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100 GENERAL PROVISIONS

100.1 INTRODUCTION

Since the early 1970s, the original and amended Standards for Residential and
Commercial  Development have  undergone  revisions by individual
agencies/departments/divisions. At this time, these standards are revised to comply
with federal, state, regional, and local criteria.

This document illustrates the continued commitment on behalf of the Cobb County
Board of Commissioners to encourage quality growth and development in Cobb
County. All operating agencies/department/divisions involved in the development plan
review process work together to produce this document. These
agencies/departments/divisions are:

e Community Development Agency
e Department of Transportation

e Water System

e Public Safety Department

e Office of Environmental Health

These Development Standards and Specifications have been created, revised, and
otherwise set forth as a tool for communication between the County and professional
contractors, engineers, architects, developers, planners, builders, and other agents
for development. To that end, these Standards are a compilation of the accepted
procedures; plan requirements, and approval criteria in the area of land use, site
development.

100.2 AUTHORITY

These Standards are adopted and certified by the Cobb County Board of
Commissioners under the authority of the Constitution of Georgia (1983) and the
Official Code of Georgia and enacted pursuant to such authority.

100.3 TITLE

These Standards shall hereafter be known as “The Development Standards and
Specifications of Cobb County, Georgia” and may be generally referred to and known
as "Development Standards”.



100.4 INTERPRETATION

For the interpretation and application of Development Standards, all provisions shall

be:

e Considered as minimum requirements, which may be varied at the discretion of
applicable Agency/Department Directors, unless otherwise governed by ordinance.

e Deemed neither to limit nor repeal any other powers granted under federal and
state statutes.

e In the event of conflicting provisions between these provisions and other
ordinances of Cobb County, the more specific ordinance shall prevail.

100.5 PURPOSE

It shall be the purpose of these Standards to:

e Protect and promote the public health, safety, and general welfare of the
citizens of Cobb County, Georgia.

Provide maximum livability and quality of life within a neighborhood.

Protect and promote the general welfare of the business community in Cobb

County, Georgia, and encourage commerce.

Promote and support the objectives of the Cobb County Comprehensive Plan.

Support and supplement the requirements of the Cobb County Zoning

Ordinance.

e Streamline the site plan review process by providing clear lines of
communication and direction to staff.

e Streamline the site plan review process by providing clarification to the
development community as to the requirements for development in Cobb
County.

e Encourage economically sound and technically feasible land development.

e Provide assurance that residential, multi-family, and non-residential plans are
indeed usable for intended and permitted purposes according to federal,
state, regional, and community standards.

e Provide assurance that adequate provision for safe and efficient traffic access
is available for new development and redevelopments.

e Provide adequate water quality, quality, and wastewater treatment.

e Assure equitable, efficient, and detailed review of all residential, multi-family,
and non-residential construction plans by providing uniform Development

e Standards for the development and subsequent construction of structures,
building, or other improvements of any land within unincorporated Cobb
County.



100.5.2 INTENT
These Development Standards are intended to address these important needs:

e Increased demand for development criteria in response to an ever-increasing
environmental awareness.
Improved communication and coordination among County
agencies/departments/divisions.
Improved efficiency and better service to the development community.

100.6 AMENDMENTS AND REVISIONS

All amendments and revisions to these standards and specification shall be first
approved after a hearing at an advertised called meeting of the Board of
Commissioners.

101 ADMINISTRATION

101.1 ADVISORY COUNCIL FOR HISTORIC PRESERVATION

The Advisory Council for Historic Preservation is the lead federal agency charged with
the administration, regulation, and protection of national eligible and designated
historic sites under Section 106 of the Federal Clean Water Act.

101.2 ATLANTA REGIONAL COMMISSION

The Atlanta Regional Commission (ARC) is responsible for the review, administration
of, and permits for the Metropolitan River Protection Act. The ARC also serves as a
clearinghouse for comments concerning Development of Regional Impact and the
identification and protection of Regionally Important Resources.

101.3 BOARD OF ADJUSTMENTS AND APPEALS

The Board of Adjustments and Appeals is responsible for the issuance of
interpretations of the building code when a disagreement arises between the building
official and builders, contractors, or subcontractors; approval of requests for variances
when alternative construction methods can be shown to provide an equivalent level
of safety; rendering of decisions upon actions of the building official, as provided in
the building codes, when properly appealed; rendering of decisions in any appeal by
a builder, electrical contractor, plumbing contractor; HVAC contractor, owner, or
individual holding a building permit whenever the building official: (i) rejects or refuses
to approve a manner of construction; (ii) rejects materials used in construction; or
(iii) where it is claimed that the county building or construction codes are inapplicable
or that the intent and meaning of the same have been misconstrued or incorrectly
applied.

