . Alpharetta, GA o 404-693-16L8 pageZ

arren, V.P.



ZONING IMPACT ANALYSIS FORM
t0632lLO64O Parsons Road Ol/R4 to TR Application

Does the zoning proposol permit o use that is suitable in view of the use ond development of
odjocent ond neorby property?

a. Yes. The proposed zoning provides transitional development from the more intense 141

Corridor to the single-family residential developments further to the west.

Does the zoning proposal adversely olfed the existing use or usabilw of adjacent or neorby
property?

a. No. The development is suitably buffered from the R-4 single-family development to
west by a 7s-foot stream buffer, and town homes and Ol properties are usually

considered complimentary uses.

Does the property to be rezoned have o reosonable economic use as currently zoned?

a. The property as currently zoned has reasonable economic use but has not attracted

suitable users/developers under the R-4 and Ol designations.

Will the zoning proposal rcsult in a use thot coutd cause ond excessive or burdensome use of
existing strcets, tronsportotion facilities or schools?

a. No. The proposed townhome community will not have an excessive or burdensome use

of existing streets, transportation facilities, utilities or schools. lts impact to Northview

High School and Wilson Creek Elementary Schools will be negligible.

ls the zoning proposol in contormity with the policies ond intent of the land use plon?

a. Yes. The Comprehensive Plan/Medlock Bridge Corridor (09) lists, among other things,

townhomes as a suitable use, encouraging "A village green, and/or open spoce oreas

should be promoted with eoch new development olong the corridor. A streetscope
component should be promoted including, greater visibility ond occessibility to
development along this corridot"

Are there existing or changing conditions thdt alled the use and development of the prcperty
which supports either apprcvol or denidl oI the zoning proposol?

a. Yes. Market demand for empty nesters who wish to down size has risen while Johns

Creek contlnues to have an overabundance of office space.

Does the zoning proposal permit a use thdt cdn be considercd environmentolly ddverse to the
noturdl resources, environment ond citizens of the CW of lohns Creek?

a. No. The proposed townhome community wlll not be environmentally adverse to the

natural resources, environment and citizens ofthe City ofJohns Creek.

RECE,YED
AUG I t 2016
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2.

ENVI RON M ENTAL SITE ANALYSIS
10632lLO64O Parsons Road Ol/R4 TO TR Application

CONFORMANCE WITH THE COMPREHENSIVE PLAN

a. The proposed project proposes a townhome development with density of 7.1 units per acre, private

roads, a village Sreen or open space and on-site storm water detention. A key design component of the
project is the street scape component, specifically those units facing Parsons Road and SR 141 will
incorporate urban-style courtyards to increase physical and vlsual access as contemplated by the
Comprehensive Plan.

a. Referring to the Comprehensive Plan, 141 Corridor, AREA #9.

i. Over time, this corridor will be the most intensive commerciol/residential corridor in the city.

ii. Over the nert twenty yeors the City envisions the corridor evolving from o, sprowling strip
commerciol corridor to Johns Creek's premier boulevard

iii. A villaoe qreen, ond/or open spoce oreos should be promoted with eoch new development olong
the corridor

iv. A streetscope component should be promoted including, greoter visibility ond occessibility to
development olong this corridor.

v. This oreo should olso be developed with the octive odult in mind becouse of the occess to public

tronsportotion ond commerciol amenities ollowing for community seniors to "Age in Ploce". fhis
community wlll promote a maintenance free-life style.

vi. Appropriote Uses: ResidentioL A Mixed-use developments: Condominium ond AportmefiA
Townhomes

vii. Appropriote Scole: High intensity uses,4 story building height, 5-8 units per ocre

ENVIRONMENTAL SITE ANATYSIS (ESA) FORM

a. Wetlands: None apparent on site,

b. Flood plain: None on site

c. Streams/stream buffers: There is a small creek adjoining the property's western boundary. The

accompanying State and City stream buffer standards will not be compromised nor encroached upon. .

The site did not contain any pools of liquids, pools of sludges, or evidence of visibly stained soil. The

small creek displayed no visible sheens and offered no odors. All creek flora/fauna appeared healthy.
d. Slopes Exceeding 25%: None on site

e. Vegetation: The site vegetation included hardwoods, pine thickets, grasses, small shrubs, weeds and

vines. Allvegetation appeared to be healthy and there was no evidence of stressed vegetation or any

area that was ;nconsistent with the rest of the site.

f. Wildlife Species: No visual slgns of protected wildlife nor endangered species.

g. Archeological/HistoricalSite: The property is not an Archeological nor Historical site.

PROJECT IMPLEMENTATION MEASURES

a. Applicant will employ best management practices (BMP's) through-out the course ofthe project to
insure protection of any environmentally sensitive areas, specifically the stream and stream buffers to

3.

the west. All appropriate erosion control methods wjll.b"Jliliqd and maintained. Noise, dust and other
disturbances will be addressed so as to minimize anftf,E@effipeffnces.

