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N ‘SPECIAL CALLED’

BTUNEEHEET STONECREST CITY HALL'S ZOOM-Video* MEETING, 6:00 PM
CEREELA June 22, 2021
Call to Order

The Vice Chairman called the ‘SPECIAL CALLED’ Planning Commission meeting to order on
Tuesday, June 22, 2021, at 6:04 PM via ZOOM-Video* meeting. The Vice Chairman read the Rules
and Procedures for the Planning Commission Meetings and Public Hearings.

Roll Call

The presiding official at the June 22, 2021, meeting was Commissioner/Vice Chairman JW Eady.

. Commissioner/Chairman Eric Hubbard had an excused absent and was not present. Commissioner

Joyce Walker, Pearl Hollis, and Lisa Wright were present. There was a quorum. Planning &
Zoning Director Jim Summerbell and Attorney Michael Huening were present.

Approval of Minutes
The Planning Commission Meeting Minutes Summary dated April 6, 2021.
Vice Chairman Eady called for a motion.

Commissioner Lisa Wright motioned to APPROVE the Planning Commission Meeting Minutes
Summary dated April 6, 2021. Commissioner Pearl Hollis seconded the motion. The motion was
unanimously APPROVED.

Old Business: None
New Business
1. Public Hearing(s):

LAND USE PETITION: TMOD 21-001 Stonecrest Code of Ordinances, Update of Outdated
Code References

PETITIONER: Planning & Zoning Department

LOCATION: City-wide

Proposed amendment:  Text amendments to update outdated code references in the Zoning
Ordinance and other city codes in City Code of Ordinances to the
former City Comprehensive Plan, to old city staff titles, and certain
county boards and committees and the city does not have.

Planning & Zoning Director Jim Summerbell presented the PowerPoint for PETITION TMOD
21-001, outdated code references. The definitions and regulations related to permitted uses are
_ very confusing and the issues are being addressed. View the text amendments highlighted in the
track changes (June 17, 2021 - DRAFT) attached to the staff report (ATTACHMENT I).
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Staff recommended that all direct references to particular character areas in the code be
removed. Recommend Approval of TMOD 21-001 to the City Council.

The Vice Chairman asked for a motion.

Commissioner Wright motioned to APPROVE PETITION TMOD 21-001 with the staff
recommendations and changing of wordings. Commissioner Hollis seconded the motion. The
vote was unanimously APPROVED.

LAND USE PETITION: TMOD 21-002 Stonecrest Zoning Ordinance, Modifications to
Child and Personal Care Home Supplemental Use Regulations
PETITIONER: Planning & Zoning Department

LOCATION: City-wide

Proposed amendment:  Revision to the Home Occupation- Sec. 4.2.31. Child and Personal
Care Home — Sec 4.2.41 regulations and Definitions Article 9

Planning & Zoning Director Jim Summerbell presented the PowerPoint for PETITION TMOD
21-002 to modify Articles 4 and 9 of the Zoning Ordinance and to other necessary changes
identified by Council and staff. View the text amendments highlighted in the track changes
(June 17,2021 - DRAFT) attached to the staff report (ATTACHMENT I). Staff recommended
Approval of TMOD 21-002.

Mr. Summerbell spoke on Sec. 4.2.41.-Personal care homes, and child caring institutions, A.
Personal care homes, general requirements, 1. “...the state license application must reside in
the personal care home. If owned by an individual, the individual owner must reside in the
group personal care home.” Currently there are 62 Personal Care Homes in Stonecrest.
Owner(s) must live in the place, on the property, in order to operate a personal care home. View
the text amendments highlighted in the track changes (June 17, 2021 - DRAFT) attached to the
staff report (ATTACHMENT I).

Mr. Summerbell spoke on Sec. 4.2.41.-Personal care homes, and child caring institutions, D.
Child Care Home, and Child Care Facility general requirements, 1. “... the state license
application must reside in the child care home, facility. If owned by an individual, the
individual owner must reside in the childcare facility, and 2. “...No child care home or child
care facility shall be located within 1,250 feet of another child care home or child care
facility...measured by a straight line...shortest distances...” View the text amendments
highlighted in the track changes (June 17, 2021 - DRAFT) attached to the staff report
(ATTACHMENTI).

The Vice Chairman asked for a motion.
Commissioner Wright motioned to APPROVE PETITION TMOD 21-002 with the

recommendations as presented and for the change of 1,250 feet to 1,500 feet distance.
Commissioner Joyce Walker seconded the motion. The vote was unanimously APPROVED.
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LAND USE PETITION: TMOD 21-003 Stonecrest Zoning Ordinance, Modification to Gas
Service Station Supplemental Use Regulations

PETITIONER: Planning & Zoning Department

LOCATION: City-wide

Proposed amendment:  Revision to Article 4. Division 2 Supplemental Use Regulations,
and to Article 5. Site Design and Building Form Standards, as they
relate to the siting, building form, and design of gas service stations.

Planning & Zoning Director Jim Summerbell presented the PowerPoint for PETITION TMOD
21-003 to modify Chapter 27 of the Zoning Ordinance to address Gas Service Stations. There
have been concerns for a number of years regarding the proliferation of gas service stations in
the city. We are trying to tighten up where gas stations can be placed. View the text
amendments highlighted in the track changes (June 17, 2021 - DRAFT) attached to the staff

report (ATTACHMENT I). Twenty-six gas stations have been identified along I-20 and
Panola Road.

Staff offered the following recommended changes:

° Removing the exemption for a Special Land Use permit for Alcohol outlets accessory to
conveniences stores and gas pumps.

e Modifying the location criteria for facilities with fuel pumps, requiring that they be located
at

the corner of arterial roadways as designated on the City’s funotlonal classification map in
the comprehensive plan.

e Requiring that such facilities include at least a 5,000 sf of retail space.

Staff recommended Approval of TMOD 21-003.
The Vice Chairman asked for a motion.

Commissioner Hollis motioned to APPROVE PETITION TMOD 21-003 with the
recommendations as presented and with the modification of bathrooms. Commissioner Wright
seconded the motion. The vote was unanimously APPROVED.

LAND USE PETITION: TMOD 21-004 Stonecrest Zoning Ordinance, Deletion of the
exemption of Special Land Use Permits in Overlay Zones

PETITIONER: Planning & Zoning Department

LOCATION: City-wide

Proposed amendment:  Deletion of Sub-Section 3.1.1.D. Overlay Districts generally, that
exempts the requirement for a special land use permit in all overlay
districts in the city when the underlying district requires a special
land use permit for the same use.
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Planning & Zoning Director Jim Summerbell presented the PowerPoint for PETITION TMOD
21-004 to deleted Subsection 3.1.1.D. of the Zoning Ordinance. View the text amendments
highlighted in the track changes (June 17, 2021 - DRAFT) attached to the staff report
(ATTACHMENT I).

Sec..3.1.6.- Overlay Use Table discuss a new overlay use table, Table 3.1, and removes the
exemption (applies to all of the city’s overlay districts, the Stonecrest Overlay, I-20 Overlay,
and the Arabia Mountain Overlay) for the requirement of SLUPs within the City Overlay
Districts. The impact shown in the “red box” requiring a SLUP, was by-right before. Staff
recommended Approval of TMOD 21-004 to the City Council.

The Vice Chairman asked for a motion.

Commissioner Wright motioned to APPROVE PETITION TMOD 21-004 with the
recommendations as presented by the Planning & Zoning Department. Commissioner Walker
seconded the motion. The vote was unanimously APPROVED.

VI. Adjournment

The vote was carried unanimously to adjourn the meeting at 7:06 PM. The Vice Chairman
motioned to adjourn. Commissioner Wright seconded the motion.
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‘SPECIAL CALLED’

PLANNING COMMISSION MEETING MINUTES SUMMARY
June 22, 2021

ATTACHMENT I

Staff Reports & PowerPoints

Presented by
Planning & Zoning Director Jim Summerbell

TMOD 21-001 Correction of Outdated References
(Track Changes of the City Code Ordinances as they relate to TMOD 21-001.)

&

TMOD 21-002 Child and Personal Care Homes
(Track Changes version of the City Code Ordinances as they relate to TMOD 21-002
with summarizing tables, and map showing known locations of existing
personal care homes.)

&

TMOD 21-003 Gas Service Stations
(Track Changes version of the City Code Ordinances as they relate to TMOD 21-003.)

&

TMOD 21-004 SLLUP Exemptions
(Track Changes of the City Code Ordinances as they relate to TMOD 21-
004 and Overlay District Maps by Council District for reference.)
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=== THE CITY OF

STONECREST

GEORGIA

PLANNING COMMISION STAFF REPORT

MEETING DATE: June 22, 2021

GENERAL INFORMATION
Petition Number: TMOD 21-001
Applicant: Stonecrest Planning and Zoning Department

Project Location: City-Wide

Proposed amendment: Text amendments to update outdated code references in the
Zoning Ordinance and other city codes in City Code of
Ordinances to the former City Comprehensive Plan, and to old
city staff titles.

FACTS AND ISSUES The Zoning Ordinance is a tool to regulate land use in the city and to
implement the policies and recommendations of the Comprehensive Plan (Comp Plan). The
Zoning Ordinance has not been amended with respect to the policies of the current Comp Plan,
the 2038 Stonecrest Comprehensive Plan, since its adoption in 2018. Several of the character
areas used in the Comp Plan and referenced by name in the Zoning Ordinance have changed
titles and significantly modified. The land use map associated with these character areas has
also been revised. Because of these changes, regulations related to allowed densities under
revised character areas are invalid. This must be corrected to offer clear guidance as what is
allowed in zoning districts related to these new character areas.

