
CITY COUNCIL OF PEACHTREE CITY
REGULAR MEETING AGENDA

This agenda is subject to change at any time up to 24 hours prior to the scheduled meeting

Peachtree City
Mayor & City Council
Vanessa Fleisch, Mayor
Phil Prebor – Post 1
Mike King – Post 2
Kevin Madden – Post 3
Terry Ernst – Post 4

REVISED AGENDA
MAY 16, 2019

6:30 p.m. 

I. Call to Order

II. Pledge of Allegiance

III. Announcements, Awards, Special Recognition
Presentation of Awards – Lake Peachtree Spillway

IV. Public Comment

V. Agenda Changes

VI. Minutes
May 2, 2019, Regular Meeting Minutes

VII. Consent Agenda
1.  Consider Non- profit Funding Service Agreement – Promise Place
2.  Consider Non- profit Funding Service Agreement – Fayette Senior Services
3.  Consider FY2019 Budget Amendment – Software Subscription for Police Department
4.  Consider FY 2019 Budget Amendment – Building Repair and Maintenance

VIII. Old Agenda Items

IX. New Agenda Items
05- 19-04 Public Hearing – Consider Rezoning, GI General Industrial to LUC Limited Use

Commercial, 28.04 Acres (portion of Tax Parcel 0615 028) Located off Clubhouse
Drive and the Unimproved Portion of NAECO Way  (Robin Cailloux) 

05-19-05 Public Hearing – Consider Transmittal Resolution, Capital Improvements
Element ( CIE) Update   (Robin Cailloux) 

X. Council/ Staff Topics

XI. Executive Session

XII. Adjourn
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Figure 1: Existing Zoning

Figure 2: Future Land Use Plan
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Proposed Master Plan
The applicant has provided a schematic plan, a rendered plan, and architectural
examples. (See attachments). The schematic plan shows five (5) multi-family buildings
placed on the northeast portion of the property, 43 single-family lots located on the
northwest overlooking the lake, and townhome and commercial uses on the southwest
portion of the property. The southeastern portion of the site that will remain GI General
Industrial, and is shown on the masterplan with an office campus of 175,000 square-feet. 
That portion of the plan is not under consideration in this rezoning request, but is
presented as a part of the overall master plan. 

Transportation Planning
An internal road network throughout the site has access points to Clubhouse Drive and
NAECO Way. Clubhouse Drive is a private road and NAECO Way is an unimproved public
right-of-way. The proposed master plan shows the improvement of NAECO Way from its
current termination to the entrance to the proposed corporate campus.  

As a part of the application, the applicant has provided a traffic study reviewing the
current, future no-build, and future build operation conditions of the surrounding road
network including TDK/ Dividend Drive, TDK/ SR 74, and Crosstown/ Peachtree Parkway.  
Figure 3 shows the intersections studied by the applicant’ s traffic consultant.  

Figure 3: Traffic Study Intersections
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The City has hired a third-party traffic engineer to review the study methodology and the
findings. The methodology meets traffic engineering standards. (A copy of the study is
available at the Planning and Development offices). The study assessed existing
conditions, calculated future conditions incorporating a base level of background
growth, and then calculated future build conditions incorporating the traffic generated
by the proposed project. The operations of each intersection are reported in a Level of
Service (LOS) grade for each scenario.  

Level of Service ( LOS) is a rating system quantifying the traffic operations at an
intersection of along a road. The system is a standardized engineering formula used
across North America that ranks operations on a letter scale of A through F, where LOS A
is free-flowing (think rural road with no one else for miles) and LOS F is stopped (think
gridlock).  Most jurisdictions consider an LOS D as acceptable, where the vehicle
demand is in balance with the supply provided by the intersection. Table 1 below
summarizes the study findings. 

TABLE 1: TRAFFIC STUDY FINDINGS

EXISTING FUTURE NO- BUILD FUTURE BUILD IMPROVEMENTS
CROSSTOWN DRIVE AT
S PEACHTREE PARKWAY LOS F LOS F LOS F Roundabout or

signalization

TDK BOULEVARD AT
SR 74 S LOS D LOS D LOS D None

TDK BOULEVARD AT
DIVIDEND DRIVE LOS E LOS E LOS F Roundabout or

signalization
TDK BOULEVARD AT
SOUTHPARK DRIVE LOS B LOS B LOS C None

Airport Planning
The property is located near the Atlanta Regional Airport and therefore requires
additional planning review. A portion of the property is affected by the CFR Part 77
Transitional Surface and the Runway Protection Zone ( RPZ) as defined by the FAA
Federal Aviation Administration).  