AU6 I I 20,6

?,.J:?1i;3i"?,"#
t<z_/e ooi



Legend

E Property Boundary

lntermittent

Ephemeral

C Control Points

Parsons Road Site
Fulton County, Georgia

Figure 1

Prel in imary J u risdictional

0 75 150 300
Feet

1 inch = 150 feet

"li'lffilf.i',"fi-



DrsclosuRE Rrponr Fonm

WTHTN THE (2! YEARs titirEDtATELy pREcEDtNG THE Ftur{G oF THrs zoiltr{G pETtloN HAvE you, As rHE AppucANT
OR OPPONEIIT FOR THE REZONING PETffiON, OR AN ATTORNEY OR AGENT OF TllE APPUCAI,IT OR OPPONEITIT FOR THE
REZONING PETmoN, TIADE ANY cATIPAGI{ coNTRtBUTIoNS AGGREGAnilG $25O.OO on Ilone oR IIADE GIFTs
HAVING AN AGGREGATE VALUE oT $25O.OO To THE MIYoR oR ANY MEilIBER oF THE CmT CoUNcIL

CIRCLE ONE: YES frf YES, complete points 1 throrgh 4)i NO (it NO, complete only point 4)

1. CIRCLE ONE: Party to Petition (lf parry to petition, complete sedions 2, 3 and 4 bEtow)

tn Opposition to Petition (tf in opposilion, proceed to sections 3 and 4 betonr)

List all individuals or business entities which have an ownership interest in the property which is the

subiect of this rezoning petition:

1'Non"

2.

5.

6.2.

7.3.

8.4.

3. CAMPAIGN CONTRIBUTIONS:

The undersQned acknolvledges that this disclosure is made in accordance with the OfficialCode of
Georgia, Section 3ffi7A-1 et. seq. Conflict of interest in zoning actions, and that the information set
forth herein is true to the undersigned's best knowledge, information and belief.

4.

AU6 I t 2016

,*[_qr Jolps Creekrranning * aon,pfrrrorr,,,,

Name of Govemment
Official

Total Dollar
Amount

Date of
Contribution

Enumeration and Description of Gift
Valued at $250.00 or more

LA}ID USE PENNON 
^PPUqATDN

P^6€ I



DIscI-osuRE REPoRT FoRM

WlnlN THE (2)YEARS IMMEDIATELv pREcEDtNG THE FtLtNG oF THls zoNtNG pETtnoN HAvE you, As rHE AppLtcANT
OR OPPONENT FOR THE REZONING PETITION, OR AN ATTORNEY OR AGENT OF THE APPLICANT OR OPPONENT FOR THE
REzoNtNG PETtfloN, MADE ANY cAilrpArcN coNTRTBUTtoNS AGGREGarruo $250.00 oR t[oRE oR ,rrADE GIFTS
HAVING AN AGGREGATE VALUE oF $250.00 To rHE Mrvon oR ANy 

IF_Ugen 
oF{}rE€lFr€o{qL.

/"'CIRCLE ONE: YES 0f yeS, comptete points 1 through a)i ( NO (if No, complete only point 4)

1. CIRCLE ONE: gty to Petition (ttpbrty to petition, complete sections 2, 3 and 4 below)

ln Opposition to Petitlon (lf in opposition, proceed to sections 3 and 4 below)

2. List all individuals or business entities whlch have an ownership interest in the property which is the

subject of this rezoning petition:

1.

6.

7.

4.

CAMPAIGN CONTRIBUTIONS:

The undersigned acknowledges that this disclosure ls made in accordance with the OflicialCode of
Georgia, Section 36-67A-1 et. seq. Conflict of interest ln zonlng acllons, and that the information set
forth herein is true to the undersigned's best knowledge, information and belief.

Name Beazer Homes fLz-
tl? /rt,

,)P "0 U,<( Ool",i,*,4 L,/

AUG I r 20t6

City cf Johns Crulgp26,2orc
Planning & Zoning

Name of Government
Official

TotalDollar
Amount

Date of
Contrlbution

Enumeration and Description of Gift
Valued at $250.00 or more

I.A}IO USE PEIMON APPUC{NOII PAGE 9



Pueuc PennqPATtoN Pux
1. The City of Johns Creek will notify all property owners within a quarter mile of the site. What other

groups do you intend to contact?
Johns Creek Communitv Association ...
Medlock Bridee Owners Association

Glenside SuMivision residences or HOA

2. Hor do plan to contad any interested parties, either before making application or afier the city
neighborhood meeting, regarding lhe rezoning/use permlt application?
Immediatelv after the filine of this application, will inquire of the JCCA directly.

Additionallv. with list provided by the City. intend to issue letters to those residential neiehbors

closest to the subicc! property.

3. ln addition to the Ctty of Johns Creek neighborhood meeting, do you plan to provide any other
opportunities for discussion with interested parties before the PC and M&CC hearirgs?
Ycl viU bc dcrorincdbscd on pefcrtncc ttd aonvcaicrcc of tlosc rBid.nu whorn rrc cocrtctcd dirtctly

4. \Mrat is your schedule for completing the Public Participation Plan?
As soon as possible and will be a orioriw immediatelv followins filins the annlicati

A report is due 15 davs prior to the Plannine Commission meeting.

rL>-1 ,
,r"rEcElt-Eb

AUG I r 20t6

':;'t)/ of. Joh_ns Creekrranntng & Zoning

UND USE PEIMOil APPiJOqTOil Pr6E lt I,PDAIED28/A16
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MAXWETT.REDDICK
AND ASSOCIATES

August L,ZOLG

City of Johns Creek
2000 Findley Road, Suite 400
Johns Creek, GA 30097
Attn: Matthew Dickison, Community Development Deputy Director

PROPOSED PARSONS ROAD TOWNHOMES

FOR BEAZER HOMES

JOHNS CREEK, GA

Dear Mr. Dickison,

Maxwell-Reddick and Associates, lnc. respectfully submits the following trip generation estimates
for the referenced project. The proposed development will increase the number of vehicles per
day on Parsons Road. The following is a projection of weekday trip generation, including AM and
PM peaks.