This problem with how the Comp Plan is referenced in the current code is also the direct result
of how character areas are directly referenced in the Code of Ordinances, particulatly the
Zoning Ordinance. This is a highly unusual practice in most Zoning Ordinance throughout the
State. Most Comp Plans do not reference specific character areas by name, rather just the
policies of the Comp Plan in general. If a Comp Plan is updated and Zoning Ordinance is not
immediately revised to reflect those changes, portions of the ordinance may be invalid. To
correct this, staff is recommending that all direct references to particular character areas in the
code be removed. This will allow future updates to the character areas in the Comp Plan to be
made without requiring updates to references to the character areas in the Zoning Ordinance in
the future.
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It should be noted that the removal of the character area references in no way minimizes the
importance or role of the comp plan in influencing and guiding rezoning decisions. To help
clarify this, the provisions of the Zoning Ordinance that describe the relationship between the

Comp Plan and the Zoning Ordinance have been updated to what is considered customary and
best practice in most Zoning Ordinances in the State.

The attached track changes also highlight, the references in the Stonecrest Code of Ordinances
to outdated staff titles such as “Director of Planning” and “Community Development Director.”
Since 2019 the title for this position is “Director of Planning & Zoning.” The memorandum
makes recommendations, by Section, as to where those terms occur, including a universal
change to “Director of Planning” which is used 224 times in the ordinance.

OPTIONS: Table, Deny, Approve, Approve with modifications
RECOMMENDED ACTION: Recommend Approval to the City Council
ATTACHMENTS:

(1) Track Changes version of the City Code Ordinances as they relate to TMOD-21-001



June 17, 2021 DRAFT

Track changes summary of Proposed Amendments to the Zoning
Ordinance related to TMOD-21-001

Attachment 1 - Track changes version of the Zoning Ordinance concerning
references to the Comprehensive Plan:

Replace Article 1, Divislon 2 Relationship to Comprehensive Plan,

Delete Sec. 2.1.4. - Appropriate zoning districts for character area deslgnations.

Modify Sec 2.2.1,, Table 2,2, Resldential Zoning Distrlcts DImenslonal Requirements

Modify Sec 2,11,1,, Table 2.3, Summary of Density Ranges for Medium and High Density Resldential

Zaning Distrlets

Modify Sec 2.11.2., Dimensional Requirements, Table 2.4, Medlum and High Denslty Residentlal Zoning

Distrlct Dimensfonal Requirements

F. Modify Sec 2.12,5., Denslty and Locatlon Criterla, Table 2.5, RSM Character Area and Bonus Resldentlal
Density Maximum

G. Madlfy Sec 2,13.5,, Density and Location Criteria, Table 2,7, MR-1 Character Area and Bonus Resldential
Density Maximum

H. Moedify Division 14, MR-2 District, Sec 2.14.1,, Statement of Purpose and Intent

1. Modily Sec 2.14.5., Density and Locatlon Criterla, Table 2,8, MR-2 Character Area Base and Bonus
Restdential Density Maximum

1. Modify Sec 2.15.5., Density and Locatlon Criterla, Table 2.10, HR-1 Character Area Base and Bonus
Residential Density Maximum

K. Madify Sec 2.16.5., Density and Locatlon Criterla, Table 2.12, HR-2 Character Area Base and Donus
Residentlal Density Maximum

L. Modify Sec 2,17.5., Density and Locatlon Criterla, Table 2.14, HR-3 Character Area Base and Bonus
Residential Density Maximum

M. Modify Sec 2.18.2,, Mixed Use District Densities, Table 2,16, Summary of Mixed-Use Zonling District
Densitles

N. Modify Sec 2.18.3,, Mixed Use Dimenslonal Requirements, Table 2,17, Mixed-Use Zoning District
Dimenslonal Requirements

0, Delete Sec 2,19,3 Rezoning to MU-1 (Mixed-Use Low Density District)

P. Modify Sec 2.19.6. - Density and location criterla (MU-1 District)

Q. Modify Sec 2,20.1 — District requirements, standards and criteria (MU-2 District)

R, Modify Sec 2.21.1, - District requirements, standards and criteria. (MU-3 District)

S, Modify Sec 2,22.1,, Distrlct Requirements, standards and criteria (MU-4 District)

T. Modify Sec 2.23.1., Distrlct Requirements, standards and Criteria (MU-5 District)

U. Modify Sec 5.2.1 — Minimum required yards and bullding setbacks, sub section B

V. Modlfy Divislon 24 — Nonresldential Zoning Distrlcts: Dimensional Requirements, Sec 2,24.1,,
Dimenslonal Requirements, Table 22 Nonresldential Zoning Districts Dimenslonal Requirements

W. Maodify Divislon 25 ~ NS District, Sec 2,25.1., Statement of Purpose and Intent

X. Madify Divislon 26 - C-1 Dlstrlct, Sec 2.26.1,, Statement of Purpose and Intent

Y. Maodify Divislon 27 - C-2 District, Sec 2.27.1,, Statement of Purpose and Intent

ooE >
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2. Modify Division 30 = OIT District, Sec 2.30.1,, Statement of Purpose and Intent

AA. Modify Sec 4.1.3., Use Table

BB, Modify Article 5, Site Deslgn and Bullding Form Standards, Divislon 1 - Block and Lot Requirements, Sec
5.1.1,, Blocks

CC, Modify Article 5, Site Deslgn and Bullding Form Standards, Division 2 -~ General Yard and Measurement
Provislons, Sec 5.2.1.,, Minimum Required Yards and Building Setbacks

DD. Modify Article 5, Site Deslgn and Bullding Form Standards, Division 7 — Bullding Form and Configuratlon
Standards, Sec 5.7.7., Multifamily, Nonresidential, Live/Work and Mixed Use Buildings.

EE, Sec9.13,, Defined Terms., Activity Center

Attachment 2: Track changes version of the Zoning Ordinance concerning
references to the Community Development Director or Director of Planning — see
page 20.

A Replace Article 1, Division 2 Relationship to Comprehensive Plan,

DIVISION 2, - RELATIONSHIP TO COMPREHENSIVE PLAN
Sec, 1,2.1, - Relationship to comprehensive plan.

a) Role of the comprehensive plan. The city comprehensive plan, consisting of its future development map and
related policies, as may be amended from time to time, is hereby established as the officlal policy of the city
concerning designated future land uses, and as a guide to decisions regarding the appropriale manner in
which property may be zened In the Incorporated areas of the cily. A copy of the city comprehensive plan, as
may be amended from time to time, shall be maintained at the Planning & Zoning Department and be
avallable for inspection by the public,

b) Relationship belween the comprehensive plan and zoning. The ¢ity comprehensive plan does not change the
existing zoning districts In the city, and does not itself permit or prohibit any existing er future land uses.
Instead, the comprehensive plan establishes hroad planning policy for current and future land uses and will be
consulted as a guldeline for making decislons about applications to amend the official city zoning map and text
of the zoning ordinance,

¢ Consistency with comprehensive plan character areas. Any applicant seeking to rezone properly to a
classification that Is inconsistent with the adopted comprehensive plan must first obtain approval of an
amendment to the comprehensive plan from the City Council, following the procedures in this Zoning
Ordinance.

d) Amendments to the camprehensive plan. The comprehensive plan shall be reviewed and updated or amended
{as appropriate) according to a schedule approved by the City Council, and as required by the DCA in
compliance with the Rules of DCA, Chapter 110-12-1, Minimum Standards and Procedures for Local
Comprehensive Planning, However, exceptions may be granted by the City Council in between the regular
review and update cycle in cases of demonstrated hardship, or In cases of large-scale developrments that may
provide speclal economic benefits to the community. Requests for amendment exceptions shall be subject to
same approval process as any regular scheduled comprehensive plan update, being subject to approval by City
Councll after recelving recommendations from the Planning Commission and following all the required
clements of public Involvement process, including public hearings,

Thecomprehensiveplands-hereby-established-as-theofficlal policy-of the clty concernlng designatedland-usesand
developmenttypes-underwhich-thedncorporated-areas-of-the ciby-are divided-into-the-followlng-categorles
referred to as-characterareas:
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A—~Rural-Residentiak
B8:—Suburban:
c—Traditionaleighborheod:
D—Nelghborhood-Center:
E—Town-Centers
£—Regional-Center:
G—Industrial:
H—tightIndustriak
F—dnstitutionak
$—o0Ollice-Park:
K—Commer¢ialRed evelopment-Corridor:
L—ScenleCoreidor:
M—Highway Corrdlder:

;he—eemp&ehensive—plan—shall—:-efer—to—ﬂeKalb—Gounw'{ymrplelmaslvwlan—(u—eﬂec—t—on—the—eﬂec-tlve-éaléeﬂhe
erdinanee-fromawvhich-thissectionds-derived{Dekalb-County2035-Comprehiensive-Plank-untibsuch-timeasthecity
adeptsdtsowncomprehensive plan-erathenviseamendsorrepealsthissection

{Ordrol 12007, 5 1.2.1))
See—h22—Characterareas{land-use categorles):

The boundadesethevadsuscharaclerareas{land-use-calegorles)asshown-enthefuture development
mapand-deseribed-withinthe polieynarrative o the comprehensiva plan-are-madeapartelthischaptesThe
offldaldeseription-of-these-characterareaboundarlesshallbemalntalned-by-the-directorof plannlng¥here
uncertalntyregardingcharacterarea boundarles-existstherulesset-forth-insectiont-415shallapply—Allsuch
maps-and-all-notations;referencesand informationshown-thereon-shallbe-as-much-a-part-of-this-chapterasifall
the-matterand-nformationsetiorth by the- mapswerefully-deserlbed-hereln-All-otherwrtings<conecerningthe
camprehensive plan-dncluding technlcaldocumentsand-appendicesadoptedsimultaneously-with-the
comprehensiveplanareforguldance-andinformation-purposesonlyrand-arenotmadea-part-ol-thischapler

(Ord—af8-2-2047§1{1-2.2))

Sec-23—Relationship-between-charclerarcas-and-zoning-disteiets:
The-character-areacategories-establisheddntheadopted-comprehensiveplanand-shown-onthefulure

development-map-are-to-bedmplemented-hy-approvingrezonings-to-zening<distrietsisted-withinthefollowing

categories In-Table-1.2,except-the Scenlc-Corridor-characterarealnwhich-anyzening distdictmay-be-appreved.

