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Rezoning Petition No. 201300662 
 

HEARING & MEETING DATES 

Community Zoning 
Information Meeting 

Community Developer 
Resolution Meeting 

Planning 
Commission 

Hearing 

Mayor and City 
Council Hearing 

March 28, 2013 April 25, 2013 May 16, 2013 
June 18, 2013 
July 16, 2013 

APPLICANT/PETITIONER INFORMATION 
Property Owners Petitioner Representative 

Roswell Road Redevelopment, LLC Cortland Development, LLC Nathan V. Hendricks 

PROPERTY INFORMATION 

Address, Land Lot, 
and District 

6558 Roswell Road 
Land Lot 88, District 17 

Council District 3 

Frontage: Approximately 772.55 feet along the west side of Roswell Road (SR9)   

Area: 7.699 acres 

Existing Zoning and 
Use 

A-O (Apartment Office District) and R-3 (Single Family Dwelling District)  
 

Units Density Height Bedrooms 

112 14.55 units/ac 2 Stories 216 
 

Overlay District Main Street District 

2027 
Comprehensive 
Future Land Use 
Map Designation 

Live Work Community (LWC), Node 9: Roswell Road and Vernon Woods 
(Uptown) 
 

Proposed Zoning 

A-L (Apartment Limited Dwelling District) 
 

Units Density Height Bedrooms 

245 31.83 units/ac 4 Stories 339 
 

INTENT 
To rezone the subject property from A-O (Apartment Office District) and R-3 (Single Family Dwelling 
District) to A-L (Apartment-Limited Dwelling District) to allow for the development 245 Apartments at a 
density of 31.83 units per acre. 

DEPARTMENT OF COMMUNITY DEVELOPMENT RECOMMENDATION 
 

201300662 – APPROVAL CONDITIONAL 
 

DESIGN REVIEW BOARD RECOMMENDATION  
 

Recommendation for Approval (6-0, Porter, Ealick-Anderson, Richard, Landeck, Mobley, and Roberts; 
Lichtenstein not voting; absent) subject to the following conditions:                                                                                      
1) Complex should be limited to one (1) and two (2) bedroom units, with no three (3) bedroom units;  

2) Density should be more in line with that of the Comprehensive Land Use Plan, with twenty (20) units per 
acre, but could be increased by twenty (20) percent; 

3) Exterior of all buildings should be limited to brick, stone, hard coat stucco, and hardiplank, with no wood;  

4) Ceiling heights should be nine (9) feet;  
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5) The required fifty (50) foot buffer and ten (10) foot improvement setback shall remain intact;  

6) Applicant should conduct a traffic study;  

7) The proposed six (6) foot aluminum fence should be a condition of approval;  

8) A landscape plan should be submitted to ensure significant buffering and plantings;  

9) An elevation for Roswell Road that shows a shorter building, at the roofline closest to the street, should be 
submitted;  

10) Lighting installed adjacent to neighboring residential developments shall be shielded and positioned to 
minimize impacts to neighboring landowners. 

PLANNING COMMISSION RECOMMENDATION  
201300662 –DEFERRAL 

Recommend Deferral (6-0, Frostbaum, Nickels, Squire, Maziar, Porter and Tart for; Duncan not voting) to the 
June 20, 2013 Planning Commission meeting, to allow time for the applicant to meet with the neighborhood. 
 
 

MAYOR AND CITY COUNCIL  
201300662- DEFERRAL 

The petition was heard at the June 18, 2013 Mayor and City Council Meeting. The Council deferred the petition 
to the July 16, 2013 Mayor and City Council Meeting to allow the applicant additional time to meet with the 
Community. 
 
