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APPROVAL of MINUTES  
  
Approve the minutes from the February 3, 2026 meeting. 
 
AGENDA 
S2025-13 Big Power Developments 5, LLC – a request for a Special Use 

Permit for a data center exceeding 50,000 square feet and an electrical 
substation located at 2250 Rockhouse Road, 30122.  Land lot(s) 947, 
District 18, Section 2 & Parcel(s) 1.  Lot size: 36 acre(s).  Application 
signed by Matt Bentley.  Commission District #2.  This application 
was deferred from the February 3, 2026 meeting. 

Z2026-07 Lithia Investments, LLC – a request for a rezoning from R-LD 
(residential low density), C-H (heavy commercial), C-G (general 
commercial) and LI (light industrial) to R-HD (residential high density) 
for a townhome community located on Veterans Memorial Highway, 
30122.  Land lot(s) 318, District 18, Section 2 & Parcel(s) 14, 15, 18, 
19, 25, & 27.  Land lot(s) 319, District 18, Section 2 & Parcel(s) 24.  Lot 
size: 13.4 acre(s).  Application signed by Michael Forlaw.  Commission 
District #1.  This application was deferred from the February 3, 
2026 meeting. 
  

Z2026-
14/S2026-08 

Black Horse, LLC – a request for a rezoning from C-H-C (heavy 
commercial w/conditions) to C-H (heavy commercial) and a special use 
permit to allow a self-storage facility located at 13595 Veterans 
Memorial Highway, Winston, 30187.  Land lot(s) 155, District 2, 
Section 5 & Parcel(s) 14.  Lot size: 5 acre(s).  Application signed by 
Shamaiz Rupani.  Commission District #4.  This application was 
deferred from the February 3, 2026 meeting.  
  

S2025-15 Dana Hayes – a request for a special use permit to allow a residential 
care facility located at 2753 Trail Creek Circle, Lithia Springs, 
30122.  Land lot(s) 845, District 18, Section 2 & Parcel(s) 25. Lot size: 
.46 acre(s).  Application signed by Dana Hayes.  Commission District 
#2. 

S2026-16 6615 Harper, LLC – a request for a special use permit to allow a 
contractor’s yard with outdoor storage located at 6615 Harper Road, 
Lithia Springs, 30122.  Land lot(s) 362, District 18, Section 2 & 
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Parcel(s) 33.  Lot size: 2.8 acre(s). Application signed by Crawford 
Arnold.  Commission District #1. 

S2026-17 Kiran Chinthagumpula – request for a special use permit to allow a 
convenient store without gas pumps located at 3750 West County Line 
Road, Lithia Springs, 30122.  Land lot(s) 969, District 18, Section 2 & 
Parcel(s) 32.  Lot size: 2.18 acre(s).  Application signed by Kiran 
Chinthagumpula.  Commission District #2. 

Z2026-18 Taylor Smith -  a request for a rezoning from C-G (general 
commercial) to LI (light industrial for warehousing and distribution 
located at 999 Crestmark Boulevard, Lithia Springs, 30122.  Land lot(s) 
580, District 18, Section 2 & Parcel(s) 1.  Lot size: 1.83 
acre(s).  Application signed by Taylor Smith.  Commission District #2. 

S2026-19 Kaio Quinan – a request for a special use permit to allow a dog 
boarding facility located at 5291 Driskell Drive, Winston, 30187.  Land 
lot(s) 23, District, 2, Section 5 & Parcel(s) 4.  Lot size: 10 
acre(s).  Application signed by Kaio Quinan.  Commission District #4. 

 
OTHER BUSINESS 
 
ADJOURN 
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The Douglas County Board of Commissioners and the Douglas County Planning & Zoning 
Board held a meeting on the above date. 

 

PLANNING & ZONING BOARD   BOARD OF COMMISSIONERS 

Brig Simmons      Romona Jackson-Jones, Chairman 

Rob Thomas was absent    Mark Alcarez 

Brandon Pennamon     Henry Mitchell  

Frank Payne      Whitney Kenner-Jones  

Orrick Curry      Martin Raxton  

Chris Small  

Melissa Polk  

STAFF 

Allison Duncan, Planning & Zoning Manager 

Austin Cronan, Zoning Administrator 

Melody Glynn, Planner 

Bruce Mercer, Department of Transportation 

Johannah Womack, Clerk of the Planning & Zoning Board, was absent 

Travis McDonald, Deputy Director of Development Services 

Mary Winter, County Attorney 

Russel Tisone, Chief Code Enforcement Officer 

MINUTES 

Mr. Simmons called for a motion from the Planning & Zoning Board for the minutes of 
January 6, 2026. 

Ms. Polk made a motion to recommend approval of the minutes from January 6, 2026.  Mr. 
Curry seconded the motion.  

Motion carries 6-0. 
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Recommendation is to approve the minutes from January 6, 2026. 

Madam Chair called for a motion for the minutes from January 6, 2026. 

Commissioner Raxton made a motion to approve the minutes from the January 6, 2026 
meeting.  Commissioner Alcarez seconded the motion. 

Motion carries 5-0. 

The minutes from the January 6, 2026 meeting are approved. 

        Application S2025-13 

Big Power Developments 5, LLC – a request for a Special Use Permit for a data center 
exceeding 50,000 square feet and an electrical substation located at 2250 Rockhouse 
Road, 30122.  Land lot(s) 947, District 18, Section 2 & Parcel(s) 1.  Lot size: 36 acre(s).  
Application signed by Matt Bentley.  Commission District #2.  This application was deferred 
from the January 6, 2026 meeting. 

Ms. Duncan presented this application. 

In communication with the applicant and the neighborhood they have indicated a 
willingness to ask for this to be deferred to continue to try and work together and to 
reconcile some of the concerns about the use.  Staff has no objection.  If it is the will of the 
Planning and Zoning Board and Board of Commissioners to defer this to the March 3, 2026 
regular Planning and Zoning Board meeting.  