Thezening districts-thatare-permitted-within-each-characterareashaltheresideted-asprovided-byTable-1:2-

(Ord-of-8-2-2017;-5-1{1-2.3))

Sec-L24—Relationship-between-supplementalplansand-zoning-distsicts:

Sectlon-5.7-Supplemental-Plans-of the comprehensiveplan-relerencesallsupplementalplansthatfocuson
areas;situationsr-orissues-ofHimportanceto-Cily-of Stonecrest-These plansinclude,but-are not-limited-to;
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redevelopmentplansnelghborhood plans-cilywide-plansrcorddorplansrorplansforconservation-management.
Wherethe ey coundlthasadepted-a-supplementalplan'spolicles-and-developmentstandardsthese-pelicesand
developinentstandards-willserve-as-guidelines-ltosuppoit-the-existingfuture development-plan{Section4:3;
Future-Bevelopment-Plan}and-charaeterarea-policies {Section 5:4-131-tand-Use Character-Area-Paliciesand

Strategies):
Fable-A2-Character-Areasand-Permitted-Zoning-Diskrlets
Tow
Rural 0 Commerclal :':F""’
Subush |Fraditional |Meighborh [Cent |nal " Redevelop "
fiil&ki en an Helghbarh |codCenter |er Centar {I:a“? Institutio |lnduste ll:ztlitulio ment ifmd
ot [{{max8 |coddmax |{max24  |{max |(mox %30 nal ial | Corridor -
dufa} [12dufe)  |dufa) 60 |40 b (mox18 :
dufo} dufa |dufa) |2 dufo) .
) a) dufa)
RE RE RE R-€O RSM | MR-L ‘;R. R163 M -2 ASh HR-+
RLG RLG RLG RSN ,:R‘ MR-2 :‘U— R-85 M2 o MA-L MU-}
R-180 R-160 |R-100 KR ;‘W.— HR-1 g‘u- RIS [8e] fal] MR-2 MU-2
R-85 R-85 R-25 hig-2 HR-1 |HR-2 g.l-U- R-60 &2 M 5153 S R)
y My-
RIS R-15 RIS MU-L HR-2 [HR-2 4 RSh -2 A2 U4
U-
RNE /60 R-69 MU-2 Iy MU-L NS MR AU (=513
Zonln
8 MU-
Distsi |MHR RNG RHE U2 a Mu-2 |C-L |MR-2 NS c-2
et
MU-
HS MHR RSM HS 3 MU3 |c2 [MU-1 £ 2 o
RSM MR (=1 :'U' MU-4 o [Mu-2 e ol
MU=
MUL MU ot 5 MUS |0} |MU2 21} (s]}5
HS My-2 O [+ [4]] oD |a} ab M
ct HS [213 0 [+13 3 o e M2
B (=1 (== [==1
o} O &2 |C2

“dufa=dwellingunitsperacre
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B. Delete Sec. 2,1.4. - Appropriate zoning districts for character area designations,

SecLd—Appropriatezoningdistrielsfor-eharacterarea-designations:

Thezoning-districts-compatible with-and-aceeptable-withinthe-eharacterareasset-forthinthe
comprehensive plan are establishedin-section423andFable-t-2-s-thischapter

C. Moadify Sec 2.2.1,, Table 2.2, Resldential Zoning Districts Dimensional Requirements

Residential Single-Famlly Zoning Districts

KEY:

Housing Types: SF: Single-Family, TF: Twa-Family, TRF: Three-Family, MF: Multifamily Character Areas: RC:Reglonal Center;

Element RE RLG R-100 R-85 R-75 R-60 MHP RNC*
D. Madify Sec 2,11.1.
Table 2.3, Summary of Density Ranges for Medium and High Density Residentlal Zoning
Districts
Density i

Zoning District Name (units/acre) eligiblothamatacAieas
Small Lot Resldential suburbanFroditionslNelghborhood CenterTown Centerinctitutional
Mix RSM 14—38 CommercialRedevalop t Corridor
Medium Density MR- 8—12 Feaditiopat Helghlioihsod ConterTownLopterReglonal Cantardnstiutisnal
Resldential-1 1 CammerclalRedevelopmeat-Corrddor
Medium Density MR- 12—24 Nelghboshood Center Town CenterRegionat Centertnstitutions!
Residential-2 2 Commercial RedevelopmentCosridor
High Density " =

- - Fown CenterRegionatCenterOtice Patk Highway Corridor
Residential-1 H:1, 2640 ;
High Density

- — wwit Conter-Regional Cent ficePark Highway Carsidor
Residential-2 bR o= " ol
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High Densily
Residential-3 HR2. 160120 Reg s

E. Modify Sec 2,11,2,, Dimensional Requirements

Table 2.4, Medium and High Density Resldential Zoning District Dimensional Requirements

Medium and High Densily Residentiol

KEY: Housing Types: SFD: Single-Family Detached, SFA: Single-Family Attached, TTF: Two- or Three- Family, MF: Multifamily,
MU: Mixed-Use, U-SF: Urban Single-Family CharacterAreas: R Reglonal ConterTC: Town Center, THi-Traditional
Nelghborhood, NC: Nelghborhood Center; SUB: Suburban-CA: Character Area as Identified In the Comprehensive Plan

F. Modify Sec 2.12,5., Density and Location Criteria

A, Use-of-bonuses-shall-permit-a-development-lo-exceed-the-maximum-base-densily-established-for-lhe
distristnwhichthe-development-properiy-ls-located—provided-thal-in-no-case—shall-a-development
excead-the-maximum-densily-allowed-by-lhe-characterareainwhich-the-properyslocaled-—Table-2:5
describas-the-maximum-allowed-dwalling-unit-densily-afler-applicalion-of-any-bonuses. The maximum
allowed dwelling unit densily in the RSM District before application of any bonus Is 4 dwelling units per acre,
and after application of any bonuses is 8 dwelling units per acre.

Fahle-25-RS-M-CharacterArea-andBonus-Residental-Densib-Mandmium

ashy
TR Y T Owalling-Units pariera

Base-hlax |Bonushlax
Suburban 4 8
Traditional Melghberheod 4 2
Nelghborhood-Center 4 8
CommerdalRedavelopmentCorvidor |4 2
Jown-Cenles 4 8

G. Modify Sec 2.13.5., Denslty and Location Criterla
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Use-ol-bonuses-shall-permil-a-development-lo-exceed-the-maximum-base-densily-eslablishedfor-the
dislrict-in-whieh-the-developmenl-properlyis-located -provided-hal-in-no-case,-shall-a-development
excasd-lhe-maximum-densily-allowed-by-the-character-areain-which-the properly-is-located;-according
lo-the-fulure-development-map-adopted-al-the-lime-oHand-dislurbanee-permitapplicalion—Table-27
describes-the-maximum-allewed-dwelling-unitdensity-afler-application-of-any-bonuses. The maximum
allowed dwelling unit density In the MR-1 District before application of any bonus is 8 dwelling units per acre,
and after application of any bonuses s 12 dwelling units per acre.

Table 2.2, -MR-1-Character-Area-Base-and-Bonus-Resldentlal Density-Maximwm

MR-1
Character-Area Bselling-Unlisperiure

Basa hlax |Bonustiax
Traditional-Melghboshoad 8 12
Helghborhood-Canter 8 12
CommerelatRedevelopment-Coridor |8 12
Town-Cenlter 8 2
Institutional ] 12
ReglonalCenter 8 12

H. Modify Division 14, MR-2 District, Sec 2.14.1., Statement of Purpose and Intent

The purpose and intent of the City Council in establishing the MR-2 (Medium Density Residential-2) District is

as follows:

A. Toencourage primarily residential, planned developments that allow accessory retall, office, Institutional,
and civic uses;

B. To provide for residential neighborhoods with a mix of single-family and multifamily housing types that
malntain harmony of scale, intensity, and design with surrounding development;

€, To provide for connectivity of streels and communities and reduce the dependence on automoblle uses
by increasing the case of movement and opportunities for alternative modes of travel;

D. Toimplement the future development map of the city's comprehensive plan;

E. To provide districts that allow appropriate development transitions-withinthe-edgesand-transitional
arcas-of-the Town-Centerand-Reglonal Centerapplicable characterareas,