Since the June 18th meeting the applicant has reduced the number of units from 275 to 245. The reduction in 
units changes the density from 35.72 units/ac to 31.83 units/ac. The applicant has also agreed to additional 
conditions which were added to the staff’s recommended conditions. 
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EXISTING LAND USE AND ZONING OF ABUTTING PROPERTY  
 

SUBJECT 
PETITION 
201300397 

 

Requested 
Zoning 

Proposed Use 
Land 
Area 

(Acres) 
Units 

Density (Square 
Footage per Acre) 

A-L Multi-Family 7.699 245 31.83units/ ac 

Location in 
relation to 

subject 
property 

Zoning Use 
Land Area 

(Acres) 

Square 
Footage or 
Number of 

Units 

Density (Square 
Feet or Units Per 

Acre) 

North 
R-3 

Abernathy Greenway - - - 

North 
C-1 

Z1996-0074 
6650 Roswell Road 

Sandy Springs Village 
4.013 ±40,368 ±10,059 sf/acre 

Northeast 
C-1 

conditional 
Z67-0166 

6600 Roswell Road 
Commercial 

1.311 17,820 ±13,592 sf/acre 

Northeast 
C-1 

conditional 
Z77-0060 

6550 Roswell Road 
Taco Bell / Midas 

1.55 7,374 ±4,757 sf/acre 

East  
C-1 

conditional 
Z63-0003 

6575 Roswell Road .8035 3,710 ±4,617 sf/acre 

Southeast 
C-1 

conditional 
RZ09-011 

6550 Roswell Road 
Medical Office 

.47 5,583 
±11,878 sf/acre 

 

Southeast 
C-1 

conditional 
Z72-0053 

6540 Roswell Road .43 2,442 ±5,679 sf/acre 

South 
A-O 

Z67-0039 
6520 Roswell Road 

 
7.64 116 Units 15 units/acre 

West R-3 
6565, 6575, 6585, 6595, 
6605, 6615 Wright Cir 

±2.93 6 ±2.04 units/acre 
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Zoning Map 
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Future Land Use Map 
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ZONING IMPACT ANALYSIS 
The applicant’s intent is to rezone the subject property from A-O (Apartment Office District) and R-3 (Single 

Family Dwelling District) to A-L (Apartment-Limited Dwelling District). 

 

Units Density Height Bedrooms 

245 31.83 units/ac 4 Stories 339 

 
Per Article 28.4.1, Zoning Impact Analysis by the Planning Commission and the Department, the staff shall make a 
written record of its investigation and recommendation on each rezoning petition with respect to the following 
factors: 

A. Whether the zoning proposal will permit a use that is suitable in view of the use and development of adjacent and 
nearby property.  

Finding: The staff is of the opinion that the proposed use is suitable in view of the use and development 
of adjacent and nearby property.  The surrounding area consists of:  Abernathy Greenway and 
retail/commercial uses to the north, retail/commercial uses to the east, townhomes to the south 
and residential single family to the west. The proposed use provides appropriate transition 
from the commercial corridor along Roswell Road to the single family neighborhood to the 
west. 

 

B. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby property. 

Finding: The staff is of the opinion that the proposal if approved with recommended conditions will not 
have an adverse impact on the use or usability of adjacent or nearby properties because the use 
would be consistent with the recommended density of 20 units/acre in the Live-Work 
Community, Node 9, Roswell Road and Vernon Woods (Uptown). The proposal is for a density 
of 31.83 units/acre. Staff has recommended a density of 20 units per acre based on the 
redevelopment policies of the Comprehensive Plan. 

 

C. Whether the property to be affected by the zoning proposal may have reasonable economic use as currently zoned. 

Finding: The staff is of the opinion that the subject property has a reasonable economic use as currently 
zoned.  

D. Whether the zoning proposal will result in a use which will or could cause an excessive burdensome use of existing 
streets, transportation facilities, utilities, or schools. 

Finding: The staff is of the opinion that the proposal will not result in a use which will cause an excessive 
or burdensome use of the existing infrastructure. However, the driveway should align with the 
driveway located on the opposite side of the street. The existing site does not have a stormwater 
management system and encroaches into the stream buffer. The proposed development will be 
required to meet all current City codes and ordinances, which will require a stormwater 
management system and includes the removal of existing stream buffer encroachments. The 
Fulton County school impact report is attached. 