Transitional Surface
The Transitional Surface is the area around a runway that should be kept clear of
obstructions. It is a 7:1 sloped surface that begins at the edge of the primary surface (i.e. 
the runway) and extends up to 150 feet above the runway. Any object within this sloped
area is considered an obstacle to safe air travel. Objects can include trees, buildings, cell
towers and the earth itself (such as a hill or mountain).  

The Airport Authority has provided the applicant the results of their Transitional Surface
Study performed on the subject property. The study creates maximum height contour
lines around the runway. The results are depicted in Figure 4 below. The applicant’ s
proposed Master Plan includes and analysis of the Transitional Surface ( Figure 5), showing
the maximum height contours and the proposed building heights. The proposed plan is
in compliance with the height restrictions within the Transitional Surface.  
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Figure 4: Transitional Surface Height Study and Runway Protection Zone
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Figure 5: Transitional Surface Maximum Height Contours and Proposed Building Heights
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Runway Protection Zone
Unlike the Transitional Surface, which is located in the air, the RPZ is on the ground. It is a
trapezoid shape measured from the end of the runway landing area. The length and
width is determined by the type of aircraft using the runway.   

The FAA states the RPZ’ s purpose is to: “enhance the protection of people and property
on the ground. This is best achieved through airport owner control over RPZs. Control is
preferably exercised through the acquisition of sufficient property interest in the PRZ and
includes clearing RPZ areas (and maintaining them clear) of incompatible objects and
activities.” ( Advisory Circular 150/ 5300-A) 

The FAA emphasizes Airport ownership of the RPZ land. In some instances, it allows the
Airport to either purchase an easement restricting use in the RPZ and/or work with the
local jurisdiction to ensure zoning compatibility within the RPZ.  

The FAA defines incompatible ‘ objects and activities’ to include: 
Buildings and structures
Recreational uses (golf courses, athletic fields, and places of public assembly)  
Transportation facilities (rail facilities, public roads, and parking facilities)  
Fuel and hazardous material storage
Wastewater treatment facilities and above-ground utility infrastructure
Man-made bird attractants ( reservoirs and retention ponds) 

Because an RPZ is based on the type of aircraft and operations at an Airport, the RPZ’ s
size and location are not permanent. An RPZ can change when: 

A runway is extended or a landing threshold is shifted
A change occurs in the critical design aircraft that use the runway
A new or revised instrument approach procedure is adopted for the runway

Prior to 2011, the subject property had about ½ acres within the RPZ. Per FAA guidance, 
the Airport Authority purchased an easement from the property owner to limit
development in the RPZ.  

In 2011 the Airport extended the runway and re-routed TDK Boulevard north. Industrial
land in the RPZ was converted to golf-course use. For various reasons, a ‘ displaced
threshold’ was placed on the extended runway. A displaced threshold is a point other
than the physical end of the runway where a plane may touch down. This limits the use
of the full length of the runway for landing planes.  

The Airport Authority is beginning their efforts to relocate the displaced threshold, and
the City Council recently adopted a resolution in support of these efforts. Relocating or
removing the displaced threshold is one of the triggers that changes the runway’s RPZ. 
Figure 6 shows the pre-2011 RPZs and the new RPZs if the displaced threshold is relocated.  

The proposed RPZ increases the impact on this property from ½ acre to about 5 acres of
un-buildable land. The proposed master plan shows no permanent structures within the
proposed RPZ.  
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Figure 6: Existing and Proposed Runway Protection Zone (RPZ)
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Evaluation Criteria: 

Staff has reviewed the proposal based on the criteria established in Section 1304( d) of
the City’ s Zoning Ordinance: 

1) Whether the zoning proposal is in conformity with the policy and intent of the land
use plan; 

The City’s Comprehensive Plan is compiled of two elements: The Goals and Policies
section and the Future Land Use plan. The proposal does not conform with the Future
Land Use plan. The future land use category for the property is Industrial.  

Staff has identified nine (9) Comprehensive Plan goals and policies that are relevant to
this application. They are evaluated in the table below. 

Comprehensive Plan Goals & Policies Review
LAND USE AND DEVELOPMENT PATTERNS POLICY

Promote the location of industrial uses in the industrial park, commercial uses in the village
centers, and step down residential densities further away from village centers. 

The proposal is in conflict with this policy. The proposal is for a mix of residential, 
commercial and office use, and therefore does not meet this policy. 

ECONOMIC DEVELOPMENT POLICY

Encourage development of high quality local jobs suitable for residents. 