101.4 BOARD OF COMMISSIONERS

The Board of Commissioners is responsible for the development of policies,
ordinances, and standards involving the development process. The board hears
appeals from aggrieved parties involving all areas not otherwise delegated herein.
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101.5 BOARD OF ZONING APPEALS

The Board of Zoning Appeals, appointed by the Board of Commissioners, is responsible
for the consideration of variances to the Cobb County Zoning Ordinance, for hearing
appeals where it is alleged there is error in any order, requirement, decisions, or
determined made by an administrative official in the enforcement of any ordinance or
resolution adopted under the Cobb County Zoning and Planning Act of 1964.

101.6 BUSINESS LICENSE REVIEW BOARD

The Business License Review Board, appointed by the County Manager, is responsible
for considering appeals regarding decisions made by the Business License Division
Manager.

101.7 COBB COUNTY CEMETERY PRESERVATION COMMISSION

The Cobb County Cemetery Preservation Commission is responsible for protection,
identification, and recommendations with respect to cemeteries within Cobb County.
The Cobb County Cemetery Preservation Commission is also responsible for the
administration of the Cobb County Cemetery Preservation Ordinance and
recommendations regarding cemetery protection and relocation to the Board of
Commissioners or Superior Court, as applicable.

101.8 COBB COUNTY HISTORIC PRESERVATION COMMISSION

The Cobb County Historic Preservation Commission is responsible for the
recommendation for designation of historic properties and structures. The Cobb
County Historic Preservation Commission is also responsible for the administration of
the Cobb County Historic Preservation Ordinance and the issuance of Certificates of
Appropriateness.

101.9 COBB COUNTY HOMEBUILDERS ADVISORY BOARD

The Cobb County Homebuilders Advisory Board is charged with the duty of review
and make recommendations on matters referred to it by the Board of Adjustments
and Appeals.

101.10 COBB COUNTY WATER SYSTEM

The Cobb County Water System is responsible for water distribution and wastewater
collection and treatment facilities within our dedicated service areas and is responsible
for stormwater management services in the unincorporated county. The Water System
is charged with the enforcement of federal and state water quality and quantity laws.
The Water System is comprised of multiple divisions, each responsible for specific
duties.



101.10.1 Administration and Agency Director

The Agency Director is responsible for the daily and long-term overall operation of the
Cobb County Water System including oversight of the six divisions of the Agency.
Administration includes the Office of the Director, Agency Secretarial Staff, Personnel
Representative, Support Services, and Communications.

101.10.2 Customer Service

The Customer Service Division is responsible for customer accounts, including meter
installation, meter reading and repairs, billing for services, and resolution of customer
problems in relation to their service bill.

101.10.3 Engineering

The Engineering Division is responsible for plan review the design and construction of
new infrastructure, infiltration/inflow studies and testing, and maintaining records and
mapping of the infrastructure of work performed by private development or
contracted through the Water System.

101.10.4 System Maintenance
The System Maintenance Division is responsible for performing all maintenance to the
water and sewer mains and appurtenances, as necessary.

101.10.5 Water Protection

The Water Protection Division is responsible for the operation of the water reclamation
facilities and pumping stations and performs industrial monitoring to ensure water
quality.

101.10.6 Stormwater

The Stormwater Division is responsible for the maintenance of dedicated and accepted
detention/retention ponds, drainage easements on county owned property, and all
other dedicated Cobb County stormwater infrastructure not within the right-of-way
and for administering and enforcing the Cobb County Comprehensive Stormwater
Management Quantity and Quality Ordinance.

101.10.7 Business Services
The Business Services Division is responsible for finances and financial management
of the Water System.



101.11 COMMUNITY DEVELOPMENT AGENCY

Community Development is the development-coordinating agency for Cobb County.
It is also responsible for implementing federal and state environmental mandates. It
advises the Board of Commissioners and the general public on development and
planning issues as they affect the environmental, financial, economic, legal, and social
welfare of Cobb County. It has the responsibility to maintain and increase the quality
of life in the County as deemed necessary by the Board of Commissioners and County
residents.

101.11.1 Administration Division and Agency Director

The Agency Director is responsible for the daily and long-term overall operation of the
Cobb County Community Development Agency including oversight of the six divisions
of the Agency. The Administration Division includes the Office of the Director, Deputy
Director, Executive Support Personnel, Personnel Representative, Communications
Coordinator, Fiscal Officer, and the Technical Support Analyst.