 
E. Whether the zoning proposal is in conformity with the policies and intent of the land use plan. 
 
Finding: The staff is of the opinion that the proposed use if approved with recommended conditions is 

consistent with the intent of the future land use plan, which designates the property as LWC 
(Live-Work Community), Node 9: Roswell Road and Vernon Woods (Uptown). The proposed 
density of 31.83 units/acre does not fall into the range suggested by the Comprehensive Plan. 
The density recommendation for Node 9 is 20 units/acre. Per the Comprehensive Plan, this 
Node is designated for a residential density of 20 units per acre or less and a maximum building 
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height of four stories.  The Plan calls for a minimum of 15% of the site to be maintained as open 
and green space.  The plan further notes that achievement of maximum densities the project 
should be supported by the elimination of or consolidation of curb cuts, providing inter-parcel 
access and meeting or exceeding recommended open space.   The applicant is proposing 28% 
open space and green space totaling 18%, which is just slightly above the minimum designated 
in the plan.  As such, the staff is recommending a density of 20 units per acre consistent with the 
Comprehensive Plan designation. Staff is recommending a density of 20 units per acre. 

 
 

Existing units Proposed Units Existing Density Proposed Density Comprehensive Plan 
112 245 Residential – 

14.55 units/ac 
Height- 2 stories 

Residential – 
31.83 units/ac 
Height- 4 stories 

LWC (Node 9) 
Residential- 20 
unit/ac or less 
Height- 4 stories 

 
Node 9: Roswell Road and Vernon Woods Drive (Uptown) 
 
Boundaries: 
 

 Properties with frontage along Roswell Road, from the north side of Sandy Springs 
Circle to the south, to those properties immediately abutting the Abernathy 
Road/Roswell Road intersection on the north, but not including those properties. 

 
Vision: 
 

1. The area is characterized by narrow lots with frontage on Roswell Road. 
2. The assemblage of multiple properties is not necessarily encouraged in this area; 

however, the elimination of individual curb cuts and increased interparcel access is 
supported. 

3. The area should incorporate a mix of less dense office and residential uses; however, it 
is not necessary to develop both office and residential uses on a single parcel. 

 
Guidelines and Policies: 
 

1. Residential density should be 20 units per acre or less.  Commercial and office 
densities should be 25,000 square feet per acre or less.  There should be a maximum 
building height of four (4) stories.  At least 10% of a site shall be maintained as open 
space. 

2. An ability to achieve maximum densities should be supported by the elimination of 
consolidate of curb cuts, providing interparcel access, and meeting or exceeding 
recommended open space. 

 

 

F. Whether there are other existing or changing conditions affecting the use and development of the property which give 
supporting grounds for either approval or disapproval of the zoning proposal. 

Finding: The staff is of the opinion that there are no existing or changing conditions affecting the use and 
development of the property, which give supporting grounds for approval or denial of the 
applicant’s proposal.  
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G. Whether the zoning proposal will permit a use which can be considered environmentally adverse to the natural 
resources, environment and citizens of Sandy Springs.  

 
Finding: The staff is of the opinion that the proposal would not permit a use which could be considered 

environmentally adverse to the natural resources, environment, or citizens of Sandy Springs. 
The existing site does not have a stormwater management system, encroachments into the 
stream buffer, and has very little green space. The proposal will be required to meet all current 
City Codes including, but not limited to stormwater management system, replanting of 
required buffers, landscape strips, interparcel access to eliminate curb cuts, and streetscape. 
Additionally, the encroachments into the stream buffer will be reduced. 

 
 
 

DEPARTMENT COMMENTS 
The staff held a Focus Meeting with Transportation, Building and Permitting, Fire, Code Enforcement, Site 
Development, and the Arborist on April 3, 2013 at which the following departments had comments. The staff 
has received additional comments from the Fulton County Board of Education, Fulton County Department of 
Water Resources, Fulton County Department of Health Services and Fulton County Department of Planning 
and Community Services (see attachments).   