Average Number
of Trips

Directional Distribution

Weekday 180 50% Enterine I 50% Exiting
Weekday AM Peak 15 19% EnterinC / 8t% Exiting
Weekdav PM Peak t7 62% Entering / 38% Exiting

The provided trip generation estimates are based on data found in the lnstitute of Transportation
Engineers lfEl Trip Generotion Monuol, gth Edition. Should you have any questions regarding the
data provided, please do not hesitate to contact me.

Sincerely,

Tg*-
David L. Hendrix, P.E.

MF#F,YED

AUi t t 20t6;":#;i,(r*iy
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. THIS SIE lS TOCATED WITHIN LAND LOT 32,t. IST
DISTRICT, IST SECTION, FUI.TON COUNTY, GA

. PROPOSED UNIS ARE tEE-SlMPLE TOWNHOUSES

FLOOD NOTE

. ACCORDING TO F.|.R.M. MAP #l312lCm9lG
DATED SEP]EM8ER 18, 2OI3, THIS SITE IS NOT IN A
FI"OOD HAZARD IONE,

S'IE NOIES.

STE AREA:
TOTAT AREA: 5.9,{4 ACRES

STTE ZQNING:
ExlsTlNG ZONING: R-,1AND Ol
PROPOSED ZONING: TR

ZON/NG REOU'REMENIS:
MlN. tOT wlDlH: 20 FT

MAX UNIT DENSIIY: 9 UNITS/ACRE
MAX. BUILDING HEIGHT: .{O TI
MlN. BUILDINC FLOOR AREA: l.l0O SF

MAX. l-OT COVERAGE: 507.

PER'MEIER SEIBACKSJ
FRONT:40 FI
SIDE (MAJOR): a0 FT

slDE (MINOR):30 Fr
REAR;35 FT

REOUIRED EUFFERS AND LANDSCAPE SIRIPS:
tRoNT (MEIrocK BRocr io;.. o Lexosceer slnre
SIDE (PARSONS RD): 25' LANDSCAPE STRIP

SIDE (ADJOINING O0r l0'TANDSCAPE SIRTP

SIDE (ADJOINING R.1}: 25'TANDSCAPE BUFFER AND
IO' IMPROVEMENT SETBACK

R€AR {ADJOINING R-,1) i l0' TANDSCAPE BUFfER AND
IO' IMPROVEMENT SEIEACK

PROPOSED LOI SUMMARYj
PROPOSED USE: RESIDENTIAL TOWNHOUSES
PROPOSED UNITS: 48
PROPOSED tOT COVERAGE: t,(',%
PROPOSED UNIT DENSfTY: 8.08 UNITS/ACRE

REQUESIED VAR'ANCES:
. REDUCE LANDSCAPE STRIP ALONG MEDLOCK

BRTDGE RD (HWy t,il) IROM 10 FT 10 25 FT.

. REMOVE SECTION OF I-ANDSCAPE STRIP ATONG
PARSONS ROAD TOR A I-ENGTH OF 20'AI.ONG
RIGHT.Of -WAY ENCROACHMENT.

's^t H- TIVED
AUG I I 2016

City of Johns Creek
Pianning & Zoning Alignmenl - (r) PARSONS RD

SIAfTON: 0+00.00 THRU 8+21.96
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MAXWELT-REDDIC( SIATESEORO, GA 30158 ALPHAIETI^ GA 3OOO'
^--,_1,':"11'., lr,lr-llsilfllo-Il!9r tro.J.e3.i618oFFrcE

copyRroHr c, r 6 By M^rwtrL. iEoDci;xr-^ss5aaEs @
REVtStONS: oM6t-^'x,tcE,e

csulcsul.lw PROPOSED RESIDENTIAI DFVFI
A PARSONS RD/MEDLOCK BRIDGE RD

JOHNS CREEK. GA

. o9**
WITHOUT PRIOR WRMEN NOTICE TO THE HOIDER. DIMENSIONS, EOUNDARIES AND ANY OTH€R GRAPHIC
REPRESENTATIONS ARE FOR ILLUSTRATIVE PURPOSES ONLY AND ARE SUBJECT TO AN ACCURATE SURVEY 

'
DATE: AUG. 8. 2016

.JOB NO.: 201&50 ENIRANCE SIGHT DISIANCE PROFILE
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LETTER OF APPEAL

August 1, 2016

City of Johns Creek
2000 Findley Road, Suite 400,
Johns Creek, GA 30097
Attn: Matthew Dickison, Community Development Deputy Director

CONCURRENT VARIANCE

Land Use Application by Maxwell-Reddick and Associates
Corner of Parsons Road and SR 141

Dear Matthew,

Concurrent with our Land Use Application, we respectfully seek a reduction of the 4O-foot
Landscape strip requirement (Sec. 12E.3.A.1 - Development Standards) adjoining SR 141 by 15-
feet to 25-feet.

We cite no hardship in requesting this variance. lnstead, we wish to utilize the resulting 15' as
private courtyards, with access to the multi-purpose path along SR 141. This is consistent with
the goals of the Comprehensive Plan which is to promote street-scape components and
increase accessibility, visually and physically. An added benefit is that we are now able to
incorporate a park area internal to the community, where none is required but desired.