This policy is potentially achieved by the proposal.  The applicant is preserving nine
9) acres of industrial-zoned land for a potential corporate headquarters campus, 

as shown on the plan. The Fayette County Development Authority continues to
partner with the Georgia Department of Economic Development and the
property owner to pursue potential corporate relocations/expansions. The
headquarter potion of the plan is not included in the overall rezoning application
because selection specialists require that sites have zoning in place for
prospective businesses. 

ECONOMIC DEVELOPMENT POLICY

Work towards reducing the tax burden on the residents by shifting the tax base towards
industrial and commercial users. 

Staff has re-evaluated the findings for this policy since the Planning Commission
public hearing. The City’ s current property tax base is about 80% residential and
20% commercial/ industrial. The City Council has identified a goal of achieving a
mix of 75% residential and 25% commercial/ industrial. 

Using net-acres, the proposed master plan dedicates 35% of the total property to
commercial and office use. When using Floor Area, the proposed master plan
provides 28% of the total square footage to commercial and office use. Both
calculation methods support the City Council’ s policy of 25% commercial.  
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ECONOMIC DEVELOPMENT POLICY

Continue to require developers to provide necessary infrastructure in their developments

The proposal mostly satisfies this policy. On-site roads, sewer, water and stormwater
infrastructure will be provided by the developer. The proposal shows a street
connection to NAECO Way, which is unimproved at that location.  The right-of-way
should be paved and improved to City standards to create this connection.  

In addition, the future build scenario in the transportation study shows the
intersection of TDK Boulevard and Dividend Drive falls below an acceptable level of
service (LOS F) due to the impacts from this project. Although this intersection is not
inside the development, the operational impacts can be directly linked to this
project. Therefore the project should share in the cost of returning the operations of
this intersection to an acceptable Level of Service D.  

TRANSPORTATION POLICY

Encourage alternative modes such as walking, bicycling, and driving golf-carts by
providing a comprehensive system of multi- use paths and facilities connecting all the

villages and activity centers in the City. 

The proposal satisfies this policy. The plan shows a network of paved multi- use paths
within the development connecting to existing paths on the Planterra Ridge golf
course to the west.  These paths have public access easements and can be used
by the general public.  

An additional path connection from the site along NAECO Way south to the existing
path would further enhance the site’ s connectivity to the multi- use path network.  

HOUSING GOAL

Provided a broad range of housing opportunities with an appropriate mix of homes
regarding size, type, price and location in order to meet the needs of people of all life

stages and abilities.  

The proposal meets this policy. The proposal includes a mix of housing types from
small- lot single family homes, townhomes, and apartments.  

HOUSING POLICY

Create a sense of neighborhood by developing separate and identifiable subdivisions
surrounded by open spaces and appropriate landscape buffers.  

Open space surrounds the proposal on three (3) of the four (4) cardinal directions. 
The southeast portion of the property abuts an undeveloped industrial- zoned lot, 
but is separated from this parcel by the unimproved NAECO Way right-of-way.  
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HOUSING POLICY

Offset dense residential developments with greenbelts and parks. 

Similar to the policy above, this residential development is offset with greenbelts
and internal parks. The applicant will be required by Section 712 of the Land
Development Ordinance to provide on-site parks or recreational facilities ( such as
the amenity area) or cash- in-lieu. 

HOUSING POLICY

Utilize the “ step down” practice in which there is a regression from a higher density close to
the village center to lower density farther away from the center.  

The proposal does not meet this policy in the sense that the nearest village center
is located over 1.5 miles away.  

However, within the development, this development pattern is achieved. The most
intense uses, the corporate office buildings and the multi-family buildings, are
located on the eastern portion of the property. Uses step down in intensity east to
west from village- scale retail ( scaled for a sit-down restaurant), to live-work
townhomes, to small- lot single family.  

Staff is of the opinion that the proposal meets seven (7) of the nine (9) Comprehensive
Plan goals and policies.  

2) Whether the zoning proposal will permit a use that is suitable in view of the use and
development of adjacent and nearby property; 

Typically, residential uses are also not considered compatible with airport or industrial
uses.  When residential is constructed around airports and industrial sites, in many cases
the new residents will begin to complain about the noises, smells, and traffic from the
industrial uses and airports. Some measures can be put in place to mitigate these
negative impacts, such as improved sound dampening construction methods and
recorded disclosure statements; however, it is typically preferable to not locate
residential uses near airports.  The applicant has provided a disclosure statement to be
placed on deeds and filed with the community covenants.  

Since the Planning Commission Public Hearing, the applicant has performed a sound
impact study on the property (Copy available for review in the Planning & Development
offices). Noise levels were recorded over three (3) days, showing anywhere from 20 to 50
aircraft landings/ takeoffs per day. The Airport stops operations at 8 PM.  