Mr. Simmons called for a motion from the Planning & Zoning Board. 

Mr. Pennamon made a motion to recommend deferring Applicatnoi S2025-13 until the 
March 3, 2026 meeting.  Mr. Payne seconded the motion. 

Motion carries 5-1. 

Ms. Polk voted in opposition to this motion. 

Madam Chair called for a motion for Application S2025-13. 

Commissioner Kenner-Jones made a motion to defer Application S2025-13 until the March 
3, 2026 meeting.  Commissioner Raxton seconded the motion. 

Motion carries 5-0. 

Application S202513 is deferred until the March 3, 2026 meeting. 
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        Application S2026-07 

Lithia Investments, LLC – a request for a rezoning from R-LD (residential low density), C-H 
(heavy commercial), C-G (general commercial) and LI (light industrial) to R-HD (residential 
high density) for a townhome community located on Veterans Memorial Highway, 30122.  
Land lot(s) 318, District 18, Section 2 & Parcel(s) 14, 15, 18, 19, 25, & 27.  Land lot(s) 319, 
District 18, Section 2 & Parcel(s) 24.  Lot size: 13.4 acre(s).  Application signed by Michael 
Forlaw.  Commission District #1.  This application was deferred from the January 6, 2026 
meeting. 

Mr. Cronan presented this application.  

Existing Conditions: 

a. The site is vacant with cleared areas. The site is overall mostly wooded. 

 Summary of Proposal: 

a. The applicant is proposing a 97-unit, single-family, attached townhome 

development with access onto Veterans Memorial Hwy. 

 Discussion: 

a. The previous iteration denied in April of 2025 depicted a single point of access 

onto Boyd St, a local road. The applicants have shifted the point of access from 

Boyd St to Veterans Memorial Hwy, a major arterial road and state highway. 

b. The previous iteration of the concept plan proposed 101 units whereas this 

proposal is for 97 units. The previous access point onto Boyd St is now dedicated 

as an Outlot not to be included for development. 

c. The Lithia Springs Small Area Plan contemplates satellite, higher-density, 

residential uses near its Town Center Mixed Use node at Veterans Memorial Hwy 

and Sweetwater Rd. 

d. This project is located within close proximity to an existing shopping center; the 

intent of the Mixed-Use Corridor is not adversely affected since the site may 

contemplate integration with the existing shopping center either through form or 

through proximity. 
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Staff is recommending approval with condition of the request based upon the following 

findings: 

 Findings: 

1. The proposed use would not modify the Comprehensive Plan or the intent, 

purpose or spirit of the Unified Development Code. 

2. The proposed use would not adversely affect the public health, safety, or welfare. 

3. The proposed use would provide a transition from commercial and industrial byright 

uses that may generate unanticipated, off-site impacts. 

Recommendation and Findings: Condition 

Staff is recommending the following condition: 

 Condition: 

1. The approval shall be for town-home development only. A change in the type of 

housing units offered from townhomes to another housing type would require 

resubmission of a site plan for review and approval before the Board of 

Commissioners. 

Mr. Henry Bailey of 3630 Peachtree Road, Atlanta represented this application.  This is a 
request to rezone this property to accommodate the redevelopment of the largely vacant 
site with a 97-unit townhome subdivision.  This is a similar proposal of what you have seen 
before.  Previously, the point of contention was the access point.  We made an adjustment 
to move the access to Veterans Memorial.  Obviously, we would have to deal with and go 
through GDOT to obtain the right to put a curb there.  That’s an ongoing process and will be 
handled.  The applicant is fine with the condition as proposed by staff.  We ask the Planning 
& Zoning Board and the Boad of Commissioners make a motion for approval in alignment 
with the staff’s recommendation for approval with a condition. 

No one spoke in favor or in opposition to this application. 

Mr. Pennamon asked Mr. Cronan, according to the impact statement there have been 
multiple code violations on this vacant property and currently have pending violations. 

Mr. Cronan explained that our Chief Code Enforcement Officer Russell Tisone is here to 
speak on those violations. 
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Mr. Tisone stated that there’s a lot going on on those lots as a whole.  For the last two years 
there’s been multiple violations of asphalt millings being brought in from various other 
projects both in and out of the county.   For sale illegally off that property with signage 
advertising sales. Some of the asphalt millings being put down as paving on the property, 
trees being removed between the commercial and residential required buffers on the 
properties, litter violations.  There was actually a plumbing company storing some of their 
stuff out there one of the adjacent vacant parcels that was part of this that was brought to 
our department’s attention and whomever I was speaking with that is over that particular 
property.   The signage was located in the public right-of-way of Veterans Memorial Highway 
after repeated requests our department had to remove the sign.  The sign was about 8’. It 
was definitely causing a safety issue coming in and off of that property.   

With contact with our department there were limited compliance but never full 
compliance.  There was never positive feedback to our department.  These violations were 
addressed with various entities associated with this property.  The property has never been 
in full compliance.  Our department has had a footprint out there trying to get full 
compliance.  That should give you a general overview of what is going on.  

Mr. Pennamon asked Mr. Tisone, could you give a number of how many visits you guys have 
made out there. 

Mr. Tisone stated that as the department as a whole, I don’t have that number.   I myself 
have been out there maybe a dozen or fourteen times in fourteen or sixteen months.  

Mr. Pennamon asked in your professional opinion, “would you say that there is a disregard 
for the code and ordinances. 

Mr. Tisone replied I would say that it is extremely accurate. 

Mr. Pennamon asked Mr. Cronan, the condition that you guys have so far is ensuring that it 
does develop as townhomes. 

Mr. Cronan replied yes sir. 

Mr. Pennamon asked is it possible for you guys to put some type of condition in that within 
the 24-month vesting period: should there be any type of violation that it would return to 
the Board. 