Hence, we assert that the intent of the Zoning Regulation and the Comprehensive Plan have
been met and the requested variance be granted accordingly.

Maxwell-Reddick and Associates.

.:m?h-

Tifi:L''*o
ElY,;;3i{"_''7!iPz:;;3

* /€_ ory

MAXWELL REDDICK AND ASSOCIATES INC . Northwands IV . 11605 Haynes Brid8e Road . Suite 475 . Alpharetta, GA . 404-693-1618 Page 1
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LETTER OF APPEAL

August L,2OL6

City of Johns Creek
2000 Findley Road, Suite 400,
Johns Creek, GA 30097
Attn: Matthew Dickison, Community Development Deputy Director

CONCURRENT VARIANCE

Land Use Application by Maxwell-Reddick and Associates
706321 70640 Parsons Road

Dear Matthew,

Concurrent with our Land Use Application, we respectfully seek a waiver from the 25-foot
Parson Road landscape strip requirement and the 40-foot Side Building Setback requirement for
approximately 2O-feet along the frontage of Parsons Road in the area where the right-of-way
encroaches approximately 25-feet into the subject property.

The area we are referencing is the area where there are a number of telephone equipment
cabinets as illustrated herein. The encroachment creates undue hardship on the property as it
would necessitate the unwarranted dispositioning of one or more residential units which in
turn would have a detrimental and cascading effect with respect the design of the community.

Photo of the telephone cabinets and area of
the 24.95-foot deep, 20.05-foot wide right-
of-way encroachment.

Appropriate plant and tree screening material
will be incorporated into the 25-foot
landscape strips, which continues along
Parsons Road on either side of the area.

Respectfu lly submitted

jim Warren, VP

Maxwell-Reddick and Associates. AU6 , t 20t6

*-r9[nl Creek
MAXWELL-REDDICKANDASSOC|ATESlNC.NorthwindslV.ll6osHaynesBridgeRoadoSuite4T5.Alpharetta,GA o 404-693-1618
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Iohns Creek

LAND USE PETITION
APPLICANT'S ACKNOWLEDGEMENT FORM

Kz-\(o-tlot
Case Number

The applicant's attendance is required during the following public hearings:

Neighborhood Meeting Date: CfJtO\Agf b, Z 0 [b

Mayor & council Date: N OVOIU& e4

t-l [.
Appli 's Printed Nanfe and ignature

'1, 20 \b

BECE/YED

r^;. 
AuGll206

Fi{r.r,,iie 
i"?,;;_

Communitv Development
1200i) Findley Road lSuite 400 lJolrns Creek. GA 3()097 i.tohnscreekGA.gov i678-5 l2-3200 iFax: 678-5t2-j30-l
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Iohns Creek

APPLICATION RECEIPT
PLANNING & ZONING

Please present to the Cashier for payment

CASE NO: 16-1870

DATE TODAY: 8l,2512016

PROJECT TYPE: Rezoning

PROJECT NAME: Townhomes

PROPERTY INFORMATION:

Address: 10640 Parcons Road

PIN: 11 0910-0324-0450

FEES:
REZONE 0-100+ acres R6, TR, A, AL, Ol, C, M $1,500.00

Concurrent Variance - Commercial $4SO.O0

TOTAL DUE: $1,950.00

12000 Findley Road, Suite 400, Johns Cree( GA 30097 . 678-512-3200 . 678-512-3303 fax . www.JohnsCreekGA.gov
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GEORGIA

DATE: 8/251201.61:31:29 PM

CASHIER ID: Power, Una

RECEIPT#: 20754

RECEIPT DETAILS:

Project ld: 16-1870 - Townhomes -Review Type: REZONING - Revision Number: 0,
REZONE 0-L00+ acres R6, TR, A, AL, Ol, C, M 51,500.00

Project ld: 16-1870 - Townhomes -Review Type: REZoNING - Revision Number: 0,
Concurrent Variance - Commercial 5450.00

TOTAL RECETPT AMOUNT S1,95O.OO

PAYMENT INFORMATTON:

Check # 411,56217 S1,900.00,

ViSa *,k'**,k******x2902 
S50.00

TOTAL AMOUNT PAID 91,950.00

cREDtT CARD PAYMENT: 550.00

Thank you for your payment!

120()() Irindlcv Road i SLiits.l()0 i.lohils (lrcck. OA.i0097 rioirns(.recl.(ii\.uov i (r78-5ll-.1200 i I;ax: 67ll-512-.i:?0
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September L4,2016

Letter of Transmittal

City of Johns Creek

2000 Findley Road, Suite 400,
Johns Creek, GA 30097
Attn: Courtney Lankford, Planner, Community Development

Maxwell-Reddick and Associates

Cc Garen Smith, Beazer Homes Corp

Attachments

VIA HAND DELIVERY

Re: Land Use Application by Beazer Homes Corporation
RZ-15-004

Supplemental Documents to the Application

Dear Ms. Ebert,

On behalf of Beazer Homes Corporation, please incorporate these two additional documents into zoning
application, those documents being:

1. Assertion of Constitutional Rights, and;
2. Jurisdictional Waters Findings Report, dated August L8,,2076 by Corblu.

Attached are hard copies of each of the above and a zip-drive containing the two documents.