The loudest 24-hour day-night average sound level for the site is 51.7 dBA Ldn where 45
dBA Ldn is an industry-accepted-standard for indoor noise levels. The findings of the study
recommend enhanced window systems to reduce the overall noise levels inside
residential structures. A window system with a Sound Transmission Class ( STC) of 28 would
reduce indoor noise levels to 29.5 dBA Ldn, which exceeds the industry standard. Typical
double-glazed windows provide an STC rating of 28 to 32.   
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3) Whether the zoning proposal will adversely affect the existing use or usability of
adjacent or nearby property;

The proposed residential uses may adversely affect the adjacent land uses, which are
industrial sites and the airport. Complaints from residents about smells, sounds, and truck
traffic generated from industrial uses may result in pressure of these industrial users to
reduce hours of operations or make other restrictive changes to their current procedures. 

4) Whether the property to be affected by the zoning proposal has a reasonable
economic use as currently zoned;

The Applicant has provided a statement with their application that their efforts marketing
the property to industrial uses has been unsuccessful.    

Since the Planning Commission Public Hearing, the applicant has provided a topography
survey of the property and submitted a memo from a professional engineer listing the
development hardships of the site under the current zoning. The engineer performed a
site-fit analysis for a typical industrial warehouse development.  The site has an overall
slope on the west side of 11% and on the east side of 15%. ( Average slope is
calculated over 500 linear feet. Individual slopes at points vary.)  

There are no nation-wide planning standards for defining ‘steep slopes’ and appropriate
development practices; although definitions have been established at regional levels. 
The Regional Research Institute’ s Site Planning and Design Standards provides a typical
range of development standards for slopes: 

TABLE 2: SLOPE IMPACT ON DEVELOPMENT

SLOPE EASE OF DEVELOPMENT
0% - 2% Most developable
2% - 8% Easily accommodates most categories of development
8% - 16% Some development restrictions; upper limits for roads

16% - 24% Significant restriction to most development
24% + General restricted for development

As other points of reference: ADA limits slopes to 8%, San Francisco’s famous Lombard
Street has a slope of 14%, The Georgia Department of Natural Resources recommends
no development on slopes of 25% or greater, and avalanches occur at slopes of 30% or
greater. 

Since the RPZ and Transitional Surface restrictions have the greatest impact on
development and building height on the west side of the property, the engineer
attempted to fit the hypothetical 100,000 square foot industrial development on the east
side. The analysis requires over 125,000 cubic yards of haul off (over 8,900 dump trucks) 
and 1,100 linear feet of retaining wall reaching as tall as 40-feet.  The engineer estimated
an additional cost of over $2 million dollars for the site development work on an 8.9-acre
portion of the property. Analysis of a smaller footprint building was not performed. 
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5) Whether the zoning proposal will result in a use which will or could cause an
excessive or burdensome use of existing streets, transportation facilities, utilities, or
schools;

The applicant has provided statements from the utility providers indicating capacity for
the proposed development.  

A traffic study performed by a Transportation consulting firm and reviewed by a third-
party traffic engineer indicates that a significant portion of the deficient operations at
the TDK Boulevard / Dividend Drive intersection are directly attributed to this
development. Staff recommends that the applicant enter into a Development
Agreement with the City establishing their fair share of the engineering and construction
of the required improvements at this intersection to return it to and acceptable level of
service.  

Per the Fayette County Board of Education data, the number of students generated in
Peachtree City for an apartment unit is 0.38. A single-family home generates on average
0.48 students in Peachtree City. Overall, the development could generate about 165
students.  

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

New information has been provided by the applicant in response to public comments
made at the Planning Commission hearing, specifically related to topography
constraints, as summarized in this report. 

Planning Commission Action
The Peachtree City Planning Commission conducted a Public Hearing on this request at
their April 22, 2019 regular meeting. At that meeting, Commissioners voted 4-1 to
recommend denial of the request to Council.   