Modify Sec 2,14,5,, Density and Lacation Criterla

Use-of-bonuses-shall- permit-a-development-lo-exceed-the-maximum-base-densily-eslablished-for-the
dislrickinwhich-lhe-development-properly-ls-localed provided-thal-in-no-caseshall-a-development
excead-the-maximum densily-allowed-by-the-character-areaIn-which-the-properly-is-located-according
lo-the-{ulure-davelopmenl-map-adopled-al-the-time-of-land-dislurbance-permit-applicalion—Fable-2.8
deseribes-the-maximum-allowed-dwelling-unit-densily-after-application-of-any-bonuses: The maximum
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allowed dwelling unit density in the MR-2 District before application of any bonus is 12 dwelling units per acre,
and after application of any bonuses is 24 dwelling units per acre,

Fahle 2,8, MR-2 Character-Area-Base-and-BonusResidential-Density-Maximum

MR2
Character-Area DwellingUnits per-Acre
Basaddax |Bonushlax
CommerclabRedevelopmentCerldor |12 18
Fown-Centes 12 24
Heighorhoad Center 12 24
Iastitutional 12 24

J. Modify Sec 2,15.5., Density and Location Criteria

A. Use-of-bonuses-shall-permita-developmentlo-exceed-the-maximum-base-densily-established-for-the
distrist-in-which-the-developmenl-propery-ls-localed-provided-lhal-In-no-case;shall-a-development
exceed-the-maximum density-allowed by-thecharacler-areain-which-the-properly-is-lecaled;-according
lo-the{ulure-development-map-adopled-at-the lime-of land dislurbance-permit-application—Fable-2-10
describes-the-maximum-allowed-dwelling-unit-densily-after-applicalion-of-any-bor The maximum
allowed dwelling unit density In the HR-1 District before application of any bonus is 24 dwelling units per acre,
and after application of any bonuses is 40 dwelling units per acre.

Table 2,10, HR-1 CharacterArea-Basaand-Bonus-Residential- Density-Manlmurm

HR-L
e Dwelling UnitsperAcre
Raseddox |Bonusiiax
FewmnCenter 24 40
ReglenalCenter |24 40
OfficePatk pa] 30
HighwayCorridor |24 30

K. Modify Sec 2.16.5., Density and Locatlon Criteria

A. —Use-of-bonuses-shall-permit-a-development-to-excead-the-maximum-base-densily eslablished-for-the
district-In-which-the-development-properly-is-lacaled,-provided-thal-in-no-caseshall-a-development
exceed-the-maximum-densily-allowsd by lhe-character-area in-which lhe-propery-islecaled,according
to-the-fulure-development-map-adepted-at-the-ime-of-land-disturbance-permit-appliealion—Fable-2-12

8
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describes-the-maximum-allowed-dwalling-unit-densily-alter-appllcatlen-ofany-bonuses- The maximum
allowed dwelling unit density in the HR-2 District before application of any bonus is 40 dwelling units per acre,
and after application of any bonuses is 60 dwelling units per acre,

Table2,12,-HR-2-Character-Area-Base-and-Benus-Residentlal-Density-Maximum

HR-2-Dwelling Unitsper-here
Charactar-Area

Basa-Max Bonusiax
FowirCenter 40 60
Regional€enter |40 2]

L. Madify Sec 2.17.5,, Density and Location Criterla

A, Use-of-benuses-shall-permit-a-development-to-exceedthe-maximum-base-densily-eslablished-for-the
dislrict-in-whieh-the-development-properly-is-localedprovided-hatin-ne-caseshall-a-development
excaed-the-maximum density-allowed-by-the-characler-area-in-which-\he properly-is localed;according
lo-the-fulura-devalepment-map-adopted-at-the-lime-ofHand-disturbance-permil-application-Table 244
describes-lhe-maximum-allewed-dwelling-unit-densily-after-applicalion-of-any-bonuses: The maximum
allowed dwelling unit density in the HR-2 District before application of any bonus is 60 dwelling units per acre,
and after application of any bonuses is 120 dwelling units per acre,

Tahle 214, HR-3-Character-Area-Base-and-Bonus-Resldential-Density-Maxlmum

HR-2
DwaellingUnits per-iere

Charedter-hrea

8asaMax |BonusMax

RegionalCenter |60 120

M. Modify Sec 2.18.2., Mixed Use District Densities
Table 2,16, Sumimary of Mixed-Use Zaning District Denslties

Zoning District Name Density (units/acre) | ElgibleCharacterAreas

Hohihborhood-Saptar
Mixed-Use Low Density MU-1 [4—8

Mixed-Use Low-Medium Density |MU-2 [8—12 Traditlonal-Nelghborhood
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Mixed-Use Medium Density MU-3 |12—24 B e

Mixed-Use High Density MU-4 |24—40 ReplenalCenter

Mixed-Use Very High Density MU-5 |40—60

N. Modify Sec 2,18.3., Mixed Use Dimensional Requirements
Table 2.17, Mixed-Use Zoning District Dimenslonal Requirements

Mixed-Use Districts

KEY:
Development Types: SFD: Single-Family Detached, SFA: Single-Family Attached, TTF: Two- or Three-Family, MF: Multifamily,
U-SF: Urban Single-Family, MU: Mixed-Use, CM: Commercial, OF: Office CharactorAreas: SUB: Suburban TH: Traditional

g

0. Delete Sec 2.19.3
Sec2:19.3—Rezoningtothe MU-L{Mixed-Use Low Density) Distriet:

Properteswithinthe Suburban, Traditional-HelghborhoodrNeighberheod-CenterFownCenterResional
Center;-Office-ParkInstitutlenal Conmerclal- Redevelopment Corsldor-and-Highway-Corridorcharacterareas-of
the City-of Stoneerast Comprehensive Rlan Future-Develepment-Map-are-eligiblete-berezonedtethe-MU-1
Distrlets

P. Modify Sec. 2.19.6. - Density and locatlon criteria
Sec. 2.19.6. - Density and location criteria (MU-1 District)

A, Useol-bonusesshallpermit-a-develepment-toexceed-the-maximum-base density-establishedferthe distdetin
whish-the-development—property-is-located—providedthat—inne—<case—shalla—lavelopment-exceed-the
maximum-density-allowed-by-the-character—area-ln-which-the-property-is-located—according-to-the-future
development-map-adopted-atthetime-eHand-disturbance-permitapplication—Table2:-18-describes-tThe
maximum allowed dwelling unit density before application of any bonsus Is 4 dwelling units per acre, and after

applicatlon of any bonuses Is 8 dwelling units per acre,

10
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Fable-2:18-MU-1-Characler-Areaand-BonusResidential Density-Maximum

U-1-Dwelling Units-perAcre
{Eharacter-Area

Base-hiax Bonushiax
Suburban 4 8
Alothercharacterareas 4 8

Q. Modify Sec 2.20.1 - District requirements, standards and criteria (MU-2 District)

Sec 2,20,1 — District requirements, standards and criterla (MU-2 District)

All provislons found in the MU-1 (Mixed Use Low Density) District shall apply to the MU-2 (Mixed-Use Low-
Medium Density) District, except that The maximum allowed dwelling unit densily before application of any
bonsus is 6 dwelling units per acre, and after application of any bonuses Is 12 dwelling units per acre, thereference
te-Table210for-MU-1-density-shall be-te Table 2:20-for-MU-2-density:

Table-220-MU-2-CharaeterArea-and-Bonus-Residential-Densiby-Maxinnim

2
CharstiarAras OwellingUnitsperhere
Base-Max Bonus-Max
Fraditienal-Nelghberheod 6 42
Allothescharacterareas 8 42

R. Modify Sec. 2,21.1 - District requirements, standards and criterla (MU-3 District)

Sec. 2.21.1 - District requirements, standards and criteria {MU-3 District)

Al provisions found In the MU-2 {Mixed-Use Medium Densily) Distrlct shall apply to the MU-3 (Mixed-Use
Medium Density) District, except that:

A, __The maximum allowed dwelling unit density before application of any bonus is 12 dwelling units per acce
and after application of any bonuses is 24 dwelling units per acre. —Thereference-to-Table-220for-MU-
densityshalbhetoTable-2:21-{or-MU-2-densily:

MU3
TP Bwelling-Units-per-Acre
Baseddax Bepusiviax
Fownr-Centes 12 24
Regional-Cenler 12 24

11
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HNeighborhood Center 12 24

All-ethercharacter-areas 12 24

S. Modify Sec 2.22.1., District Requirements, Standards and Criterla (MU-4 District)

Sec 2,22.1,, District Requirements, Standards and Criteria (MU-4 District)

All provisiens found In the MU-3 (Mixed-Use Medium Densily) Districl shall also apply to the MU-4
(Mixed-Use High Densily) District, excepl that:

A.  The-relerence-to—Table2.24for-MU-3-densily-shall-be-lo-Table-222-for-MU-4-densliy: The
maximum allowed dwelling unit density before application of any bonus is 24 dwelling units per acre, and
after application of any bonuses is 40 dwelling units per acre.

Table 2,22, MU-4 CharacterArea-and-Bonus-Residential-Density-Maximum

At
. v Dwelling Unitspecicre

Basa-Man |BonusMax
FJownCenler 24 40
Reglonal-Center |24 40
|eHice-Paik 24 30
Highway Corridor |24 30

T. Modify Sec 2,23.1,, District Requirements, Standards and Criteria (MU-5 District)
Sec 2,23.1,, District Requirements, Standards and Criterla (MU-5 District)

Al provisions found in the MU-3 (Mixed-Use Medium Densily) District shall also apply to the MU-5
(Mixed-Use Very High Densily) Dislricl, except as idenlified below:
A. The-reference-lo-Table-2,21-fer-MU-3-densily-shall-be-lo-Table-2.23-for-MU-5-densily. The
maximum allowed dwelling unit density before application of any bonus is 40 dwelling units per acre, and
alter application of any bonuses is 120 dwelling units per acre.