RECE,YED

A:.sEP'4,,,,i
?l{,',',1i1ry^".""*";'l';'i .,?;;rlz_r ( ;:;;rr

Respectfr

MAXWELL-REDDICK AND ASSOCIATES INC . Northwinds lV r 11605 Haynes Bridge Road . Suite 475 o Alpharetta, GA . 404-693-1618 eage 1



RESERVATION OF CONSTITUTIONAL AND OTHER LEGAL RIGHTS

Applicant Maxwell-Reddick and Associates

Subject Property: 5.944 Acres 10632/10640 Parsons Road, Johns Creek, GA
Current Zoning: R-4 and OI

Proposed Zoning: TR

Proposed Use: Townhome community

This Reservation of Constitutional and Other Legal Rights ("Reservation") is intended to supplement and form a part of the land use

application (including any request for zoning, conditional use perm it and variances) (collectively, the "Application") of the Applicant
and the Owners of the Subject Properfy and to put the JohnsCreekMayorandCityCouncil on notice of theApplicant's assertion of its
constitutional and legal rights.

Denial of the Application or approval of the Application in any form that is different than as requested by the Applicant will impose
a disproportionate hardship on the Applicant and Owners of the Subject Property without benefiting any surrounding property
owners. There is noreasonableuseof the Subject Property other than as proposed by the Application and no resulting benefit to the

public from d enial or modification of the Application.

Any provisions in the Johns Creek, Georgia - Code of Ordinances that classifl, or may classifu, the Subject Property into any of the

non-requested zoning or use classifications, including the Proposed Zoning District at a density less than that requested by the

Applicant, are unconstitutional in that they constitute a taking of the Applicant's and Owner's property rights without first paying fair,
adequate, and justcompensation for such rights in violation of Article I,Section Il l, Paragraph Iof the Georgia Constitution of 983,
as amended and the Fifth and Fourteenth Amendments to the Constitution of theUnited States.

The Subject Property is presently suitable for development as proposed in the Application and it is not suitable for development
under any other zoning classification, use, or at a density less than that requested by the Applicant. Failure to approve the
Application as requested by the Applicant will constitute an arbitrary and capricious abuse of discretion in violation of Article I,
Section I, Paragraph I of the Georgia Constitution of D83, as amended and the Due Process Clause of the Fifth and Fourteenth

Amendments to the Constitution of the United States.

A refusal by the City of Johns Creek Mayor and City Council to approve the Application as requested by the Applicant will prohibit the

only viable economic use of the Subject Property, will be unconstitutional and will discriminate in an arbitrary, capricious and
unreasonable manner between the Applicant and Owner and the owners of similarly situated properties in violation of Article I,
Section I, Paragraph II of the Georgia Constitution of D83, as amended, and the Equal Protection Clause of the Fourteenth
Amendment to the Constitution of the United States.

Furthermore, the MayorandCityCouncil cannot lawfully imposemore restrictivestandards on the Subject Property'sdevelopment than

are presently set forth in the Johns Creek, Georgia - Code of Ordinances. To do so not only will constitute a taking of the Subject
Property as set forth above, but it will also amount to an unlawful delegation of the City's authority in response to neighborhood
opposition, in violation of Article IX, Section ll, Paragraph IV of the Georgia Constitution of 983, as amend ed. Any zoning
conditions or other restrictions imposed on the Subject Property without the consent of the Applicant and Owner that do not serue to
reasonably ameliorate the negative impacts of the development are invalid and void. As such, the Applicant and Owner reserve the right
to challenge any such zoning conditions.

By filing this Reservation, the Applicant reserves all rights and remedies available to it under the United States Constitution, the Georgia
Constitution, all applicablefederal, state, and local laws and ordinances, and inequity.

The Applicant and Owners respectfully request that the Application be approved as requested by the Applicant and in the manner
shown on the Application, which is i ncorporated herein by reference. This Reservation forms an integral part of the Applicant's
Application and we ask that the City of Johns Creek Community Development Department include this Reservation with the
Applicant's other application materials for presentation to the Mayor and City Council. The Applicant and Owners reserve the right to
amend and supplement this Reservation at any time.

Sincerely,;z RECE/YED

.\.sEP'q2016
FiHl#e,:"?,,,ff_



6,,cdrblu
ECOLOGY GROUP

August 18,2016

Beazer Homes-Atlanta
Attn: Mr. Garen Smith
6455 Shiloh Road, Suite A
Alpharetta, GA 30005

Subject: JurisdictionalWatersFindingsReport
Parsons Road Site
Fulton Gounty, Georgia
CEG Project No. 04-072616

Dear Mr. Smith:
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Corblu Ecology Group, LLC (CEG) is pleased to submit to Beazer Homes-Atlanta (Client)this letter
report regarding the jurisdictional waters delineation for the Parsons Road Site located in Fulton
County, Georgia. The project site is located in the southwestern corner of the intersection of Hwy
141 (Medlock Bridge Road) and Parsons Road in Johns Creek, Fulton County, Georgia (Figures 1

& 2).

Methods

CEG personnel conducted a field delineation of the property for potential jurisdictional waters on
August 3, 2016. This delineation included a field reconnaissance of the entire property and abutting
properties where available to identify and investigate any potential areas that exhibited the
characteristics and requirements of jurisdictional waters. More detailed investigations were then
conducted in these areas and a jurisdictional determination was made.