Mr. Cronan replied yes sir.  I feel like that would be asked if you were to propose that 
condition.  We could put something together.  For instance, the property shall not have any 
active code violations within 24 months of this date of approval or the request for rezoning 
will be brought to the Board of Commissioners to reconsideration for a show-cause 
hearing. 
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Ms. Duncan stated that I had discussed this with legal as well and if it is the will of the 
Board to put a condition on about any kind of violations or future violations then it is 
probably best to defer this until March 6th and let legal work out the language.  I apologize.  I 
did not communicate that to Austin before he got up here to present to you.   

There is point to be considered here about transitioning the use something similar to what 
the applicant is asking for in itself a ameliorate with violations and encourage this to 
redevelop into a better use in that corridor.  If it’s the will of the Board to address the 
ongoing conditions through this it would probably be our request to defer this to the March 
3rd meeting and give us time to work with legal to something that they are comfortable with 
rather than try to condition at the podium.   

Mr. Curry asked Mr. Cronan how many times has this property come before the Board so 
that we’ll know when we’re doing this and understand that this is an ongoing process.   

Mr. Cronan stated that for this particular townhome development, they appeared before 
the Board in 2025 and then in 1992 and 1997 the different assemblages were considered 
different zonings.   

Mr. Curry asked in 2025 when they came before us for the townhomes or something 
different. 

Mr. Cronan stated that it was for the townhomes, 101 lots at that time.  

Mr. Curry asked why it was denied. 

Mr. Cronan explained that the staff’s recommendation was the access on Boyd Street.   

Mr. Curry asked so now they’ve changed it and we’re looking at conditions.  There’s some 
things we need to look at.  We’ll get with legal on that. 

Mr. Cronan replied yes sir. 

Ms. Polk asked about the conditions that they had changed to the entrance of that property.  
From the original entrance to now we’re transitioning to Veterans Memorial, is that correct? 

Mr. Cronan replied yes ma’am.   

Ms. Polk asked if there were anyone here who could speak in regard to trafficking.  Is DOT 
here that could talk about what that looks like as far as a trafficking report? 

Mr. Bruce Mercer from Douglas County DOT explained to address the entrance itself, it was 
our recommendation to have the entrance relocated from Boyd Street to Veterans 
Memorial.  The path from Boyd Street offered several obstacles, some narrow roads, a little 
difficult for vehicles to travel south.  Some of the road networking in that area was rather 
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narrow.  We felt it was a better option to go out on Veterans which is a larger route and we 
felt like that was the best.   

Ms. Polk asked would they have to do any additional reconstruction in regard to having that 
as their entrance way.  Would they have to comply with making any changes that would be 
suitable to Veterans Memorial. 

Mr. Mercer replied yes, they would have to follow the code recommendations for access 
along Veterans.  There will be deceleration lanes and left turn lanes that are required.  
GDOT will have the ultimate approval for that.   

Mr. Pennamon asked Mr. Bailey considering all of the violations where do you guys stand in 
regard to all of these violations. 

Mr. Bailey stated the applicant, my client has not been aware of these violations.  The 
second thing, to the extent that someone is on the property and using the property in any 
regard, it is a rogue use of the property not permitted by the applicant.  The applicant has 
not permitted anyone to be on the property, hasn’t signed a lease for anyone to be on the 
property or anything in that regard and has not to this day received any notice of violation.  
He can come speak to this himself. 

Mr. Pennamon asked is your applicant the owner. 

Mr. Bailey replied yes, he is. 

Mr. Michael Forlaw of Baldwin Parkway, Douglasville addressed the Board.  He stated that 
he’s owned the property 18 months, almost two years and I have not received any 
correspondence from Douglas County Code Enforcements, any violations.  Tonight is the 
first that I’ve heard of that.  There is clearly evidence that some millings have been stored.  I 
imagine that it happened before I was involved or leased this to anybody.  I’m aware that 
several months ago their were some trucks illegally parked on the property that we had 
towed.  That is the only thing that is familiar with anything that was said earlier by Code 
Enforcement.   

Mr. Forlaw stated that I would be happy to communicate with them.  We’ll address 
anything.  What we want to do is a good project.  If there are any concerns or violations, I’d 
be happy to deal with them. 

Mr. Pennamon asked would you be amicable to deferring to next month for legal to be able 
to write up conditions for us to keep an eye on it during the 24-month vesting period. 

Mr. Forlaw asked for a little more clarification.  Legal needs a month? 

Mr. Pennamon replied yes. 
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Mr. Bailey replied a month is just fine.  We understand that there is a notice period that 
must be obtained and also that legal needs time to do it and would not be available to 
come back until the next month.  So, a thirty-day deferral is appropriate and we’re willing to 
do so.  

Mr. Payne asked about the townhomes.  Will they be for rent or for purchase? 

Mr. Bailey replied purchase.  

Mr. Payne asked how many bedrooms. 

Mr. Forlaw stated three bedrooms. 

Mr. Payne asked about the price. 

Mr. Forlaw stated they would start at $300k. 

Ms. Polk asked Mr. Tisone to speak on the efforts that have been put forth on the contact of 
the owner of the property in regard to the violations. 

Mr. Tisone explained that as stated earlier, multiple phone calls were made.  There was a 
telephone number on the for-sale milling sign that was out there.  That number was called 
repeatedly.  I don’t know if that went to Mr. Forlaw.  I have spoken with him on the phone.  
He is familiar to me.  He is familiar to our department.  I’m not going to use this podium to 
go back and forth about that.  He is familiar to my department and to me.  Conversations 
have been made to multiple people associated with this property.  Not everyone with Mr. 
Forlaw but with people out there with lack of knowledge of those violations being foreign to 
Mr. Forlaw is surprising.   

There were no more questions from the Planning and Zoning Board. 

Commissioner Mitchell asked Mr. Bailey there are multiple violations and none of these 
conversations got to the actual owner.   

Mr. Bailey replied correct.   