The Site Inspections Supervisor is responsible for review and inspection for
compliance with residential subdivision regulations and is charged with enforcement
of maintenance and performance construction bonds. The Site Inspections Supervisor
works with the Director on subdivision acceptance.

101.11.2 Business License Division

The Business License Division is responsible for collecting appropriate license fees and
certain tax monies from businesses operating in the unincorporated area of Cobb
County.

101.11.3 Code Enforcement Division

The Code Enforcement Division is responsible for enforcement of the following
chapters of the Cobb County Code, as amended from time to time: Chapter 134,
Zoning/Sign Ordinance, including issuing of sign permits; and Chapter 102, Solid
Waste Ordinance. This division will assist in /ssuing citations only for the following
Chapters of the Cobb County Code of Ordinances, after the appropriate department
follows through with the proper notification process: Chapter 18, 18-2, Technical
Code Violations; Article VI, Housing; Article VII. Mechanical; Article VIII, One and Two
Family Dwelling; Article XI, Unsafe Building Abatement; Article XII, Excavating and
Trenching; Chapter 50, Article III, Land Disturbing Activities; Article II, Chattahoochee
River Corridor Tributary Protection Area; Article VI, Tree Preservation and
Replacement; Chapter 54, Fire Prevention and Protection; Chapter 58, Article II, Flood
Damage Prevention; Chapter 66, Historic Preservation; Chapter 106, Streets,
Sidewalks, and Other Public Places; Chapter 122, Article II, Water and Wastewater
System.



101.11.4 Development and Inspections Division

The Building Official shall be the individual who serves as manager of the Development
and Inspections Division of the Community Development Agency as designated by the
Board of Commissioners in accordance with Section 104 of the International Building
Code and International Residential Code, 2012 Edition, and as may be amended from
time to time.

The Development and Inspections Division is the umbrella division for the following
sections:

Building Inspections

Electrical Inspections

Mechanical Inspections

Permitting

Site Inspections

Site Plan Review

Structural Plan Review

The Building Inspections Section is responsible for the inspections, field
verifications, and implementation and enforcement of structural construction of the
developments and issuance of the Certificate of Occupancy as per plans approved the
Structural Plan Review Section.

The Building Inspections Section is further charged with the enforcement of the
following codes and ordinances:

e International Building Code and International Residential Code

e All Individual Standard Codes

The Electrical Inspections Section is responsible for the inspections, field
verifications, and all electrical related construction facilities.

The Electrical Inspections Section is further charged with the enforcement of the
following codes and ordinances.
e National Electrical Code

The Mechanical Inspections Section is responsible for the inspections, field
verifications, and all HVAC and plumbing related facilities.

The Mechanical Inspections Section is further charged with the enforcement of the
following codes and ordinances:

e ICC Mechanical Code

e ICC Gas Code

e ICC Plumbing Code



The Permitting Section is responsible for the processing and issuance of all
construction related permits.

The Permitting Section is further charged with the enforcement of the following codes

and ordinances:

e Permitting ordinance of the Cobb County Code; all permitting sections of each
individual International Codes.

The Site Inspections Section is responsible for implementation and field
inspections of plans reviewed and approved, and issuing grading permits. This section
is further charged with responsibilities including soil erosion and sedimentation control
compliance, infrastructure installation approval, site enforcement and violations, plan
compliance, stormwater implementation, and site inspections.

The Site Inspections Section is further charged with the enforcement of the following

codes and ordinances:

e Cobb County Development Standards and Specifications with regard to site
inspections

e Soil Erosion and Sedimentation Control Ordinance

e Stormwater Quantity Ordinance

The Site Plan Review Section is responsible for reviewing, permitting, and
inspecting addendum to construction of developments. The responsibilities include
scheduling of preliminary site review conferences, site plan review conferences, tree
preservation, address assignments, issuance of Land Disturbance Permits, and
administration of FEMA flood insurance study and maps.

The Site Plan Review Section is further charged with the enforcement of the following
codes and ordinances:

e Cobb County Development Standards and Specifications

Flood Damage Prevention Ordinance

Cobb County Stormwater Quantity and Quality Ordinance

Sediment and Erosion Control Ordinance

Metropolitan River Tributary Protection Act

The Arborist is responsible for administering and enforcing the Cobb County Tree
Preservation and Replacement Ordinance and Land Disturbance Permit approval
limited to tree cutting, clearing and/or clearing and grubbing.