Jurisdictional waters of the U.S., including streams, wetlands, lakes, and ponds, are defined by 33
CFR Part 328.3 and protected by Section 404 of the Clean Water Act (33 USC 1344), which is
administered and enforced by the U.S. Army Corps of Engineers (USACE), Savannah District.
Jurisdictional waters were delineated in the field using the 1987 USACE Wetlands Delineation
Manuall and the regional supplement for the Eastern Mountains and Piedmont Region2. The
referenced manuals use a multi-parameter wetland identification process, including positive
evidence of three criteria: 1) hydrophytic vegetation; 2) hydric soils; and 3) wetland hydrology. Any

1 Environmental l-aboratory. 1987. Corps of Engineers Wetlands Delineation ManuaL U.S. Army Corps of Engineers, Washington D.C.
roo pp. plus appendices.

2 U.S.ArmyCorpsof Engineers. zorz. RegionalSupplementtotheCorpsof EngineersWetland.DelineationManual: Eastern
Mountains and Piedmont Region Version z.o, ed. J. F. Berkowitz, J. S. Wakeley, R. W. Lichvar, C.V. Noble. ERDC/EL TR-rz-g.
Vicksburg, MS: U.S. Army Engineer Research and Development Center.
aGeorgia Department ofNatural Resources, Environmental Protection Division, Watershed Protection Branch, Non-Point Source
Program. Field Guide for Determining The Presence of State Waters That Require a 8u.;fer. September 2006.
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areas exhibiting all three criteria for wetland determination, as well as seasonal streams and ponds,
are considered jurisdictional waters regulated by the USACE. Jurisdictional waters were marked in
the field with pink wetland survey tape and surveyed with a Trimble@ Pathfinder@ GEOTX Global
Positioning System (GPS), capable of sub-meter accuracy.

Determinations were also made as to whether these areas qualifled as State Waters requiring buffers.
State Waters of Georgia, including streams and ponds, are defined by Chapter 391-3-7-.01 (x) of the
Georgia Department of Natural Resources, Environmental Protection Division (EPD) Rules for
Erosion and Sedimentation Control and were identified using the Georgia EPD'S Field Guide for
Determining the Presence of State Waters that Require a Buffer".

Results

Site Conditions

Site conditions were assessed through a desktop review of available environmental information
(Figures 2-6) and a physical reconnaissance of the project site. The review of available
environmental information revealed evidence of potential jurisdictional areas being present within
and/or adjacent to the poect site. The project site is a single-family residential property that is
currently vacant (Figure 2). The northeastern and southwestern portions of the site are forested with
a mixture of pine and hardwood trees. The northern portion of the site is mostly open grassed area
that has not been maintained and is becoming overgrown wilh herbaceous vegetation and vines.
One house is located on the west-central portion of the site. A sewer easement traverses the
southern boundary of the site.

Jurisdictional Waters

Corblu personnel (Barney Crooks) investigated the project site on August 3, 2016 for the presence
of jurisdictional waters. Two sections of intermittent stream and one section of ephemeral stream
was identified adjacent to the western property boundary. The centerline of each feature was located
via GPS and is shown in Figures 7 & 8. See Table 1 below for a listing of identified jurisdictional
features. No other features were observed on the p@ect site that would be considered as
jurisdictional waters.

Table 1. Delineated Features on the Parsons Road Site
Feature
Name Type

Approximate
Channel Width*

2$Foot Protective
Buffer Requf€f,3-'

ts1 lntermittent 1-3 feet Yes l-'( |
ts2 lntermittent 2-4 feet Yes

ES1 Ephemeral 1-2 feet No
width
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lntermittent Stream 1 (lS'l) is an intermittent stream that is located adjacent to the western property
boundary. This stream begins at a headcut and flows southwest along the property boundary for
approximately 176 feet until stream flow goes underground and the defined channel flattens out.
Stormwater runoff from Parsons Road after rain events is directed into the top of this stream. As a
result, the upper t46 feet of stream channel has been lined with riprap rock to prevent erosion of the
stream channel and banks. Below this riprapped area is a channel with defined bed and banks. The
stream channel width at top of bank is approximately 1 to 3 feet and the wetted width of the channel
is approximately I to 2 feet. Channel substrates include mostly coarse sand, underlain with sandy
clay. At the time of review, water was present in the channel with a small amount of flow. The water
extended to the end of the feature and then went underground. Below this point, the defined channel
gradually flattens and transitions into an ephemeral wash (ESl). Hydric soils were observed within
the channel bed and base of banks of lS'1. lt is CEG's opinion that lS1 meets the requirements of a
jurisdictional Waters of the US and a buffered State Waters. The 25-foot State Waters buffer should
start approximately 46 feet from the top of the feature near the end of the riprapped area and extend
downstream forthe entire length ofthe intermittent stream feature (Figure 8). Since the upper portion
of this channel and banks are lined with riprap, a distinct line of wrested vegetation cannot be
determined, therefore, a buffer does not apply to this section of channel.