Recommendation
Staff is of the opinion that the request for rezoning is inconsistent with the Future Land Use
map and is generally inconsistent with the surrounding industrial development; therefore, 
staff recommends disapproval. Should City Council approve the request, staff
recommends the following conditions: 

Development shall conform with the schematic master plan. Substantial changes
to the plan shall require a rezoning action.
No structures shall be permitted within the current and proposed Runway
Protection Zone.
Structures shall comply with the Transitional Surface around the Atlanta Regional
Airport. Building plans submitted for construction permits shall include an
estimated Finished Floor Elevation, a total building height, an estimated Top Floor
Elevation, and the maximum Transitional Surface height for all portions of the
proposed structure. An elevation certificate for maximum building height shall be
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submitted and shall include the maximum Transitional Surface height for all
portions of the building. The elevation certificate shall be reviewed and approved
immediately after framing of the structure; no additional work may continue until
the elevation certificate is approved.  
The applicant agrees to place notes on the final plat indicating the proximity to
the Atlanta Regional Airport and include notification with the sale and rental of
each property. The applicant agrees to place similar notes in the community
covenants that shall carry with the land.
NAECO Way shall be improved to City standards from its current termination
southward to TDK Boulevard.
A paved multi-use path shall be provided within the NAECO Way right-of-way to
TDK Boulevard.
A system of paved multi-use paths shall be provided on site similar to those shown
on the schematic plan and shall connect to existing paths in the Planterra golf
course located to the west and south of the site.
The applicant shall enter into a Development Agreement with the City to include,
at a minimum, understandings pertaining to required improvements at the TDK
Boulevard and Dividend Drive intersection. The Development Agreement may
also contain understandings about impact fee credits as stipulated in the Land
Development Ordinance Section 307.10.
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WRITTEN NARRATIVE
PEACHTREE CITY REZONING APPLICATION

1) Whether the zoning proposal is in conformity with the policy and intent of the land use
plan; 

A. Land Use:  

The applicant proposes to develop a 37 acre parcel located on the westernmost portion of
the Industrial Park in Peachtree City. The property is located adjacent to Lake McIntosh, 
to the north of Falcon Field Airport and is surrounded by the southern half of the
Planterra Ridge Golf Course. The applicant proposes to build a master planned
community consisting of a mix of residential uses, two office buildings, a village green
space containing small shops, restaurants and community open space as well as other
community amenities such as a chapel, a pool and a gym. The maximum number of
dwelling units would be 420 units. To facilitate the proposed development, the applicant
requests that 28.04 acres of the property be rezoned from General Industrial ( GI) to
Limited Use Commercial ( LUC) to allow for the mix of residential, restaurant and
community amenity uses. The office portion of the development is proposed to remain
zoned GI.  An extension of the runway protection zone north into the portion of the
property remaining zoned GI would also be facilitated by the approval of the requested
rezoning.   The proposed development will be phased as follows: Phase I will include the
apartments and a portion of the townhomes.  Phase II will include the single- family
homes, retail/ restaurants/ social center, and remaining balance of the townhomes.  

Though the comprehensive plan designates the area as industrial and within the Industrial
Park, the proposed residential development would be in conformity with the policy and
intent of the comprehensive plan. The comprehensive plan states in its housing policies
the goal to “ create a sense of neighborhood by developing separate and identifiable
subdivisions surrounded by open spaces and appropriate landscape buffers” and to
provide a broad range of housing opportunities with an appropriate mix of homes

regarding size, type, price and location in order to meet the needs of people of all life
stages and abilities.” In addition, in a summary of citizens opinions and concerns, the
comprehensive plan states that citizens of Peachtree City appreciate sense of community, 
abundance of greenspace and recreational opportunities in Peachtree City. However, they
are concerned by the limited housing type options. The proposed development would
create a lake front community adjacent to the golf course that would provide a variety of
housing types and that will serve the needs of people of a range of needs and abilities in
the City.   

B. Community Design:  

The proposed development would create a community design consistent with the village
concept. The 2017 comprehensive plan acknowledges that the definition of the village
concept is currently unclear. The plan states a goal to define the village concept, but does
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not explicitly outline a definition. However, historically, the village concept in Peachtree
City has meant places where one could live, play, shop and possibly work. The proposed
development will create a mixed residential community adjacent to a golf course and
Lake McIntosh that will contain a vibrant mix of amenities and opportunities for work
and play. Further, though the development is located within the Industrial Park, it is more
compatible with the development immediately to the north, which contains a residential
subdivision surrounded by golf course property and is also adjacent to the Industrial Park
to the east.   

The proposed development would provide multi-use path connections between residential
and commercial properties and community facilities, such as retail shops, restaurants, 
social center, single homes and multifamily buildings. The proposed development would
preserve natural resources on the site by limiting the developed area leaving open space
areas as well as preserve specimen trees and vegetation along roadways or boundaries by
providing sufficient area between the proposed buildings and drives aisle to the existing
roadways and boundaries.  Further, the development would incorporate natural storm
water management designs such as the utilization of ponds. The development will be
providing various open space areas and the building architecture, signs, landscaping, 
lighting and other urban design elements would articulate the village concept.  