Transportation 
Planner 

 Proposed driveway shall align with driveway across the street to avoid 
left turning conflicts.  Proposed driveway shall meet sight distance 
requirements of Section 103-77 of the Development Ordinance.  
Proposed deceleration lane does not appear to meet standard.  
Acceleration lane north of property shall be removed and deceleration 
lane added that meets requirements of Section 103-73. Driveway shall 
maintain at least 100 feet of uninterrupted ingress/egress from the edge 
of the travel lane on Roswell Road.  ADA-compliant path shall be 
provided from sidewalk to sight arrival point(s).  Overlay district 
requires bicycle parking.  Note that work within the right-of-way shall 
require a Georgia DOT encroachment permit.   
 

 The City is constructing CIP project T-0012 along property frontage.  
Applicant should coordinate with Public Works regarding T-0012 
construction which is slated for 2013. 
 

Site Development 

 Development shall comply with the Georgia Stormwater Management 
Manual Stormwater Runoff Quality Standard by providing practices 
that treat the water quality volume by infiltration and/or 
evapotranspiration. 

Fire 
 Fire sprinklers are required by Chapter 22 of the City Ordinance. 

 Fire Hydrants will be required by the IFC. 

Code Enforcement 

 6558 Roswell Road- The fence needs to be replaced or repaired between 
the property and the neighboring homes. This was a complaint from a 
neighboring homeowner. A notice of violation was issued to the new 
owner with a compliance date of 4/15/2013 

Georgia Department 
of Transportation 

 There are no GDOT requirements that need to be addressed at this time. 

 



201300662 

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council June 18, 2013 
 

LA 3.28.13          Page 9 of 11 

 
PUBLIC INVOLVEMENT 
 
Required Meetings 
The applicant attended the following required meetings: 

 Community Zoning Information Meeting held March 28, 2013 at the Sandy Springs City Hall 

 Community/Developer Resolution Meetings held April 25, 2013 at the Sandy Springs City Hall 
 
Public Comments  
 
Opposition 

 Density is too high 

 Rear elevation/ cross section 

 Single renter 

 Evergreen plantings to screen view from the residential properties 

 Noise 

 Guidelines for residence  

 Provide access to the park 

 Rain Garden an swells to handle stormwater along the edge of the parking lot 

 Pull stormwater detention away from stream buffer 

 Landscape islands with rain gardens 
 

Notice Requirements 
The petition will be advertised on May 8, 2013 (Sandy Springs Neighbor) and May 3, 2013 (Sandy Springs 
Reporter). The applicant posted a sign issued by the Department of Community Development along the 
frontages of Peachtree Dunwoody Road on April 12, 2013. 
 
Public Participation Plan and Report 
The applicant has met the Public Participation Plan requirements.  The applicant is required to submit the 
Public Participation Report seven (7) days prior to the Mayor and City Council Hearing on June 18, 2013.   
 
 
CONCLUSION TO FINDINGS 
The Comprehensive Plan clearly supports the redevelopment of older, obsolete apartment complexes.   The 
Plan notes that the designation of areas in in the Living Working Category was done so to encourage 
redevelopment.  It is the opinion of the staff that the proposal is in conformity with the intent of the 
Comprehensive Plan Policies.  However, the proposed density of 31.83 units per acre is significantly higher 
than the 20 units per acre designated for this property in the Comprehensive Plan.  As such, staff is 
recommending a density of 20 units per acre.  Therefore, based on these reasons, the staff recommends 
APPROVAL CONDITIONAL of the rezoning petition. 
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STAFF RECOMMENDED CONDITIONS 
Should the Mayor and City Council decide to rezone the subject property from A-O (Apartment Office 
District) and R-3 (Single Family Dwelling District) to A-L (Apartment-Limited Dwelling District), the staff 
recommends the approval be subject to the following conditions.  The applicant’s agreement to these 
conditions would not change staff recommendations.  These conditions shall prevail unless otherwise 
stipulated by the Mayor and City Council. 
 