Tahle2-23-MU-5-Character-Areaand-BonusResidential Density-Maximum

Y-S
- - BweallingUnitspertae
Base-hlax [Bonusidax
FovnrCenler 40 60

12
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lREgimml-Genle;

40 |-!r20 ’

U, Modify Sec, 5.2,1. - Minimum required yards and bullding setbacks, Subsection B.
B. Spacing between bulidings. For single-family attached buildings and multifamily buildings:
1. Building shall be separated a distance as required by the International Codes Council {ICC).

2. Exceptwhen located in a MU-1, MU-2, MU-3, MU-4 or MU-5 zoning district-and-except-whenlecatadin-a
Town-or-Regional-Center<characterarea, the minimum spacing between high-rise multifamily buildings

on a single site shall be a distance equal to one-fourth of the height of the taller building.

V. Moadify Division 24 = Nonresldential Zoning Districts: Dimensional Requirements, Sec

2.24.1., Dimenslonal Requirements

Table 22,, Nonresidential Zoning Districts Dimenslonal Requirements

Nonresidential Districts

KEY:
Character Areas:-RC:Reglonal-Center TC: TownCenterNC-Helghborhood CenterSUB-Suburhan
Element  |OIT Ion |NS Ic-x |c-z |oo IM lmz
Overall Site Requirements (minimum, unless othenwise specified)
Dimensionol Requirements
2 acres for
Lot area Ay Ik
(min and uses
3 Lla;'e 7,500 {20,000 20,000 20,000 30,000 30,000 30,000 req'g SLUP,
i:e A 1acre for
all other
uses
Single-
Family
Attached
Not Not Not Not Not
LotAren 4,000 Not permilted permitted | permitted | permitted Nat permitted permitted | permitted
{Avg. per
dwelling
unit sq. ft.)
Lot width,
Shreal 75 |100 100 100 100 100 100 150
frontage
(feet)

13
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Lot
coverage
{maximum
percentage)

80

80

80

FCIRG: 90 | TC/RC: 90
Allother: |Allothen
80 80

80

80

80

Open Space Requiremenls

Sites with 5,000—
39,999 sq. ft. gross
floor area
(minimum
percent)

15

15

15 10

10

15

15

15

Sites with 40,000
5q. ft. gross floor
area (minimum
percent)

N

0

20

20 20

20

20

20

20

Transitional buffer
(feet)

Article S, division 4
of this chapter

Bullding Setback Requirements (minimum, unless othenwise specified)

Urban-Character-Arcas-{Town-Cenles Regional Cenler)

Front
thoroughlfarasand
arerals
{minfmavfeat)

20/60

20/50-*

10/60 20/50

Mot
permitted

Not
permitted

Het
parmitted

frant-allether
streets (mindmax:
feet)

10/60

10/60-*

560 10/60

10/60

Not
pesmitted

Mot
pesmitled

Side—fiteriortot
{feet}

20 15

Hot
pernltted

Net
parmitted

Side—comarloten
publicstreats
{feat)

Hot
permitted

Not
permitied

Not
parmitked

Rear{feat)

20

0t

20

Het
permitted

Hat
pamitted

Mot
permitied

AlOtherhoradestrans

front
thoroughfares and
arterials (feet)

40

60"

30 60

75

60

Front - all other
streets (feet)

w

0

50°

20 50

50

75

60

Side - interior lot
(feet)

20°

20 20

20

20

20

20

Slde - corner lat on
public streets
(feet)

50°

15 50

50

50

Rear (feet)

30

30°

20 30

30

30

30

30

I Unlt Slze (residentiol: heated living area)

14
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Floor area of attached

Not Not Not Not Not
:::l‘lz:lulgfnlljli:rltlr::n sq.1t) 1000 1000 permitted |permitted |permitted |permitted 1,000 permitted
Floor area of live/work
Not Not Not
::E‘:g;ﬂ;::_{:lﬂd::“":]1 . 2 650 650 permitted |permitted 650 permitted
Floor area per Individual No No No No No

bullding [maximum sq. N/A N/A 50,000

maximum [maximum |maximum |maximum |maximum
ft.}{non-res)

Helght (moximum without a special lond use permit {(SLUP))™*

2 5
2story/35 |2 story/3S |2 story/35 |2story/35 |.. M
Helght (feet) story/as [story/70 |05 v/ S v/ . v/ . v/
feet feet
Transitional helght plane
{see article 5 of this No Yes No No No Yes Yes Yes

chapter)

W. Modify Division 25 — NS District, Sec 2.25,1., Statement of Purpose and Intent

The purpose and intent of the City Council in establishing the NS (Neighborhood Shopping) District Is as
follows:

A. To provide convenient neighborhood retail shopping and service areas within the city for all residents;

B. To provide for the development of new Neighborhood Shopping Districts where so designated on the
comprehensive plan-especiallyforcommercialusesinSubueban-Meighborhood characterareas;

C. Toensure that the size and scale of neighborhood shopplng centers and individual uses within sald centers
are compatible with the scale of adjoining neighborhoods;

D. Tolmplement the future development map of the city's most current comprehensive plan.

X. Madify Divislon 26 — C-1 District, Sec 2.26.1., Statement of Purpose and Intent
The purpose and Intent of the City Council In establishing the C-1 {Local Commercial) District is as follows:
A. To provide convenient local retall shopping and service areas within the city for all residents;

a,—'thp{-avide—fer—aut-oqapieqled—need-s—aut—side—of—%he—Nelg|1borhuud-eenler,-ann-CenleF—and—Reg!aiml
Centerapplicable-characterareas, but-tofocus—on-the pedestdan-orlented-development-within-these
districts;

CB. To provide for quality control in development through materials and building placement;

CD. To ensure that the uses authorized within the C-1 {Local Commaercial) District are those uses which are
designed to serve the canvenlence shopping and service needs of groups of nelghborhoods;

ED. Tolimplement the future development map of the city's comprehensive plan,

Y. Modify Division 27 — C-2 District, Sec 2.27.1.,, Statement of Purpose and Intent

15
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The purpose and intent of the City Council In establishing the C-2 {General Commercial) District Is as follows:

A. To provide convenient general business and commercial service areas within the city for all residents;

8. To provide for the development of new general commercial districts where so deslgnated on the
comprehensive plan;

C. To provide for auto-oriented needs outside of the-Heighbarheod—Center—Town-Centerand-Reglonal
Centerapplicable-character areas, but to focus on the pedestrian oriented development which in these
districts;

D.

To provide for quality control in development through materlals and bullding placement;

To ensure that the uses authorized within the C-2 (General Commercial) District are those uses which are
designed to serve the general business and commercial service needs of the city;

F. Tolimplement the future development map of the city's comprehensive plan.

Z. Modify Division 30 — OIT District, Sec 2.30.1,, Statement of Purpose and Intent

The purpose and intent of the City Council in establishing the OIT (Office-Institutional-Transitlonal) District is as
follows:

A. To provide areas within the city for the location of office and institutional uses which are necessary for the

residents, business practitioners, and professional practitioners in existing bulldings no longer viable for
residential uses;

B. To limit sald buildings' helght to be compatible to those potential redevelopment parcels and structures;

C. To provide for the transition from residential to office and assoclated commercial uses which do not

generate large volumes of traffic, noise or other harmful effects, and which are compatible with
residential uses In locations so designated in the comprehensive plan aleag—in Cemmescial

Redevelopment-Cessider—the applicable character areas-and-along-the-edge-of-the-OfficePark—and
Institutionalcharacterareas.

16
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BB,  Modify Article 5, Site Deslgn and Building Form Standards, Division 1 — Block and Lot
Requirements, Sec 5.1.1,, Blocks

A. Intent. The Intent of this section Is to have the lengths, widths and shapes of blocks In residenttal subdivisions

deslgned with due regard to:

1. Provision of building sites suitable to the special needs of:
a. The building form contemplated;
b. The conservation of open space; and/or
c. Existing historic features,

2. Zoning requirements for lot sizes and dimensions;

3. Needs for convenlent access by pedestrians and bicyclists to public transit, nearby schools, and commercial
districts, vehicular circulation at safe speeds and adequate access for emergency vehicles;

4. Limitations of, and opportunities for, topography to minimize land disturbance and erosion;
5. Connectivity standards In section 5.3.2.
B. DBlock length.
1.  When blocks are subdivided by new streets or created as part of a new development, including mixed-use,
the minimum length of resulting new blocks shall be 200 to 300 linear feet.

2. The maximum block length for new subdivisions in the Suburban Neighborhood character area Is 600 linear

feet.

3 Thenaximum-blecklengthfernevesubdivisions-in-the-Aclivily-Conlercharacterareais S00inearfeel:
Blocks and pedestrian access. If a new development provides for a path with an easement through a block:
1. Aneasement for pedestrian use only shall be at least five feet wide.

2. An easement for pedestrian and bicycle use shall be at least ten feet wide.

CC.  Modify Article 5, Site Design and Building Form Standards, Division 2 — General Yard
and Measurement Provisions, Sec 5.2.1., Minimum Required Yards and Building Setbacks
A, ProJections Into yards.

1. Every part of a required yard shall be open to the sky and unobstructed except for the ordinary projections
of sills, belt courses, cornices, eaves, awnings, chimneys, buttresses and other ornamental and

architectural features, provided that these features do not project more than three feet into any required
yard and do not encroach on other lots or rights-of-way,

2. An open, unenclosed porch, balcony or hard-surfaced terrace, steps, stoops and similar fixtures of a
building inay project into a required front yard or rear yard for a distance not to exceed ten feet, and into
a side yard to a point not closer than five feet from any lot line.