C. Economic Development:  

The proposed development will provide new retail/ restaurant opportunities for existing or
new county businesses. The proposed development will add an estimated $ 240,313 to the
city’ s tax base.  

D. Fire and Rescue:  

The proposed development will add approximately five multifamily buildings consisting
of 350 units combined, six townhome buildings consisting of 27 units combined, 43
single family home parcels, three buildings of retail/ restaurant space consisting of 7,000
sf combined and a single building social center consisting of 2,500 sf. See Section G
below for explanation of Level of Service in the existing condition scenario vs build out
scenario for the project.  The multifamily component of the development will be
compliant with NFPA 13R and NFPA 13.  Sprinklers will be provided within the
proposed multifamily buildings. The proposed development is located 2.35 miles from
Fire Station # 81 and 2.15 miles from Fire Station # 83. Existing roadway infrastructure
provides access to the entire proposed development.   

E. Potable Water: 

Potable water is available to the site via two public mains. The first is an existing public
8” water main is located along the north portion of Clubhouse Drive, which is a private
drive to the along the northeastern corner of the site.  This main is adequate to serve the
project by itself and would be the likely service connection for the project.  There is also
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a second water main, which is an existing public 10” water main located along the eastern
side of Naeco Way. This existing 10” water main is approximately 290 linear feet from
the site. 

F. Sewer: 

Sanitary sewer service is available along the northeastern portion and southwestern
portion of the parcel via an existing public 8” sanitary sewer main within an existing 20’ 
easement. The existing 8” sewer mains have the necessary capacity available for the
proposed mixed- use development. 

G. Transportation: 

Existing intersections feeding the proposed development do not currently meet level of
service ( LOS) “ D”.  Two intersections could be improved to achieve a level of service
LOS) “ D” or better for their existing conditions. The intersection of TDK Blvd. and

Dividend Drive could be improved with a signal ( if warranted) or a roundabout. The
intersection of Crosstown Drive and South Peachtree Parkway could be improved with a
two lane roundabout.  The roundabout would consist of two northbound and two
southbound lanes along South Peachtree Parkway.  The roundabout would also consist of
one eastbound lane with one eastbound slip right- turn lane and one westbound lane along
Crosstown Drive. These improvements would bring the intersections to a level of service
LOS) “ D” or better during the build- out of the proposed development. The proposed

development will provide multi- use path and sidewalk connectivity within portions the
site as well as to adjacent properties. Internal roads will also provide connectivity with
the proposed site and to adjacent properties. 

2) Whether the zoning proposal will permit a use that is suitable in view of the use and
development of adjacent and nearby property; 

The proposed zoning proposal will permit a use that is suitable in view of the use and
development of adjacent and nearby property. To the west of the property is a portion of the
Planterra Ridge Golf Course and Lake McIntosh. To the south of the property is a portion of
the golf course and the Falcon Field Airport. To the east is undeveloped land, several light
industrial properties and another portion of the golf course. To the north of the property is the
golf course clubhouse which is connected by multiuse path to the northern half of the golf
course. As noted above, the northern half of the golf course surrounds the Planterra Ridge
subdivision, with the lake to the west and the Industrial Park to the east.  The proposed
mixed- use development would be complementary to the nearby golf course, residential, and
light industrial uses and would add more vibrant, community- oriented uses to the area.  

3) Whether the zoning proposal will adversely affect the existing use or usability of
adjacent or nearby property; 
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The zoning proposal will not adversely affect the immediately adjacent property which is
primarily golf course property and light industrial uses. The proposed residential community
will complement the recreational golf use surrounding the parcel and the lake. The proposed
development will also not adversely affect the use or usability of nearby property

4) Whether the property to be affected by the zoning proposal has a reasonable economic
use as currently zoned; 

The lack of development on the property suggests the property does not have a reasonable
economic use as currently zoned. The property’ s location within a golf course and adjacent to
the lake make it suitable for residential, office and restaurant uses.  

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

The zoning proposal will not result in a use which will or could cause an excessive or
burdensome use of existing streets, transportation facilities, utilities or schools. The current
GI zoning allows many uses that have a significant impact on streets, transportation facilities
and utilities such as office, manufacturing and assembly facilities, recovered materials
processing facilities and distribution facilities.  Due to the mixed- use nature of the
development with residential uses, the impact on streets, transportation facilities and utilities
is not expected to be over burdensome and it is anticipated to be less impactful than
development under the current GI district regulations.  The development will have some
impact on schools because the change in zoning will result in the construction of residential
units.  Notwithstanding the foregoing, the impact is not expected to be excessive or
burdensome because Oak Grove Elementary, Rising Star Middle School and Starrs Mill High
School is anticipated to have adequate capacity at build out of the project. 