Ephemeral Stream 1 (ESl) begins at the base of lS1 and flows adjacent to the property boundary
for approximately 185 feet along until it ends at l52. ESI contains a minure of flattened wash areas
and some minor channelization. There are areas within ESI that have had been excavated by hand
to facilitate storm flows, but these areas are not naturally channelized. The soils were assessed
throughout the length of ES'l and very little hydric soil characteristics were observed within the upper
12 inches of the soil column. This feature only transports the overland flow of stormwater after rain
events. lt as CEG's opinion that ESl meets the requirements of a jurisdictional Waters of the US and
a non-buffered State Waters.

lntermittent Stream 2 (lS2) is an intermittent stream that is located adjacent to the western property

boundary. This stream starts at the base of ES1 where flows have become concentrated resulting in
channelization with a defined bed and bank. lS2 flows in a southwest direction and away from the
southwestern boundary of the project site. The stream channel width at top of bank is approximately
2 to 4 feet and the width at the point of wrested vegetation is 2 to 3 feet. At the time of review, no
water was present in the channel. Hydric soils were observed within the channel bed and base of
banks of lS2. Channel substrates consisted of mostly sand with some rock from the utility pipe

crossing located across the upper portion of the reach. lt is CEG's opinion that lS2 meets the
requirements of a jurisdictional Waters of the US and buffered State Waters.

Photographs ofthe features described above are included in the attached photographic log.

Discussion

Based on the current USACE guidance, no jurisdictional features were identified within the project site,
but two sections of intermittent stream (lS1 & lS2) and ooe eohemeEl stream (ESl) were identified

X'11",,* 
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Jurisdictional Waters Findings Report

404 of the Clean Water Act. Please note that these waters of the US determinations are not official
until formally verified by the USACE.

lS'l (excluding the riprapped portion at the top) and lS2 would also be considered State Waters that
require a 2s-foot undisturbed vegetated buffer measured from the point of wrested vegetation along
either streambank. An additional 2s-foot undisturbed buffer and 25-foot pervious setback are required
outside of the state-mandated 25-foot buffer by the City of Johns Creek. ES1 is considered a non-
buffered State Waters. A site visit was conducted by the City of Johns Creek personnel (Mr. Chris
Moss) on August 10, 2016 to review and verify this State Waters determination. Upon review of the
features in the field, Mr. Moss was in agreement with the delineation and state waters determination
depicted in this report and Figure 8. A letter has been requested from Mr. Moss confirming his
verification of this delineation. Once received, the veriflcation letter will be forwarded to the Client.

Future impacts to jurisdictional waters and their buffers depicted in Figures 7 and 8 may require
approval from USACE, EPD and/or the Local lssuing Authority (LlA) prior to any disturbance.
lnformation concerning the most applicable federal permitting and state and local buffer variance
requirements for development activities can be provided upon request.

CEG appreciates the opportunity to assist you with this project. lf you have any questions regarding
this report, please contact our office al (770) 682-9731.

Sincerely,

CORBLU ECOLOGY GROUP, LLC

August 18, 2016
CEG Job No.04-072616

Barney Crooks
Senior Ecologist

Enclosures: Figure 1 - Site Location Map
Figure 2 -Aerial Map
Figure 3 - Topographic Map
Figure4-SoilsMap
Figure5-tIWl Map
Figure 6 - FEMA Floodplain Map
Figure 7 - Jurisdictional Waters of the US Map
Figure 8 - State Waters Map
Photographic Log
Web Soil Survey Soils Report
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tf Property Boundary

Parsons Road Site
Fulton County, Georgia

Figure 2
Aerial Map
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Soil Descriotions
CaA - Cartecay-Toccoa complex, 0-2% slopes, occasionally flooded
CeB2 - Cecil sandy loam,2-60/o slopes, moderately eroded
CeC2 - Cecil sndy loam, 6-10% slopes, moderately eroded
ReD - Rion sandy loam, 10-15% slopes
Urc2 - Urban land-Cecil complex,2-10o/o slopes, moderately eroded

E Property Boundary

f]] Soil rype Boundary

Parsons Road Site
Fulton County, Georgia

Figure 4
Soils Map
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f] Property Boundary

[_.] NW wettands

Parsons Road Site
Fulton County, Georgia

Figure 5
National Wetlands lnventory
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E Prope(y Boundary

lntermittent Stream

Ephemeral Drainage

Parsons Road Site
Fulton County, Georgia

Figure 7
Jurisdictional Waters
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Parsons Road Site
Fulton County, Georgia

Figure 8
State \Ahters of Georgia Map
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Photo 1: View of the open grassed area located on the northern portion of the Parsons
Road Site.

Photo 2: View of the upper portion of lS1 where the channel is lined with riprap rock.
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Photo 3: View of lS1 at the base of the riprapped area. The buffered portion of lS1 starts
at the pink flag in the background and extends downstream.

Photo 4: View of the middle portion of lS1.
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Photo 5: View of the lower portion of lSl where the channel is starting to flatten. Note
that stream flow ceases and goes underground in the background of the picture.

Photo 6: View of the middle portion of ES1. i:cffiCIEI
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Photo 7: View of the transition area from ES1 to !S2.