3. Enclosed porches may encroach for a distance of up to eight feet into the front or rear yard, but shall be
no closer than five feet from the side properly line.

B. Spacing between buildings. For single-family attached buildings and multifamily buildings:
1. Building shall be separated a distance as required by the Internatlonal Codes Council {ICC).

18
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2~ Exceptwhendocateddna-MU-1-MU-Z-MU3-MU-d-o-MU-5-20ning-district-and-exceptwhendocatedIna
Town-or-Reglonal-Centercharacterareathe-minimum-spacdng-belween-high-rlse-multifamily-bulldings
on-asinglesiteshallbe a-distance equalto-one-fourth-af-the helght-of the taller bullding.

DD.  Modify Article 5, Site Design and Building Form Standards, Divislon 7 — Building Form
and Configuration Standards, Sec 5.7.7., Multifamily, Nonresidentlal, Live/Work and Mixed
Use Buildings.

D. Parking configuration. Nonresidential and mixed-use buildings-lecated-in-Activity-Center-characterareas,as
identifieddnthe-comprehensive-plan, shall:

1, Have no more than one double row of parking within the front yard where there Is no intervening building
between parking and the street; and

2. Beallowed to locate parking along the side or rear or as on-street parking dedicated as right-of-way by the
applicant for a land disturbance permit or building permit,

EE. Modify Sec 9.13,, Defined Terms, Activity Center

Activity center means a character area designed by the Camprehensive Plan-as-a-Regienal-CenterTown
Centerrar-Neighborheod Conter,

19
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Attachment 2 - Track changes version of the Zoning Ordinance concerning
references to the Community Development Director or Director of Planning:

Modify Sec, 4.3.1.C, = Use Tahle
Table 4.1. Use Tahle

5 SA - Special administrative permit from Community-Development
L e Ditactor-Planning & Zoning Director

Pa - Permitted as an accessory use 5P - Speclal land use permit (SLUP)

us |r AL ':('] 2’ '7‘ 2' RS [MR MR :"; i |an fo for [n || o w|M Mo [Mu |mu o :‘:fuo
-’ - L <2 |- - - -
e fels o lslelo ™ [ |2 B le [ Im s ilzle M2] |2 |2 o555

Modify Sec. 9.1.3. - Defined Terms

Director of planatagPlanning &-Zening-means the Director of the Department of Planning and-Sustalaabliity-and
Zoning (alsereferred-to-as-the Community Development Directer); or histhelsCily Manager designee.

(Note that this will address the 224 instances of “Director of Planning” in the current code.)
Modify Sec. 5 — Transition Period (Last section of Zoning Ordinance — seemingly out of order)

During the transition period, any department, employee, or official referenced in the Comprehensive Plan which
has not yet been established or appointed shall refer to the City Manager or his designee. During and after the
transition period, any reference to the director or planning director shall also refer to the Cemmunity
bevelopmentDirectorPlanning & Zoning Director. During and after the transition period, any reference to the
planning department shall refer to the Community-DevelopmentPlanning & Zoning department or the similar
department created by the City Council during the transition periad.

20
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=——= THE CITY OF

STONECREST

GEORGIA

PLANNING COMMISION STAFF REPORT
MEETING DATE: June 22, 2021

GENERAL INFORMATION
Petition Number: TMOD 21-002
Applicant: Stonecrest Planning & Zoning Department
Project Location: City-Wide

Proposed Amendment: Text amendment to modify Articles 4 and 9 of the
Zoning Ordinance to address Child and Personal Care
Home definitions and use regulations.

FACTS AND ISSUES: A text amendment approved by Mayor and City Council in 2018
modified the Child Care Home and Petsonal Care Home definitions and regulations in
the City’s Zoning Ordinance. Since that amendment, Council and staff have identified
other necessary changes for these uses. These changes include:

. An updated definition of Child Care Home that includes 24-hour care

. Updated supplemental regulations that require the business owner to reside at
the home where the child care home or personal care home is being operated.
. Distance separation requirement for Child Care Homes.

. Updated Use Table to reflect 2018 language, supplemental regulations, and to
require a SLUP in more zoning districts.

The definitions and regulations related to these state permitted uses is can often be
confusing. Following is a table that helps summarizes the capacity, hours of operation
and permitted districts of these uses in an attempt to explain and clarify the differences.
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oTONECREST

GEORGIA

PLANNING COMMISION STAFF REPORT

There has been public concern expressed about the number and quality of Child
Care Homes and Personal Care Homes in the City and their impact on the
neighborhoods they are located in. These updated regulations allow Planning
Commission, and City Council more opportunities to review Special Land Use
Permits on a case-by-case basis for these uses. The updates also ensure that every
part of the Zoning Ordinance referencing these uses is cohesive and are in line with
state regulations regarding these state permitted uses.

OPTIONS: Table, Deny, Approve, Approve with modifications
RECOMMENDED ACTION: Approve
ATTACHMENTS:

(1) Track Changes version of the City Code Ordinances as they relate to TMOD-
21-002 with summarizing tables, and a map showing known locations of
existing personal care homes.
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Track Changes summary of Proposed Amendments to the Zoning
Ordinance related to TMIOD-21-002 and personal care home map

Article | Section Change
4 Table 4.1 Use Table Removed 'community' from personal care home
line item to reflect the use title in the text of the
Zoning Ordinance
4 Table 4.1 Use Table Required a SP in all residential districts for
personal care homes and child care homes;
removed allowance of personal care homes in
mixed use districts
4 Table 4.1 Use Table Removed allowance of child care homes in multi
family districts to reflect supplemental regulations
4 4,231 Clarification of Director title, and owner of the
business requirement for Home Occupation
4 4.2.41.A Added requirement regarding the business owner
residing at the personal care home
4.2.41.A Edited wording of provision #2
4.241.A Added provision that permits for personal care
homes are nontransferable
4.2.41.B Edited wording of provision #4
4.241.C Removed 'community' from title of this section. It
was removed in the previous text amendment, so
that is now reflected
4 4.2.41.D Added requirement regarding the business owner
residing at the personal care home
o 4.2.41.D Added 1,250 foot distance separation requirement
for child care homes
4.2.41.D Edited wording of provision #3
4.2,.41.D Edited wording of provision #6
4 4.241.D Removed 'group' from title of this section. It was
removed in the previous text amendment, so that is
now reflected
0 9.1.3 Edited definition of Child Care Home to include
24-hour care provision
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Sec, 4.2,31. - Home occupations and private educational uses.

The following provisions apply to home occupations:

A. A home occupation where no customer contact occurs shall be considered a Type I home
occupation and may be conducted with administrative approval by the director of
planning and zoning.

1
2

The owner/operator of the business must reside on the premise.

Up to two (2) full-time residents of the premises are allowed to conduct separate
home occupations in the same dwelling. In reviewing such a request, the local
government may consider the reason, potential residential impact, parking needs,
hours of operation and other relevant factors.

C. All home occupations other than Type I home occupations shall be considered a Type
IThome occupation and shall require a special land use permit (SLUP). Additional
conditions may be placed on the approval of a Type Il home occupation in order to ensure
the home occupation will not be a detriment to the character of the residential
neighborhood.

1.
2.

Customer contact is allowed for Type Il home occupations.

Up to two (2) full-time residents of the premises are allowed to conduct separate
home occupations in the same dwelling. In reviewing such a request, the local
government may consider the reason, potential residential impact, parking needs,
hours of operation and other relevant factors.

D. All home occupations shall meet the following standards:

2
2.

There shall be no exterior evidence of the home occupation.

No use shall create noise, dust, vibration, odor, smoke, glare or electrical interference
that would be detectable beyond the dwelling unit.

The use shall be conducted entirely within the dwelling unit, and only persons living
in the dwelling unit shall be employed at the location of the home occupation.

No more than twenty-five (25) percent of the dwelling unit and or five hundred (500)
square feet, whichever is less, may be used for the operation of the home occupation.

No more than one (1) business vehicle per home occupation is allowed.
No home occupation shall be operated so as to create or cause a nuisance.

Home occupation shall not include the use of a dwelling unit for the purpose of
operating any automobile repair establishment, or car wash.

Occupations that are mobile or dispatch-only may be allowed, provided that any
business vehicle used for the home occupation complies with section 6.1.3, and is
limited to one (1) business vehicle per occupation.

E. Private educational services shall comply with home occupation standards and no more
than three (3) students shall be served at a time. Family members residing in the home
are not counted towards the three (3) students allowed.
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F. Child Care Homes and Personal Care Homes are considered Home Occupations and

must adhere to these provisions in addition to Section 4.2.41.

Sec. 4.2.41. - Personal care homes and child caring institutions.

A.

Personal care homes, general requirements.

s

If owned by a corporation, partnership, Limited Liability Company or any entity other than

a natural person, the administrator identified in the state license application must reside in
the personal care home, If owned by an individual, the individual owner must reside in the
aroup personal care home,

12. Bach personal care home must obtain a city license as well as all license(s) and/or

permit(s) required by the State of Georgia before beginning in-erder-to operate. Each
personal care home licensed and/or permitted by the State of Georgia must display its

state-issued and city-issued license(s) and/or permit(s) in plain view, visible from the
front doorway of the facility.