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

As noted above, the property is lake front property surrounded by a golf course. The fact that
it has not been developed suggests that it is better suited for the mix of uses proposed by this
application.  Further, this site has been marketed tirelessly as GI or a Corporate HQ use for
many years by PCDC ( master developer for PTC) for the period between 1994 - 2008, then
Group VI for the period 2013 - 2016 ( our predecessor firm), then finally Pace Lynch up to
present day to no avail.  The areas immediately surrounding the subject site have seen
numerous and significant changes to land uses over the years all of which have resulted in the
subject site being surrounded by a sea of open space public uses with world class views of
gold and lake amenities vs GI, specifically including, but not limited to Lake
McIntosh.  These significant changes specifically include ( i) the aforementioned completion
of Lake McIntosh in late 2013, ( ii) the rezoning of GI land to a SF residential use known as
Planterra Ridge and ( iii) the transfer made at the request of Peachtree City of a bordering 29
acre parcel ( illustrated as Tract 3 below; note the subject is tract 4) to allow the local Airport
Authority to expand its runway safety area, acquire additional runway protection zone, 
ultimately allowing the expansion of its landing and departure operations on the condition
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that it would not seek to move the then location of the landing threshold or alter the approach
slope coming into runway 13 and " that future members of the Authority, and future
authorities en bank be hereby encouraged to adhere to the intentions and philosophies set
forth" as conditions to the private/ public land transfers.  In spite of such promises being made
we are actively proposing a smaller scale " Mixed Use Village" that not only strictly adheres
to the " step down" planning philosophies that Peachtree City was developed around but also
allows the Airport Authority and Peachtree City ( which is their current collective desire) to
expand its landing operations at the airport in spite of the aforementioned conditions in the
private/ public land transfers.   

Additionally the 1985 Land Use Plan contemplates in Chapter 6, Future Land Use, 
specifically page 102, that " High Density multi- family uses should also be developed near
existing ( Braelinn Shopping Center) and future village centers in order to sustain activities
proposed for such locations.  Additionally, High Density multi- family development near the
Industrial Park on the proposed Lake McIntosh will serve two purposes: provide proximity of
large numbers of people to the city's primary job area; and, allow the maximum feasible
number of people to enjoy the amenities associated with the lake."    

Lastly, the growing trend in decision making for employers that we have witnessed first hand
since 2013 is to locate in areas where they feel they have the greatest chance of attracting and
retaining top talent.  This has widely resulted in flight from the typical suburban office parks
in favor of more experiential, walkable, mixed use areas.  The Calistoa Lake McIntosh
development all but ensures success landing the next major Corporate HQ to Peachtree
City.   
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M E M O R A N D U M

TO: City of Peachtree City

FROM: Jessica L. Hill, Esq. 

RE: March 28, 2019

DATE: Calistoa Rezoning Application

This memorandum is included in this rezoning application ( the “ Application”) to
preserve the rights of GVI-PEACHTREE CITY, LLC and Crescent Communities ( collectively, 
the “ Applicant”) in connection with the Application.  Pursuant to Georgia law, an Applicant
must raise the issues detailed below prior to, or during the public hearing for the proposed
rezoning action.  The inclusion of the statements in the memo is intended to comply with legal
procedural requirements and is not intended in any way to suggest that any action is
contemplated at this point in time.  The Applicant looks forward to working with Peachtree City
to create a new development that is acceptable to all parties. 

Denial of the Application or approval of the Application with conditions unacceptable to
the Applicant would be unconstitutional in that it would unreasonably impair and destroy the
Applicant’ s property rights without first paying fair, adequate and just compensation for such
rights, in violation of Article I, Section I, Paragraph I of the Constitution of the State of Georgia
of 1983, Article I, Section III, Paragraph I of the Constitution of the State of Georgia of 1983, 
and the Due Process Clause of the Fourteenth Amendment to the Constitution of the United
States. 

Denial of the Application or approval of the Application with conditions unacceptable to
the Applicant would also be unconstitutional, illegal, null and void, constituting a taking of
Applicant’ s property in violation of the Just Compensation Clause of the Fifth Amendment to the
Constitution of the United States, Article I, Section I, Paragraph I, and Article I, Section III, 
Paragraph I of the Constitution of the State of Georgia of 1983, and the Equal Protection and
Due Process Clauses of the Fourteenth Amendment to the Constitution of the United States, by
denying the Applicant an economically viable use of its land while not substantially advancing
legitimate state interests. 