The Landscape Architect is responsible for the reviewing all site plans for
compliance with buffering requirements and any required landscaping plans.



The Structural Plan Review Section is responsible for the review, permitting, and
inspection of the structural construction of a development. The responsibilities include
scheduling of Preliminary Structural Plan Review Conferences, Structural Plan Review
Conferences, approval of permit applications, and administration of the nuisance
abatement, rental housing code, and blight remediation functions of the county.

The Structural Plan Review Section is further charged with the review of plans for
compliance of the following codes and ordinances:

Standard Building Code;

Standard Mechanical Code;

Standard Gas Code;

Standard Plumbing Code;

National Electrical Code;

Georgia Accessibility Code;

Standard Energy Code; and

Standard Swimming Pool and Spa Code.

101.11.5 Planning Division

The Planning Division is responsible for the development and maintenance of the Cobb
County Comprehensive Plan and the Future Land Use Map that includes existing policy
and future land use map.

The Archaeologist position has been privatized by the Board of Commissioners. The
group or individual selected for the archaeologist position is responsible for site and
plan review comments relating to archaeological and cemetery issues.

The Historic Preservation Planner is responsible for reviewing all applications for
zoning change; site plan approval, variance, and land use permits for impact on
historic sites and documented archaeological sites. The Historic Preservation Planner
also reviews all applications for certificates of appropriateness for properties listed on
the Cobb County Register of Historic Places or within a local historic district. The
Historic Preservation Planner is also responsible for administration and enforcement
of the Cobb County Historic Preservation and Cemetery Preservation Ordinances.
Additionally, the Historic Preservation Planner is the County liaison to the Cobb County
Historic Preservation Commission.

101.11.6 Zoning Division

The Zoning Division is responsible for overseeing the zoning process and site plan
compliance for specific sites, as well as maintaining and updating the Cobb County
Zoning Ordinance.



101.12 COUNTY MANAGER

The County Manager is the lead administrative official responsible for the operation
of Cobb County Government. The County Manager is also responsible for hearing
appeals from decisions made by Agency Directors.

101.13 DEPARTMENT OF COMMUNITY AFFAIRS

The Department of Community Affairs is the State agency responsible for the
administration, oversight, and review of local building codes, Certification of Qualified
Local Governments under the Georgia Planning Act, and is primarily responsible for
processing recommendations for Developments of Regional Impact and Regionally
Important Resources and properties subject to the Georgia Mountain and River
Corridor Protection Act.

101.14 DEPARTMENT OF TRANSPORTATION

The Department of Transportation is responsible for the planning, design,
construction, operation, and maintenance of the County’s transportation infrastructure
including CCT and McCollum Airfield.

101.14.1 Department of Transportation Agency Director
The Agency Director is responsible for administrative functions performed by staff in
the Director’s office, transportation planning, development review, and construction
management. The Agency Director also supervises the managers of DOT'S four
additional divisions: Aviation, Engineering, Operations, and Transit.

101.14.2 Aviation Division

The Aviation Division manages the operations, maintenance, and development of
Cobb County Airport-McCollum Field in a safe and efficient manner and in compliance
with federal rules and regulations, to serve the general aviation transportation needs
of the community and contribute to the economic development of Cobb County.

101.14.3 Engineering Division
The Engineering Division is responsible for all engineering and surveying services, as
well as all right-of-way operations.

101.14.4 Operations Division

The Operations Division is responsible for the maintenance of roads, bridges, rights-
of-way, sidewalks, and drainage structures belonging to Cobb County, along with the
implementation, management, and maintenance of traffic control on County roads.
These efforts are accomplished on a day-to-day basis, as well as in emergency
situations.
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101.14.5 Transit Division

The Transit Division contributes to the economic development of the County and to
the mitigation of growing traffic congestion, air pollution, and commuting costs
through a marketing program that encourages maximum use of public transit and
paratransit services, which are provided at a reasonable cost to the County.

101.15 DEVELOPMENT PLAN REVIEW COMMITTEE

The Cobb County Development Plan Review Committee consists of a representative
of all agencies/departments/divisions involved in the development process.

e Community Development Agency

e Department of Transportation

e Fire and Emergency Services

e Water System

101.16 ENVIRONMENTAL PROTECTION AGENCY
The Environmental Protection is the federal agency involved with environmental
review assessment and comments on development and CERCLA.

101.17 FIRE AND EMERGENCY SERVICES
Fire and Emergency Services is a division of the Public Safety Agency, which is
responsible for ensuring that construction complies with all State fire laws.