Commissioner Mitchell stated that the only other part of this that is confusing is owning a 
piece of property like this in 18 months and the violations were being done, the owner 
didn’t visit or come by and see and get any notification to see that there are millings there.  
Did that ever happen? 

Mr. Bailey stated that as my client stated earlier he did understand that there was some 
illegal truck parking going on on the property.  When he discovered the illegal truck parking 
on the property and this was after a visit to the property, he had the trucks towed.  
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Commissioner Mitchell asked did he see the milling. 

Mr. Bailey replied there’s evidence of it but there was never any correspondence of violation 
that he would be on notice that he would be on violation.  

Commissioner Mitchell stated that the reason I’m asking is there was a sign that 
supposedly said that’s how Russell came about with a number to call somebody to say you 
can’t do that.   

Mr. Bailey stated it wasn’t him.  Whomever is using the property and whatever fashion they 
are using it in is using the property without his permission.  He does not have a lease on 
record for anybody or anything along those lines. 

Commissioner Mitchell asked but, within those 18 months when you noticed this, you 
noticed the trucks but didn’t notice this.   

Mr. Forlaw explained that if you went out there today you would see evidence of milling 
there in the past.  That is noticeable. I don’t recall there being a sign.   

Commissioner Mitchell explained that what I’m trying to get to is that there was a sign that I 
was alluding to that Russell called and said this is illegal based off of our codes.  Did your 
client do anything in reference to that.  You got rid of the trucks, is that correct. 

Mr. Bailey replied that is correct. 

Mr. Bailey stated that unless you receive a notice of violation you have no real reason to go 
and say I should respect this.  Also, under normal circumstances as a property owner, 
you’re going to go by and check on your property.   

Commissioner Mitchell stated that he did go by there and had notice of something and 
then let the violations pile up if I’m hearing Russell correctly and now we’re in trouble with 
violations.  He was put on notice by what he saw.  He saw the trucks that were in violation 
and got rid of these.  The milling or any other violations that may have occurred he kind of 
just said “that’s not me”.   

Mr. Bailey stated that could be the case. 

Mr. Forlaw explained that I just want to remind everybody that we’ve been working on this 
for about 18 months.  We’re trying to get to a point where the site can get cleaned up.  I 
wasn’t just ignoring what it looks like.  I never saw any active operations out there.  What it 
looks like now is what it looked like when I bought it. But to what you are saying about 
potentially ignoring it, we were working towards this.  
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Commissioner Mitchell stated not ignoring this.  I’m just trying to wrap my head around 
this.  I do understand my colleagues on the Planning & Zoning side of things of trying to 
defer.  It’s interesting to hear the situation only to find that you had no knowledge of it so 
you shouldn’t be at fault.   

Mr. Bailey stated that the reality is whether he was aware of them then or aware of them 
now, as the owner of the property he understands that it’s his responsibility.  That’s not an 
argument at all.  We certainly accept the dererral situation such that now that we are aware 
of them, we can fix whatever those issues are and make sure they don’t occur in the future.  

Ms. Duncan stated that everything that Russell shared is a matter of public record through 
the impact statement that was submitted as part of the staff report.  To the extent that it 
was just being heard at the forum I would suggest that anytime there is a concern from one 
of our reviewing departments and through their impact statements, we make sure that 
person is able to speak directly to it. That is why Code Enforcement is here tonight.  In 
terms of just being made aware of it, this is all in writing in the staff report which is posted 
one week in advance and I do believe the applicant is shaking their head to say they do 
have the staff report.  

Mr. Bailey stated to further clarify, when I say being made aware of the specific violations 
and notices that you would normally get in a situation where I’ve got a piece of property or 
my fence is too high or whatever the case, we never received notice that we violated such 
and such section of the Code and we need to fix it by this date. 

Commissioner Mitchell stated that because you weren’t aware of it to even know it 
because you weren’t out there for 18 months. 

Mr. Bailey stated that we did not receive the correspondence. 

Commissioner Raxton asked Mr. Tisone you and I spent time in the community and 
understand what the Code Enforcement process looks like.  There’s information that is 
written up, the landlord has reached out and communicated with and from my 
understanding and your statement and your impact, you have documented when those 
communications and conversations have occurred with the property.  Is that a correct 
assement? 

Mr. Tisone replied correct, our department has multiple instances of photographs of the 
property showing the asphalt millings, piles taller than me and probably half the volume of 
Citizens Hall.  If this is going to be deferred until March there’s going to be additional 
information put in the case.  

Commissioner Kenner-Jones asked if the millings were currently present on the property.   
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Mr. Tisone stated that our department checked the property and I believe this case was 
heard last month also so we did a spot check of the property the day of within a day of the 
initial hearing.  What we found out there at this point was the asphalt millings that were laid 
down as asphalt topping for paving, the large piles of asphalt millings were not on the 
property.  There are some litter violations and some say because there are some failed 
trees in or around the property which is technically a violation of the litter ordinance.  When 
I was out there last month, the property has never been in full compliance before or after 
this particular owner.  When I was out last month that was the cleanest since I’ve had a 
presence out there and my department over the last 24 months. So,  the asphalt milling 
piles are gone as of a month ago.  The junk vehicles, some of the outdoor storage, that’s 
being removed.    

Commissioner Raxton asked how would someone know to remove it. 

Mr. Tisone stated that is an excellent questions, Commissioner. 

Commissioner Raxton stated that I’m surprised that this didn’t go to the next level as being 
heard in front of a judge.  Why did that not happen? 

Mr.  Tisone explained that the reason for that was there was a request for our department 
from someone associated with the property to meet at the property.  If that meeting had 
been handled, whoever he or she may have been was going to receive a summons for the 
property.  As of right now, a summons can and should be issued for the prior violations on 
the property.  Technically it’s still an open case for our department, due a summons.  

Commissioner Raxton asked about the illegal tree removal. 