Denial of the Application or approval of the Application with conditions unacceptable to
the Applicant would constitute an unreasonable and extreme hardship upon the Applicant, 
without remotely advancing the public health, safety and welfare and would constitute an
arbitrary and capricious act by the City of Peachtree City Mayor and City Council without any
rational basis therefore, constituting an abuse of discretion in violation of Article I, Section I, 
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Paragraph I of the Constitution of the State of Georgia of 1983, Article I, Section III, Paragraph I
of the Constitution of the State of Georgia of 1983, and the Due Process Clause of the Fourteenth
Amendment to the Constitution of the United States. 

Denial of the Application or approval of the Application with conditions unacceptable to
the Applicant by the City of Peachtree City Mayor and City Council would also violate the
Applicant’ s rights under the First Amendment to the Constitution of the United States and would
unconstitutionally discriminate, in an arbitrary, capricious and unreasonable manner, between the
Applicant and owners of other similarly situated properties in the City of Peachtree City in
violation of Article I, Section I, Paragraph II of the Constitution of the State of Georgia of 1983
and the Equal Protection Clause of the Fourteenth Amendment to the Constitution of the United
States. 
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May 6, 2018

Robin Cailloux
City of Peachtree City
153 Willow Bend Rd
Peachtree City, GA 30269

RE: Calistoa Lake McIntosh – Development Hardships Under Current Zoning

Dear Robin:  

The current undeveloped site is zoned GI for industrial land uses and consists of 37 acres of
forested land.  The topography of the site has approximately 103 feet of elevation change from the
lowest point along the perimeter of the site to the highest point in the middle. While the hilly
topography creates a significant hardship by itself, this hardship is compounded even further by the
RPZ and transitional surface due to the nearby Falcon Airport.   

The Future RPZ prevents buildings from being placed within approximately 4.97 acres ( or
13.4%) of the site.  The transitional surface impacts the remainder of the site and requires that the top
of buildings be located under the transitional surface contour elevations.  This has a detrimental
impact on limiting the height and placement of buildings.  It forces the finish floor elevations of the
buildings to be significantly lower than what would normally be desired to balance the site in terms of
cut/fill.  Excavation becomes lower and rock is encountered when it wouldn’ t be under normal
circumstances.  Retaining walls become necessary and larger to fit 3+ story buildings on developable
areas of the site to avoid conflict with the transitional surface.   The conflicting nature of the
topography against the transitional surface causes an extraordinary hardship that limits what can be
placed on the site and creates a substantial cost burden. 

We have studied how the site might be developed as of right under the current GI zoning with
a mixture of industrial and office uses.  Specifically, industrial distribution warehouses, manufacturing
operations and storage facilities require large areas of nearly flat land due to large building footprints
and loading and receiving areas for trucks.  This type of land use is not conducive to being developed
on terrain with significant elevation difference.  It results in extraordinary construction cost burdens
due to an imbalanced site (in this case, substantial haul off), encountering rock and substantial
retaining wall heights.   

Through numerous attempts to land plan this site with a mix of industrial and office uses, we
encountered issues with extraordinary site work construction costs.  One example of this was
attempting to plan a 100,000 s.f. warehouse distribution facility on approximately 8.5 acres.  Since a
typical building of this nature would be +/- 42’ tall, we situated the building on the eastern side of the
site to avoid conflict with the transitional surface.  An analysis of the site work involved over 125,000
cubic yards of haul off and 1,100 linear feet of retaining wall reaching a peak wall height of
approximately 40’ tall.  This adds an estimated $ 2 – $2.5 million- dollar burden above and beyond the
normal expected site work cost to develop an 8.5-acre distribution center lot.  It is imperative to note
that the example above is only a quarter of the site and that similar costs would be incurred for each

Page 122 of134Page122 of 134



lot within the master planned development.   In addition, larger industrial facilities would encounter
even greater challenges with the site- specific constraints outlined above. 

For development to be successful, a balance must be achieved between things like land cost, 
construction costs, density and project revenue.  In my professional opinion, a mix of land uses is
ultimately the only solution to making development of this site a viable option and strike the balance
that is needed.  This is because residential land use works best with steep slopes and can bring the
site work cost back in reason.  Residential buildings also have a lot of flexibility in building heights, 
footprint sizes, and shapes.  Therefore, a mix of residential, office, and retail/ restaurants would
provide the flexibility needed from an engineering perspective to make the project viable. 

Sincerely, 

Jared McKinnon, PE

KIMLEY-HORN AND ASSOCIATES, INC. 

Attachments:  

Warehouse Distribution Exhibit
Topographic Survey
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