2.3, No personal care home may display any exterior signage that violates the sign ordinance

in chapter 21 of the Code or the sign provisions in the zoning regulations for the
underlying zoning district where the personal care home is located.

4, Personal care homes may apply for an FHA Accommodation Variance as provided for

insection 7.5.9 of this chapter.

3.5, No city permit for the operation of the personal care home shall be transferable.

Personal care home, group (up to six (6) persons).

1.

Two (2) copies of complete architectural plans for the subject group personal care home,
signed or sealed by a registered architect, shall be submitted to the director of planning
prior to issuance of a building permit or business license.

Each group personal care home must provide at least four (4) parking spaces within a

driveway, garage or carport and must comply with any applicable requirements in article
6.

The home must be at least 1800 sq. ft in size.

3—In order to prevent institutionalizing residential neighborhoods, no group personal
care home located in the RE-RLG,R100; R85 RF5-RS50; R-SM—er-MR—1—_a
residential zoning district may be operated within one thousand (1,000) feet of any other
group personal care home. The one-thousand-foot distance requirement is measured by
a straight line which is the shortest distance (i.e., “as the crow flies") between the
property lines of the two (2) tracts of land on which the group personal care homes are
located.

C. Personal care home,—eonmitiity (seven (7) or more persons).

1

Two (2) copies of complete architectural plans for the subject community personal care
home, signed or sealed by a registered architect, shall be submitted to the director of
planning prior to issuance of a building permit or business license.
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Each community personal care home must provide at least one-half (0.50) parking
spaces for each employee and resident and must comply with any applicable
requirements in article 6.

Child Care hemeHome, and Child Care faeitity-Facility general requirements.

L.

:‘-‘*

S

If owned by a corporation, partnership, Limited Liability Company or any entity other than
a natural person, the administrator identified in the state license application must reside in
the child care home, facility. If owned by an individual, the individual owner must reside
in the child care home, or child care facility.

No child day-care home: or child care facility shall be located within 1:6001.250 feet of
another child care home or child care; facility. The one-thousand two hundred and fifty-
foot distance requirement is measured by a straight line which is the shortest distance
(i.e., “as the crow flies™) between the property lines of the two (2) tracts of land on which
the child care homes, or child care facilities are located.

Each child caring home, and child care facility must obtain all license(s) and/or
permit(s) required by the State of Georgia in order to operate. Each child caring

institution must display its state-issued and city-issued license(s) and/or peumt(s) in
plain view, visible from the front doorway of the facility.

4. Child eare-Care homes and Child Care facilities are not permitted in Multi-family
dwellings.

No child caring home, facility may display any exterior signage that violates the sign
ordinance in chapter 21 of the Code or the sign provisions in the zoning regulations for
the underlying zoning district where the personal care home is located.

4.6, Bach child care home, facility shall meet the minimum state requirements for

ulavground size, locatlon and fencmg w&h%—e;—me;e—e%en—evea—ﬂ&e—age—e—%ﬂﬁder

Child Care Homes, group-(up to five (3) children).

1. Each group child care home must provide at least four (4) parking spaces within a

- driveway, garage or carport, and must comply with any applicable requirements in article
6.

. Child Care Facility (six (6) or more children).

L.

2

Two (2) copies of the complete architectural plans of the subject community child caring
institution, signed and sealed by a registered architect, shall be submitted to the director
of planning prior to issuance of a building permit or business license.

Each community child caring institution must provide at least one-half (0.50) parking
spaces for each employee and resident and must comply with any applicable
requirements in article 6.



June 11, 2021 DRAFT

Article 9: Definitions

Child Care Facility: A building(s) in which housing, meals, and twenty-four-hour
continuous watchful oversight of six (6) or more children under the age of eighteen (18)
are provided and which facility is licensed or permitted as a child caring institution by the
State of Georgia. The term "child caring institution” shall not include a "child day care
center or child care facility."

Child Care Home: A building(s) in which housing, meals, and twenty-four-hour
continuous watchful ovcx:sight for up to five (5) children under the age of eighteen (18) are
provided. The term "child caring institution" shall not include a "child day care center or
facility."

Child day care center: An establishment operated by any person with or without
compensation providing for the care, supervision, and protection of seven (7) or more
children who are under the age of eighteen (18) years for less than twenty-four (24) hours
per day, without transfer of legal custody. The term "child caring institution" shall not
include a "child day care center or child care facility."

Personal care home, group: A personal care home that offers care to up to six (6)
persons.

Personal care home: A building(s) in which housing, meals, personal assistance services, and
twenty-four-hour continuous watchful oversight to seven (7) or more persons are provided and
which facility is licensed or permitted as a personal care home bythe State of Georgia. The term
"personal care home" shall not include a "child care institution," "transitional housing," a
"rehabilitation housing facility," a "rooming house," or a "boarding house." "Personal care
home" includes a "community living arrangement," which is an establishment licensed by the
State of Georgia and providing a residence for adults receiving care for mental health,
development disabilities, and/or addictive diseases.
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=——— THE CITY OF

STONECREST

GEORGIA

PLANNING COMMISION STAFF REPORT

MEETING DATE: June 22, 2021

GENERAL INFORMATION
Petition Number: TMOD 21-003
Applicant: Stonecrest Planning & Zoning Department
Project Location: City-Wide

Pr oposed Amendment: Text amendment to modify Chapter 27 of the
Zoning Ordinance to addlc%s Gas Service Stations.

FACTS AND ISSUES: Amendments to the City’s supplemental use regulations
regarding gas service stations have been openly debated and discussed since at least
2019 when the city updated the Stonecrest Overlay District. Based on addressing
concerns that there has been an over proliferation of such uses, staff has offered the
following recommended changes:

e Removing the exemption for a Special Land Use permit for Alcohol outlets
accessory to convenience stores and gas pumps.

e Modifying the location criteria for facilities with fuel pumps, requiring that
they be located at the corner of arterial roadways as designated on the City’s
functional classification map in the comprehensive plan.

e Requiring that such facilities include at least a 5,000 sf of retail space.

There has been concern about the proliferation of gas service stations in the City,
and their negative impacts on adjacent neighborhoods. These updated regulations
allow Planning Commission, and City Council more opportunities to review
Special Land Use Permits on a case by case basis for these uses. The updates also
ensure tighten up the location criteria for such uses restricting where they can be
placed.

OPTIONS: Table, Deny, Approve, Approve with modifications
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STONECRES

GEORGIA

PLANNING COMMISION STAFF REPORT
RECOMMENDED ACTION: Recommend Approval to the City Council
ATTACHMENTS:

(1) Track Changes version of the City Code Ordinances as they relate to TMOD-
21-003
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Track Changes summary of Proposed Amendments to the Zoning
Ordinance related to TMOD-21-003

Sec. 4.2.8, - Alcohol outlets, retail, package liquor store.

A. Package stores;-unless-part-of-a-mixed-used-development;-shall not be located:

1.
2,

Within 1,000 feet of an existing package store or alcohol outlet;

Within 600 feet of any residence, church, school, school bullding or grounds, educational facilily,
college campus, or sexually oriented business; or

Within 600 feet of a substance abuse treatment center owned, operated or approved by the state
or any county or municipal government.

B. Alcohol oullets shall not be located;

Within 300-600 feet of any school building, school grounds, educational facilily, college campus,
or sexually oriented business; or

Within 600 feel of a substance abuse treatment center owned, operated, or approved by the state
or any county or municipal government.

For the purpose of this section, distance shall be measured according to chapter 4.
For alcohol sales as an accessory use lo retail, the area devoted to the sale and storage of alcohol

shall not exceed 20 percent of gross floor area.

1.
2.
C.
D.
E.
F.

The sale or distribution of individual cups and Indivldual servings of ice at package stores is prohibited.
Alcohol outlets accessory to convenience stores with gas pumps de-net-require a special land use

permitif-the-convenience-store-and-gas-pumps-meetthe-criteria-of-section-4-2:28D,

Sec. 4.2,28. - Fuel pumps, accessory.

A. Upon the minor redevelopment of existing structures or buildings, as defined in section 28-8.1.16, that
also requires a land disturbance permit or building permit, the director may require additional
improvements to landscaping, signage, parking lots, sidewalks, or building facades. Any minor
redevelopment of existing structures, buildings, and physical appurtenances is permitted by right if
such changes result in greater conformity with the specifications of this section.

B. Gas station and convenience store design shall comply with the design standards and transitional
buffer requirements set forth in article 5 of this chapter.

C. The following standards apply to all gas pumps:

(1)

)

@)
(4)

(6)

TFhe-primary-building-{i.e-convenience-store-orautomebile-service station) shall- be-exemptfrom
primany-building-setbacks iHocatedIn-activity-centers-All associated light fixtures shall be directed
away from surrounding residential neighborhoods

Canapies covering gasoline dispensers shall be set back not less than 15 feet from all street
rights-of-way.

Canopy height shall not exceed the greater of 20 feet or the height of the principal building.

Canopies and their columns shall be complementary to the overall color scheme and building
materials scheme of the building facade to which the canopy is necessary.

Canopy lighting shall not extend beyond the area immediately beneath the canopy and all fixtures
shall be recessed, including any fixture or lens. Lighting shall project inward and downward, shall
not have any spillover to adjacent properties, and shall cut off no later than 30 minutes after
closure of the facility.
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{6) Automobile service stations with gas sales shall have a capacity to store one car per bay (car
area in front of a pump), so as not to interfere with driveway ingress and egress traffic flow.

(7) A minimum of 30 feet is required between a properly line and the nearest gasoline pump.