Mr. Tisone explained I can give you my knowledge of the ordinance from zoning.  My 
knowledge is that when you have commercial or industrial property that abut residential 
property where there is a required buffer that’s 25’.  Over the course of over how many 
months or years, the trees that should be up or the buffers between the non-compatible 
zonings have been removed.  There are areas of the property where the required buffer 
between non-residential and residential are no longer existing.   

Commissioner Raxton asked why the number of units is down from 101 to 97.  From a 
density standpoint what has changed? 

Mr. Forlaw explained that the biggest change is the entrance location.  I can’t remember the 
particulars of how that reoriented the buildings themselves.  There’s really only been one 
layout change from the last time you guys looked at this and that was changing the roads 
and the entrance and I guess that had a ripple effect on the units. There are fewer units with 
this version you are looking at right now.  
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Commissioner Raxton asked if there was a change to the density of the units. Because you 
went from Boyd Road to Veterans Memorial it reduced four units.   

Mr. Forlaw replied that’s correct. 

Commissioner Raxton asked Mr. Mercer if there would be a traffic light placed on Veterans 
Memorial.  

Mr. Mercer explained that 97 homes will not trigger a traffic signal on this particular 
roadway.  You use a combination of homes that are exiting a development.  In this case you 
are talking about 43 and 53 cars in the am and pm hour.  That’s not a lot of vehicles 
compared to some other development sizes.  The current volumes along Veterans range 
from 15.4 – 15.7 cars per day and it won’t warrant a signal.   

Commissioner Mitchell asked Ms. Duncan the buffering requirement for this development 
and now disturbed from my understanding based on code violations, what happens with 
that? 

Mr. Cronan explained that they are providing an 8’ structural wall and reduced the buffer to 
24’ on the south and east.   

Commissioner Mitchell asked who reduced it. 

Mr. Cronan explained that if you provide a structural zoning buffer, typically a wall or a 
fence that’s 8’ high and opaque, you can reduce the buffer by 30% or in this case that would 
be 24’.  

Commissioner Mitchell asked if I’m hearing you correctly there’s going to be a fence and 25’ 
or so natural, 24. 

Mr. Cronan replied yes, sir. 

Commissioner Mitchell asked how does the code violation come into play.   

Ms. Duncan explained that considering transitioning the zoning to a new use does give us a 
path forward for all intents and purposes for remediating some of the violations on the 
property.  You have heard me say this before, the difference between law enforcement and 
code enforcement is our first goal with code enforcement is to come into compliance.  Our 
hope would be that this property would fairly soon move forward to its land disturbance 
permit and to ultimately developing at which point the redevelopment of this site would 
have to meet all applicable standards of the code.  

The concern with some of the ongoing violations, the feedback we’ve gotten from folks, is 
what if this rezoning happens and it still hangs around for a minute.  I think that was figuring 
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out something within the vesting period to make sure that that doesn’t happen was our 
ultimate goal.  The way we would address any outstanding violations is to make sure 
whatever their new plan is would be completely compatible with all the requirements of the 
code.  As Austin said, the reduction in the buffer is an allowable use in the UDC if they put 
the structural barrier there.  We kind of move forward based on the assumption that when 
they develop this it would be compliant with all the standards of the UDC. 

Commission Mitchell asked so this is why we’re asking based on the deferment from 
Planning & Zoning to March 3rd to give us a little time to work through all of this. 

Ms. Duncan stated that if you are concerned, the Planning & Zoning recommendation is 
going to be to approve with the condition.  If the Planning & Zoning Board and Board of 
Commissioners would like us to take an additional step to address any outstanding 
violations, it is the recommendation of legal to defer to March 3rd to be able to do that.  
Planning & Zoning is comfortable to move forward with approval with the condition as 
indicated by staff.   

Commissioner Mitchell explained that listening to Planning & Zoning about the potential 
deferment and these guys looking to ok that particular recommendation, maybe that will 
give us a little time to digest this.   

There were no more questions from the Board of Commissioners. 

Mr. Simmons called for a motion for Application Z2026-07. 

Mr. Pennamon made a motion to recommend deferring Application Z2026-07 until the 
March 3, 2026 meeting.  Mr. Curry seconded the motion. 

Motion carries 5-0. 

Mr. Simmons did not vote. 

Chairman Jackson-Jones called for a motion from the Board of Commissioners for 
Application Z2026-07. 

Commissioner Mitchell made a motion to defer Application Z2026-07 until the March 3, 
2026 meeting.  Commissioner Alcarez seconded the motion. 

Motion carries 5-0. 

Application Z2026-07 is deferred until March 3, 2026. 

        Application S2026-03 
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Tracy Payne – a request for a Special Use Permit to allow truck and trailer parking located 
on Veterans Memorial Highway, Lithia Springs, 30122.  Land lot(s) 441, District 18, Section 
2 & Parcel(s) 7.  Lot size: 5 acre(s).  Application signed by Tracy Payne.  Commission District 
#1. 

Ms. Glynn presented this application.  

Existing Conditions 

o The property is located on the north side of Veterans Memorial Highway adjacent 

to the railroad right-of-way. 

o The property is currently vacant and densely wooded. 

o The property is also in the Highway Corridor Overlay. 

 Summary of Proposal 

o The applicant is proposing to develop the property as a heavy truck and trailer parking 

lot.  The applicant proposes 50 parking spaces.  