View of the lower portion of lS2.
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Photo 9: View of the utility pipe crossing and riprap protection on the upper portion of
ts2.
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Hydric Rating by Map Unit-Fulton County, Georgia
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Hydric Rating by Map Unit-Fulton County, Georgia
(Parsons Road Site)

Web Soil Survey
National Cooperative Soil Survey
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MAP LEGEND MAP INFORMATION

Area of lnterest (AOl)

tf Area of lnterest (AOl)

Soils

Soil Rating Polygonr

I Hydric (1ooo/o)

N Hydric (66 to 997d

E Hydric (33 to 6syo)

f] Hydric (1 to 320lo)

a Not Hydric (o%)

fl Not rated or not available

Soil Rating Lines
p Hydric (1000/0)

N Hydric (66 to 990/0)

. t Hydric (33 to 650/0)

,?", Hydric (1 to 32%)

il Not Hydric (0%)

. t Not rated or not available

Soil Rating Pointe

I Hydric (100o/o)

I Hydric (66 to 99o/o)

tr Hydric (33 to 650/o)

a Hydric (1 to 327o)

I Not Hydric (00/o)

E Not raled or not available

Water Foaturei

Streams and Canals

Tran3portatlon

l++ Rails

)u lnterstate Highways

N\dNs US Routes

Major Roads

Local Roads

Background

I Aerial Photography

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: http://websoilsurvey.nrcs.usda.gov
Coordinate System: Web Mercator (EPSG:3857)

Maps fom the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more accurate
calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area: Fulton County, Georgia
SurveyArea Data: Version 10, Sep 19,20'14

Soil map units are labeled (as space allows) for map scales 1 :50,000
or larger.

Date(s) aerial images were photographed: Ocl 17, 2O14-Od 27,
2014

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor shifting
of map unit boundaries may be evidenl.

The soil surveys that comprise your AOI were mapped at 1:12,000

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil line
placement. The maps do not show the small areas of contrasling
soils that could have been shown at a more detailed scale.
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Hydric Rating by Map Unit

Hydric Rating by Map Unit- Summary by Map Unit - Fulton County, Georgia (GAl21)

Map unit symbol Map unlt name Rating Acres in AOI Percent of AOI

CaA Cartecay-Toccoa
complex, 0 to 2
percent slopes,
occasionally flooded

7 0.'1 1 .4o/o

Ce82 Cecil sandy loam, 2 to 6
percent slopes,
moderately eroded

0 0.2 2.go

CeC2 Cecil sandy loam, 6 to 10
percent slopes,
moderately eroded

0 5.3 79.1o/o

ReD Rion sandy loam, 10 to
1 5 percent slopes

0 0.3 4.90/o

ufc2 Urban land-Cecil
complex, 2 to 10
percent slopes,
moderately eroded

0 0.8 1't.8%

Totals for Area of lnterest 6.6 r00.0%
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Hydric Rating by Map Unit-Fulton County, Georgia Parsons Road Site

Description

This rating indicates the percentage of map units that meets the criteria for hydric
soils. Map units are composed of one or more map unit components or soil types,
each of which is rated as hydric soil or not hydric. Map units that are made up
dominantly of hydric soils may have small areas of minor nonhydric components in
the higher positions on the landform, and map units that are made up dominantly
of nonhydric soils may have small areas of minor hydric components in the lower
positions on the landform. Each map unit is rated based on its respective
components and the percentage of each component within the map unit.

The thematic map is color coded based on lhe composition of hydric components.
The five color classes are separated as 100 percent hydric components, 66 to g9
percent hydric components, 33 to 65 percent hydric components, 1 to 32 percent
hydric components, and less than one percent hydric components.

ln Web Soil Survey, the Summary by Map Unit table that is displayed below the
map pane conlains a column named 'Rating'. ln this column the percentage ofeach
map unit that is classifled as hydric is displayed.

Hydric soils are defined by the National Technical Committee for Hydric Soils
(NTCHS) as soils that formed under conditions of saturation, flooding, or ponding
long enough during the growing season to develop anaerobic conditions in the
upper part (Federal Register, 1994). Under natural conditions, these soils are either
saturated or inundated long enough during the growing season to support the
grov'/th and reproduction of hydrophytic vegetation.

The NTCHS definition identifies general soil properties that are associated with
wetness. ln order to determine whether a specific soil is a hydric soil or nonhydric
soil, however, more specific information, such as information about the depth and
duration of the water table, is needed. Thus, criteria that identity those estimated
soil properties unique to hydric soils have been established (Federal Register,
2002). These criteria are used to identify map unit components that normally are
associated with wetlands. The criteria used are selected estimated soil properties
that are described in "Soil Taxonomy" (Soil Survey Staff, 1999) and ,,Keys to Soil
Taxonomy" (Soil Survey Staff,2006) and in the "Soil Survey Manual" (Soil Survey
Division Staff, 1993).

lf soils are wet enough for a long enough period of time to be considered hydric,
they should exhibit certain properties that can be easily observed in the field. These
visible properties are indicators of hydric soils. The indicators used to make onsite
determinations of hydric soils are specified in "Field lndicators of Hydric Soils in the
United States" (Hurt and Vasilas, 2006).

References:

Federal Register. July 13, 1994. Changes in hydric soits of the United States.

Federal Register. September '18, 2002. Hydric soils of the United States.

Hurt, G.W., and L.M. Vasilas,
soils in the United States.
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Soil Survey Division Staff. 1993. Soil survey manual. Soil Conservation Service.
U.S. Department of Agriculture Handbook 18.

Soil Survey Staff. 1999. Soiltaxonomy: A basic system of soil classification for
making and interpreting soilsurveys.2nd edition. Natural Resources Conservation
Service. U.S. Department of Agriculture Handbook 436.

Soil Survey Staff. 2006. Keys to soiltaxonomy. 1oth edition. U.S. Department of
Agriculture, Natural Resources Conservation Service.

Rating Options

Aggregation Method Percent Present

Component Percent Cutoff: None Specified

Tie-brcak Rule: lowet
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