1. To the owner’s agreement to restrict the use of the subject property as follows: 
 

a. Multi-Family Units and associated accessory uses at a density of 20 units per acre or 150 units, 
whichever is less. 

 
b. Said property shall be limited to one (1) and Two (2) bedroom units, with no three (3) bedroom 

units. 
 

2. To the owner’s agreement to abide by the following: 
 

a. To the site plan received by the Department of Community Development on March 12, 2013. 
Said site plan is conceptual only and must meet or exceed the requirements of the Zoning 
Ordinance, the Development Standards contained therein, and these conditions prior to the 
approval of any Land Disturbance Permit. In the event the Recommended Conditions of Zoning 
cause the approved site plan to be substantially different, the applicant shall be required to 
complete the concept review procedure prior to application for Land Disturbance Permit. 
Unless otherwise noted herein, compliance with all conditions shall be in place prior to the 
issuance of the first Certificate of Occupancy. 

 

3. To the owner’s agreement to provide the following site development standards: 
 

a. The owner / developer shall align with driveway across the street to avoid left turning conflicts 
subject to the Sandy Springs Traffic Engineer. 

 

b. A six (6) foot high opaque wooden fence shall be installed along the westerly property line and 
at the point that said westerly property line intersects with the southeasterly side of the 75 foot 
stream buffer at the northwest corner of the subject property said fence shall run northeasterly 
fifty-five (55) feet off the southeasterly bank of the said stream to the north property line. A 
minimum of eight (8) inches of clearance between the finished grade and the bottom of the 
fence shall be maintained along the buffer. The fence location shall be subject to the approval 
Sandy Springs Arborist. 
 

c. Provide a visual screen by enhancing the natural undisturbed buffer with plantings along the 
westerly property line for the properties contiguous and to the west of the buildings. Said 
enhancement shall be constructed on the subject property subject to the approval of the Sandy 
Springs Arborist. 
 

d. Development shall comply with the Georgia Stormwater Management Manual Stormwater 
Runoff Quality Standard by providing practices that treat the water quality volume by 
infiltration and/or evapotranspiration including but not limited to rain gardens in parking lot 
islands, roof drains to garden areas, swales and driveway grate drains to direct stormwater to 
swales in a manner that reduces the volume of concentrated flow. Subject to stormwater 
concept plan to be submitted prior to the approval of the Land Disturbance Permit. 

 
e. Prior to the issuance of a Land Disturbance permit, the owner shall dedicate a water pooling 

easement in the northwest corner of the property along the existing stream to accommodate a 
future City of Sandy Springs watershed improvement project. 
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f. Prior to issuance of a certificate of occupancy for the last unit, a ten (10) foot wide concrete 
multi-use path with wooden boardwalk style stream crossing shall be constructed that connects 
the subject property, across property owned by the City of Sandy Springs, to the existing 
sidewalk on the south side of Abernathy Road.  
 

g. Prior to the issuance of a certificate of occupancy for the first unit, the property on which the 
multi-use path described above is constructed shall be cleared of invasive vegetation subject to 
the Director of Community Development. 
 

h. All common area lighting shall be downcast and lighting poles shall not exceed twenty (20) feet. 
 

i. Exterior of all buildings should be limited to brick, stone, hard coat stucco, and hardiplank, with 
no wood. 
 

j. Ceiling heights should be nine (9) feet. 
 

k. All units shall be individually metered and/or submetered.  
 
 

 Attachments 
 

 Letter of Intent received March 12, 2013 

 Site Plan dated received March 12, 2013 

 Elevations dated received March 12, 2013 

 Site Photographs 

 Additional comments from the Fulton County Board of Education, Fulton County Department of 
Water Resources, Fulton County Department of Health Services and Fulton County Department of 
Planning and Community Services 

 Letters of Opposition 
 






















