 Discussion 

o The property was considered for rezoning to LI for an intermodal truck facility 

(Z2007-45). The Board of Commissioners voted to deny this request on September 

4th, 2007. 

o The property was reconsidered for rezoning to LI-C with no proposed end use 

(Z2020-33). The Board of Commissioners voted to approve the rezoning to LI on 

September 1st, 2020, with the following condition: 

 The applicant shall coordinate with GDOT to identify required project rights-of-way 

and design the proposed site plan around those parameters. 

o The current applicant applied for a Special Use Permit for truck and trailer parking 

in 2021 (S2021-39). The Board of Commissioner voted to deny this request on 

August 31st, 2021. 

o The current applicant reapplied for the Special Use Permit for truck and trailer 

parking in 2022 (S2022-15). The requested use was approved by the Board of 
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Commissioners on March 1st, 2022, with the following conditions: 

1. The proposed use of this LI zoned parcel will increase truck & trailer traffic 

considerably along Veterans Memorial Hwy, to a point that improvements of a 

right turn deceleration lane for the proposed driveway as shown, as well as an 

eastbound left turn lane are required to comply with UDC Code. These turn 

lanes are a direct impact due to the demand concentrated at the proposed entrance 

to prevent excessive truck-turning wait times and excessive delay to vehicles 

blocked from through-traffic movement. 

2. The proposed driveway entrance shall be shifted to align opposite the existing 

driveway of Sunrise Gardens of Memories. 

3. A minimum of 5-foot-wide sidewalk with 4-foot sodded median is required along 

the entire property frontage with GDOT approval. 

4. Provide curb and gutter with appropriate drainage structures along the entire 

property frontage with GDOT approval. 

5. Additional requirements may be implemented by GDOT upon plan submittal. 

6. A copy of the GDOT permit is required for all work within the Right-Of-Way. 

7. To satisfy the design requirements of the UDC, the applicant will meet the 

requirements of Article 3, Section 331 (e) for a 20’ landscape strip with 3 canopy 

trees, 3 understory trees, 2 evergreen coniferous trees, and 18 shrubs per 100 feet 

of linear frontage and the requirement for three-rail fence with brick supporting 

columns in Article 4, Division 4, Section 4.23(5)(a). 

8. The property will comply with all fencing and lighting requirements of the 

Douglas County Unified Development Code. 

o The applicant attended meetings for the Development Review Committee in August 2022 
and March 2023 but failed to vest the use after approval in March of 2022. 

o The applicant has not proposed any substantial changes in the condition of the 
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property and proposed development since previously approved. 

o Several citizens were concerned about the proximity of the proposed development to 

the Sunrise Gardens of Memories Cemetery that is located south of the subject 

parcel. 

Recommendation and Findings: Special Use Permit for Truck and Trailer Parking 

Staff is recommending Approval with Conditions of the proposed Special Use based upon 
the following findings: 

1. The proposed Special Use Permit would not modify the intent, purpose, or spirit of the 

Comprehensive Plan. 

2. The proposed Special Use Permit would not adversely affect the public health, safety, 
and welfare. 

Recommendation and Findings: Conditions 

Staff is recommending the following conditions: 

1. The proposed use of this LI zoned parcel will increase truck & trailer traffic considerably 

along Veterans Memorial Hwy, to a point that improvements of a right turn deceleration 
lane for the proposed driveway as shown, as well as an eastbound left turn lane are 
required to comply with UDC Code. These turn lanes are a direct impact due to the 
demand concentrated at the proposed entrance to prevent excessive truck-turning wait 
times and excessive delay to vehicles blocked from through-traffic movement. 

2. The proposed driveway entrance shall be shifted to align opposite the existing driveway 
of Sunrise Gardens of Memories. 

3. A minimum of 5-foot-wide sidewalk with 4-foot sodded median is required along the 
entire property frontage with GDOT approval. 

4. Provide curb and gutter with appropriate drainage structures along the entire property 

frontage with GDOT approval. 

5. Additional requirements may be implemented by GDOT upon plan submittal. 

6. A copy of the GDOT permit is required for all work within the Right-Of-Way. 

7. To satisfy the design requirements of the UDC, the applicant will meet the requirements 
of Article 3, Section 331 (e) for a 20’ landscape strip with 3 canopy trees, 3 understory 
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trees, 2 evergreen coniferous trees, and 18 shrubs per 100 feet of linear frontage and the 
requirement for three-rail fence with brick supporting columns in Article 4, Division 4, 
Section 4.23(5)(a). 

8. The property will comply with all fencing and lighting requirements of the Douglas 
County Unified Development Code. 

Ms. Tracy Payne of Douglasville represented this application.  She stated that we did 
receive approval back in March of 2022.  There were delays in getting GDOTs approval and 
other approvals we needed before we could apply for a land disturbance permit.  One of 
the most prevailing issues facing truck drivers daily is parking shortage.  As the need for 
truck drivers increases so does the number of truck drivers on the road.  This is not a truck 
stop or a rest stop.  It is simply a parking lot.  The drivers will be obligated to park and go.   

I would like to address some of the concerns.  The security features that we will have is 
24/7 camera surveillance, security guard, lighting, posted signs that say “No Tresspassing”, 
“No Soliciting”, an electronic entry gate.  

Some of the environmental concerns for truck idling:  We will let them idol for 
approximately 10 minutes in the spring and summer because they do need to warm up.  In 
the fall and winter, they need approximately 20 minutes for the same.  We will have signage 
posted around the parking lot enforcing that. 

Another concern was human trafficking and prostitution and solicitation.  I am a mother of 
an eleven-year-old daughter.  This is a major concern of mine anytime she leaves the home 
with me or without me.  This is why I want to implement the security features.   

Mr. Simmons asked Ms. Payne, are you in agreement with the eight conditions read in.   

Ms. Payne replied yes. 

No one spoke in favor of this application.  

Ms. Karen Adams of Douglasville spoke in opposition to this application. 

Mr. Noah Stockton of Veterans Memorial Highway spoke in opposition to this application. 

Ms. Carmen Williams of Bremen spoke in opposition to this application. 

Ms. Brandi Rampley of Lithia Springs spoke in opposition to this application.  

Ms. Dale Spencer of Douglasville spoke in opposition to this application. 

Ms. Dale Arrington of Lithia Springs spoke in opposition to this application.  