(8) Owner and operator are respansible for daily litter clean-up to ensure that property remains free
of litter, trash, and debris.

(9) When a separate retail or restaurant use is located on the same property as fuel pumps, there
shall be separate and distinct parking spaces for each use.

(10) The use of light emitting diodes, neon lights, and illuminated panels placed around the windows

or on the outside of the building is not prohibited,_but must not be visible from or face adjacent
residential uses.

D. Location crileria.  Fuel pumps associated with convenience stores, gas stations, and service stations
reguire-a-speclabHand-use-permit-in-astivily-centers--In-all-other-character-areas-a-special-land-use
permitisrequired-unless-thatfacility-canmust meet atleastthree-ofthe following criteria:

1. __Facllity is located within 400-100 feet of an intersection of a major arterial street and a major or
minor arterial street, or located within 4,000500 feet of an-intersection-within-an interstate highway
intersection with an arterial street as designated on the Functional Classification Map in the Cily
Comprehensive Plan.-

2. Facilily is accessible via direct and-or secondary access to lwo roads-sither-through-a-secondary
street-or-by-interparcel-or-othershared-access.

3. Fadllity is-a-new-building-efincludes at least 5,000 square feet of retall space. er-facility-is-part-of
a-major-redevelopment-as-defined-in-section-27-8.1-16-

4. Nomore than lwo facililies may be located at any given intersection. Faellib-ineludes-atleastiwe
bathreems-capable-ef-serving-at-least-three-persons-at-a-lime-open-te-the-publie—and-compliant
with-the-Amerieans-wilh-Disabilities-Aet:

5. Except for facilities located at the same roadway interseclion, facilities cannot be located closer
than 1,500 feet apart.

E. __Distance shall be measured from the right-of-way of the exit or entrance ramp, or street corner (middle
of the radius), along the intersecting street right-of-way, to the nearest property line.

EG.. __If a reverse frontage design is proposed the primary building shall be located close to the street to
define street edge. Pump islands shall not be located between the building and the street, but shall be
placed behind or to the side of the primary building. The facade of the primary building located closest
to the street shall include architectural features and shall have an active entrance either on the side or
rear, with clear unobstructed pedestrian access from the public sidewalk. The street facade shall have
at least 25 percent fenestration or faux fenestration.,

GH.. __ Service areas, storage areas, and trash enclosure shall be oriented away from public view and
screened from adjacent properties.

HL.. _Facillities must provide a two-foot-high masonry wall with landscaping and/or an evergreen hedge to
help screen the pumps from view from a public right-of-way.
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== THE CITY OF =

STONECREST

GEORGIA

PLANNING COMMISION STAFF REPORT

MEETING DATE: June 22, 2021

GENERAL INFORMATION
Petition Number: TMOD 21-004
Applicant: Stonecrest Planning & Zoning Department
Project Location: City-Wide

Proposed Amendment: Text amendment to delete Subsection 3.1.1.D of
the Zoning Ordinance and to insert a new overlay
use table

PURPOSE: To remove the exemption for the requirement of SLUPs within the
City Overlay Districts

FACTS AND ISSUES: Subsection 3.1.1.D. of the Zoning Ordinance currently
allows an exemption from requiring a SLUP for any parcels within Overlay
Districts when the base zoning the particular use in question would normally
require one. This exemption has allowed certain uses that typically would go
through SLUP approval process, such as Senior Housing developments, be
permitted. This exemption applies to all of the city’s overlay districts, the
Stonecrest Overlay, I-20 Overlay, and the Arabia Mountain Overlay.

Removing this exemption would allow the public, the planning commission and
the city council greater oversight and control over uses allowed in the overlay
districts, and more transparency in the planning process. The overlays occupy over
a third of the land area of the city, so this amendment could have significant impact
on controlling the future development of the city.

To help in zoning administration regarding the Overlays and the use of SLUPs,
staff is also recommending the insertion of a new Overlay Use Table.

OPTIONS: Table, Deny, Approve, Approve with modifications
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= THE CITY OF =——

STONECREST

GEORGIA

PLANNING COMMISION STAFF REPORT
RECOMMENDED ACTION: Recommend approval to the City Council
ATTACHMENTS:

(1) Track Changes version of the City Code Ordinances as they relate to TMOD-
21-004

(2) Overlay District Maps by Council District for reference.
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Track Changes summary of Proposed Amendments to the Zoning
Ordinance related to TMOD-21-004

Sec, 3.1.1, - Overlay districts generally.

Overlay districls are supplemental to the zoning district classifications established in article 2 of this
chapter. This section shall supersede the applicability statements in each overlay district except as
provided in subsection (F) of this section, and are applicable as follows:

A,

All development and building permits for lots located, in whole or in part, within any overlay district
shall meet all of the regulations of the underlying zoning district in which they are located as well
as all of the regulations of the applicable overlay district.

For new development after the effeclive date of the ordinance from which this chapter Is derived,
when no complete application for a land disturbance or building permit has been filed with respect
to a properly located within an overlay district and the property has conditions of zoning that were
approved prior to, and in conflict with the overlay district regulations contained in this article, the
overlay district regulations shall prevail. If a condition of zoning does not conflict with the overlay
district regulations, the condition of zoning shall remain applicable to the property.

For existing development, if overlay district regulations conflict with the conditions of zoning
applicable to property within In an overlay district, the existing zoning conditions remain applicable
to the property.

H-a-use-is-permilted-in-the-overay-district-but the-underying zoning-requires-a-speciaHand-use
permit-for-the-same-use;-the-overay-shallgevern-and-no-special-land-use-permit-isrequired:

If overlay district regulations conflict with other regulations contained in this chapter, the overlay
district regulations shall prevail.

The use of properly may be permitted without rezoning if listed as allowed by the overlay. Uses
allowed by the underlying zoning in article 4 of this chapter, shall also be permitted in the overlay
district, unless they are listed as prohibited within the overlay district.

Each application for a business license, land disturbance permit, building permit or sign permit,
which involves the development, use, exterior alteration, exlerior madification or addition of any
structure, must demonstrate compliance with all overlay district regulations, subject to article 8 of
this chapter, nonconforming uses, structures and buildings.

The zoning district designations contained in article 3 of this chapter, litled Overlay District
Regulations, were not revised to reflect the new zoning district designations utilized in the updated
zoning ordinance. Any discontinued zoning district references contained in this article 3 of this
chapter shall therefore be construed using the conversion chart contained in Table 1.1 of article
1 of the zoning ordinance, and applied as appropriate to the updated provision of the zoning
ordinance.

Sec, 3.1.6. - Overlay Use table.

Table 3.1 indicates the permitted uses within the overlay zoning districts. Even though a

use is listed as an allowable use within a particular base zoning district, additional use

restrictions may apply based on the applicable overlay zoning district requirements specified

in this article.
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A. The uses listed in Table 3.1 shall be permitted only within the zoning overlay districts
identified, and no use shall be established and no structure associated with such use shall be
erected, structurally altered or enlarged unless the use is permitted as:

1. A permitted use (P);

2. A special use (SP) subject to the special land use permit application procedures
specified in article 7 of this chapter:;

3. An administratively approved use (SA) subject to the special administrative permit
procedures specified in article 7 of this chapter;

4. An accessory use (PA) as regulated by article 4 of this chapter, Table 3.1 does not list
all accessory uses but clarifies uses acceptable as accessory, though not typically
considered principal uses for the zoning classification.

5. Uses lawfully established prior to the effective date of this zoning ordinance.

B. Any use not listed in Table 3.1, below, or interpreted to be allowed by the director of
planning pursuant to section 4.1.2 is prohibited. Any applicant denied a permit to allow a use
of property in a zoning district other than as provided in this section may file an appeal
before the zoning board of appeals as provided in article 7 of this chapter.,

C. If there is a conflict between Table 3.1 and the text of this chapter, the text shall prevail,
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District 1 Zoning Overlays
[Z] ARABIA MOUNTAIN OVERLAY DISTRICT Bl STONECREST | TIER 1
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District 2 Zoning Overlays
"] ARABIA MOUNTAIN OVERLAY DISTRICT [l STONECREST | TIER1
I 1-20 OVERLAY DISTRICT TIER 1 7771 STONECREST | TIER 2
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District 3 Zoning Overlays

7] ARABIA MOUNTAIN OVERLAY DISTRICT [l STONECREST | TIER1
N 1-20 OVERLAY DISTRICT TIER 1 [ STONECREST | TIER2
[ 1-20 OVERLAY DISTRICT TIER 2 [ ] STONECREST|TIER3

[__] STONECREST | TIER 4
[ ] STONECREST|TIER5
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District 4 Zoning Overlays
7771 ARABIA MOUNTAIN OVERLAY DISTRICT [l STONECREST | TIER 1 [ ] STONECREST | TIER 4
[ 1-20 OVERLAY DISTRICT TIER 1 [777] STONECREST | TIER2 [ ] STONECREST|TIER5
[ 1-20 OVERLAY DISTRICT TIER 2 [_] STONECREST | TIER3 [ ] STONECREST | TIER 6 - VIEWSHED
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District 5 Zoning Overlays
[777] ARABIA MOUNTAIN OVERLAY DISTRICT [ STONECREST | TIER 1

I 1-20 OVERLAY DISTRICT TIER 1
[T 1-20 OVERLAY DISTRICT TIER 2

[ STONECREST | TIER2
[ ] STONECREST | TIER3

[ ] STONECREST|TIER 4
[ ] STONECREST | TIER5
[ ] STONECREST | TIER 6 - VIEWSHED
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