101.18 OFFICE OF ECONOMIC DEVELOPMENT

The Office of Economic Development is responsible for the administration of economic
incentives to attract quality business development within unincorporated Cobb
County.

101.19 OFFICE OF ENVIRONMENTAL HEALTH

The Office of Environmental Health is a division of the Cobb County Health
Department, which is responsible for the enforcement of all State health codes,
including on-site sewage management systems and health related issues and
permitting.

101.20 PLANNING COMMISSION

The Planning Commission is appointed by the Board of Commissioners and is
responsible for the development of the zoning ordinance, official map, Comprehensive
Plan, subdivision regulations, and approval of plats of subdivisions.

101.21 STATE AGRICULTURAL DEPARTMENT

The State Agricultural Department is the State Agency responsible in part for review
and approval of any cooking process.
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101.22 STATE ENVIRONMENTAL PROTECTION DIVISION

The State Environmental Protection Division is the State agency under the Department
of Natural Resources responsible for the administration, regulations and permitting
under the Federal Clean Air Act, Federal Clean Water Act, Federal Safe Drinking Water
Act, and Title 12 of the Official Code of Georgia.

101.23 STATE HISTORIC PRESERVATION DIVISION
The State Historic Preservation Division is the State agency responsible for the review,
comments, and protection of eligible and designated historic sites.

101.24 U.S. ARMY CORPS OF ENGINEERS

The U.S. Army Corps of Engineers is the Federal agency responsible for the
administration, regulation and protection of Section 404 Wetlands permits under the
Federal Clean Water Act.

102 DEVELOPMENT REVIEW PROCESS

102.1 GENERAL

When someone desires to conduct land-disturbing activities, it is necessary to submit
site construction documents for review. Cobb County generally does not require a
Land Disturbance Permit for individual residential building lots. However, all other
forms of land disturbing activities do require such permits. For the purposes of
determining compliance with certain provisions of these standards, redevelopment
means “a land development project on a previously developed site, but excludes
ordinary maintenance activities, remodeling of existing buildings, resurfacing of paved
areas, and exterior changes or improvements which do not materially increase or
concentrate stormwater runoff, or cause additional nonpoint source pollution.” The
Site Plan Review Section of the Community Development Agency coordinates the
review and approval process for all site construction documents submitted to Cobb
County for permitting under this section. It is important that all information requested
on the application for plan review is completed. The failure to complete or provide all
information may result in delays and/or the requirement of resubmittal of an
application. Acceptance of plans by Cobb County shall not constitute or guarantee any
rights unless such plans are prepared in accordance with the Development Standards.
It is the responsibility of the applicant to ensure the completeness and accuracy of
the plans. In the event an application is determined by staff to contain false, omitted,
or misleading information, any permit issued hereunder may be revoked or suspended
with penalties assessed. For permitting a structure, a structural plan submittal is
necessary as provided in Section 102.04 herein.! Additionally, it is advisable that an
applicant obtains a sewer availability letter prior to commencing the permitting
process. These are several permits/approvals that may not require full review of the

! For certain restoration or remodeling projects and where a site’s impervious surface is not increased or altered
and where the size and location of the structure is not altered, a Land Disturbance Permit may not be required
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development review process. Those permits/approvals and general information
regarding the procedure to obtain the permits/approvals are set forth in Section 103.

102.2 PRE-APPLICATION CONFERENCE

The One Stop Development Process provides the development community the
opportunity to meet with representatives from each agency/department/division prior
to the production of construction documents in order to obtain data critical to the
design of the project. The Pre-Application Conference is scheduled through the Site
Plan Review Section for each Thursday. The request for a Pre-Application Conference
may be made by applying to the Site Plan Review Section by 4:30 p.m. on Wednesday
of the preceding week. Appointment times will be assigned upon a submittal with a
properly completed application.

The following information will be required at the time the Pre-Application Conference
appointment is requested:

e A preliminary or conceptual site layout plan, if available

e Location of project site:

» Tax Parcel or Street Address

» District

> Land Lot(s)

Name contact person

Telephone number where the contact may be reached

Number of people to attend conference, their names and company affiliation

The general nature of the information sought from Cobb County
agencies/department/divisions

e Type of project being considered

102.3 APPLICATION FOR SITE PLAN REVIEW

(A) Standard Review Process

Applicants for LDPs may submit hard copies of their site construction documents
directly to the Site Plan Review (SPR) Section, or they may upload plans through the
Accela Citizens Access (ACA) portal on the Cobb County website for electronic plan
review (eplan). Hard copy construction documents submitted for Site Plan Review
must be presented to the Si