Ms. Roseanne Kanger of Douglasville spoke in opposition to this application. 
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Mr. Thomas Furr of Douglasville spoke in opposition to this application. 

Ms. Victoria Kanger of Dallas spoke in opposition to this application. 

No one else spoke in opposition to this application. 

Mr. Pennamon asked Mr. Mercer to give an overview of the safety and congestion of the 
area, considering the possible development. 

Mr. Mercer explained that driving along different corridors you get a different feel.  Veterans 
carries about 12, 400 cars a day.  If you’ve driven down there, you’ll get the feel of what the 
volume is over a 24-hour period.  This site is shown to be a 42-truck parking facility with 13 
cars with a total of 55 total parking spaces.  We are required to follow a trip generation 
compilation.  This will give us an idea about how many times a vehicle will go in and out of a 
specific development.  In this particular one it appears that the calculation would equate 
to approximately 84 trips a day.  That would be ten trips in the morning, 12 trips in the 
afternoon, meaning within an hour’s period, ten vehicles would enter or exit in the morning.  
With that being said it’s not a busy site when you talk about volume.  However, when you 
start talking about mixing with larger vehicles, it changes the scope a little.  As typical 
history you don’t find many of the drivers that are going to park or use the facility will not 
use it during peak hours.  The know it’s a busy time and that’s why your trip numbers are 
that low.  

Mr. Pennamon asked Mr. Shae Strickland, engineer for the applicant, about the rendering 
for the truck parking and having trucks pull in and out safely.   

Mr. Strickland stated originally, we had this site designed with a concept plan with the 
driveway to be realigned across from Sunrise Memorial.  We have submitted our plans to 
GDOT and received approval for a driveway, decel and acceleration lane to the site.  We will 
be providing over 400’ of deceleration to the site for truckers to pull off of Veterans 
Memorial to decelerate before they make their turn into the site.  We also have a 30’ 
setback from the road where the truckers will stop and have site distances in each 
direction that have been approved by the city planning that they will have over 700’ of site 
distance in each direction for the oncoming traffic.   

We have also provided the 20’ landscape buffer that was requested by the city so that the 
visual from the road won’t be an empty parking lot and if someone from the cemetery looks 
across the street, they won’t see a pile of trucks parked.  We will have a significant 
landscape buffer and visual buffer between the road and parking lot.  
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Mr. Pennamon asked, “are you familiar with the amount of time it takes on average for 
somebody to be able to key in their information and actually get a full semi into the actual 
parking lot. 

Mr. Strickland explained that we have not done a study that takes the time to do that.  Ms. 
Payne is planning on having a key card and pin number situation where you just be at the 
kiosk for approximately one minute before you pull in.  The driveway entrance provides 
depth for idling in that space while you are entering the gated area.   

Mr. Pennamon asked how many full size truck and trailers fit into the decel lane.  For 
instance, if you have five trucks that are coming into the space at the same time, how many 
could fit in your decel lane? 

Mr. Strickland explained I believe if we have a truck sitting at the keypad that there will be 
space for at least three trucks behind them in the decel lane. 

Mr. Payne asked Mr. Strickland when coming out will they go to the left or right. 

Mr. Strickland stated the trucks will have the ability to leave the site in both directions.  

Mr. Payne stated that if you go to the right the next major intersection is Burnt Hickory and 
which does not allow trucks.  You would have to go almost to Downtown Douglasville to try 
and get to the highway.  There’s a lot of traffic there and I have a major concern about it. 

Mr. Strickland stated that we have a traffic study completed and submitted to GDOT and 
has been accepted. 

Mr. Payne stated that Burnt Hickory is a bridge and you can’t go across that bridge.   

Mr. Strickland replied, correct.  The parking lot will be providing space for 13 standards 
cars.   

Mr. Curry asked Mr. Strickland some of the other issues people talked about was sound.  If 
you listen to a truck when it starts up it makes a lot of noise.  What time are they going to be 
coming in?  That’s probably going to be one of your biggest complaints and with people 
going to the cemetery and traveling down that road.  What are your hours of operation? 

Ms. Payne explained that most of the drivers that I’ve spoken with have said that they leave 
first thing in the morning  or later that evening, coming in.   

Mr. Curry asked what time in the morning. 

Ms. Payne stated that it will be a 24/7 parking lot but based on my studies that is what was 
stated to me.  
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Mr. Curry asked Ms. Payne if it’s going to be 24 hours, that means that they can come in and 
out whenever they feel like. 

Ms. Payne replied yes. 

There were no more questions from the Planning & Zoning Board. 

Commissioner Mitchell asked Mr. Strickland so coming out of there, it will be mostly 
truckers that go west and cross Burnt Hickory all the way through Downtown Douglasville 
and going.  I know 78 is going to get better designed.  But GDOT and all of those, there’s a 
plan to widen it.  That conversation has been going on for 20 plus years.  Don’t know when 
it’s going to happen.  But, if I’m hearing you coming out of your drive, it’s a right turn going 
toward Burnt Hickory, going in that direction or west? 

Mr. Strickland stated yes, there will be a right turn acceleration lane that is west. 

Commissioner Mitchell asked stated by Planning & Zoning at Burnt Hickory, you can’t get to 
20 there, you’ve got to go all the way through though, correct, crossing over Burnt Hickory.   

Mr. Strickland replied possibly, I believe so. That is what’s stated. 

Commissioner Mitchell asked you said your traffic study stated that it’s ok because you 
can’t go left on Burnt Hickory and you can’t cross there.   

Mr. Strickland stated that our traffic study was based on the daily trips from our project.  It 
was not stating that the trucks would be allowed to go on certain roads. 

Commissioner Mitchell replied I don’t think you can go on Burnt Hickory.  I don’t think you 
can make that left turn if I’m correct in that statement.  I’m trying to understand the truck 
patterns because they are trying to get to the interstate.  I understand the parking because 
up and down 78 is several.  I’m just trying to figure out how that portion would work for you 
guys leaving from your establishment going to the interstate. 

Ms. Payne explained that you have two options.  You can make a left or a right coming out.  
If you make a right, I know that Burnt Hickory is not an option and I believe the next one is 
Hwy. 92.   

Commissioner Mitchell asked so you’ll go almost to Downtown Douglasville to get to Hwy. 
92.   

Ms. Payne stated it would be before you get to downtown.  

Commissioner Mitchell stated that’s right.  You have the new bypass now. 

Commissioner Mitchell asked about going left out of the establishment. 



 February 3, 2026  

21 
 

Ms. Payne stated that you can go to S. Sweetwater and that will take you to Lee Road. 

Commissioner Mitchell asked the amount of parking spaces for trucks and cars. 

Mr. Strickland stated there would be 42 tractor trailer spots and 13 standard car spots. 

Commissioner Mitchell asked are these overnight stays. 

Ms. Payne explained that when a trucker comes to retrieve his truck he will come in his car, 
that’s why we created the 13 car spots.  He will park his car, crank up the truck and leave.  
When the trucker returns, he can park his truck and get in his car and leave.  That will be the 
same scenario for all of the drivers.  In the study we did only 13 spaces were needed to 
accommodate goings and comings of each driver.   

Commissioner Mitchell asked is there a reason you guys are lining up with the cemetery 
across the street.  Is that something that GDOT required?   

Mr. Strickland stated that it was a condition for our first Special Use Permit. 

Mr. Mercer explained that what you want to do when you have developments on each side 
of the road, you want to line your center line of your driveways up so that left turns can turn 
simultaneously if available.  You can stagger them in one direction and it works well but if 
you stagger them in the opposite direction now, they’re conflicting and you don’t know 
who’s going first so you always try to align your driveway or streets opposite of each other.  
It’s a safety factor.   

Mr. Mercer explained that a lot of times when driving we’re more concerned with looking at 
the main road and may not be looking across the street.  If you did turn left and had slightly 
altered alignment, you’re not really looking at the car across the street as much which 
could cause the conflict.   

Commissioner Mitchell asked about the traffic study and did you guys come up with 
anything that is good, bad or indifferent. 

Mr. Mercer  explained that the traffic study he’s referring to is really just a trip generation 
that defines the projected number of trips that will be going in and out.  The one thing that if 
I was just looking at the site itself, I would probably say 35-40% of the traffic would want to 
travel west and head toward 92 and probably a balance would travel east to go to Thornton.  
On Thornton you decide if you want to go south to I-20 or north toward Hiram.   

Commissioner Mitchell asked Ms. Glynn the last I got was this was approved in 2022.  Were 
there any conditions with them getting approved.   
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Ms. Duncan explained that those conditions are the same ones we are proposing here.  The 
Planning & Zoning Department perspective is from a land use.  That hasn’t been anything 
that’s changed since 2022.  Our recommendation is primarily the same.  The conditions 
here that were read into the records are the same conditions from before.  Everything in our 
report and recommendations are the same as they were in 2022.   

Commissioner Mitchell asked we don’t have any reasoning as to why and I think it was 
because GDOT and others and getting your permit and 24 months. 

Ms. Duncan replied under Article 12 of our code you have 24 months to vest and approval.  
The code further elaborates further for a non-residential project that is obtaining a land 
disturbance permit.   

Commissioner Mitchell asked GDOT took you that long to get there.   Why are we back here 
again? 

Mr. Strickland explained that GDOT was one of the agencies that we had to get approval 
from.  The longest lead was the Douglas County Water and Sewer Authority.  We went 
through sever or eight reviews to get our storm water system and our water quality system 
up to their standards and improved.  That was the main reason that this project was not 
vested in the 24-month period. 

Commissioner Mitchell asked if this was shared with Planning & Zoning. 

Mr. Strickland replied yes.  Douglas Water and Sewer Authority works with Planning & 
Zoning and that was the last approval we needed in order to get the final land disturbance 
permit.   

Mr. McDonald explained that the last time plans were submitted to Douglas County versus 
Water and Sewer Authority was in March of 2023.  We hadn’t seen plans coming from our 
review since that date.  It felt like an extraordinary amount of time to allow the Special Use 
Permit to extend all the way into 2026.   

Commissioner Mitchell asked should we give them more time based off of or not. 

Mr. McDonald said I would say no, because every other project that has the same 
requirements can meet the two-year period.  We feel the two-year period is sufficient to get 
through the permitting process.   

Commissioner Mitchell asked our requirements are reasonable. 

Mr. McDonald replied yes. 
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Chairman Jackson-Jones asked Mr. Mercer the study you provided with 12,400 cars per day, 
did that include traffic congestion related to funeral processions.   

Mr. Mercer replied it was either our count or a GDOT count.  GDOT does their own counts 
for a 24-hour period and puts it on their website.  I would say it was more than likely a GDOT 
count in that specific area but it would capture in a true 24-hour period, how many cars 
pass a specific point.  It’s just clicking them as they go.   

Chairman Jackson-Jones stated that during a funeral procession cars are at a standstill.  
The clicker may not even click when they leave.    

Mr. Mercer explained that the volume itself would not determine possibly the speed, that’s 
a different study and you would have to specifically have an attempt to capture speed.  But 
if there was multiple funerals at the cemetery area then it would capture every car entering 
and exiting that particular area if a count was done immediately.  When we say counts 
along Veterans, it’s generally.  It may not be immediately in front of this particular site, 
maybe a half of mile down the road because they scatter over how many miles and we pick 
the closest one to the site so that we can get as accurate information as possible.   

Chairman Jackson-Jones asked that during those funeral processions are the Sheriff’s 
deputy’s directing traffic.     

Ms. Duncan stated that I don’t think it’s appropriate to take feedback from the community.  
The public hearing is closed.  We don’t have any information submitted to us by the 
Sheriff’s Department that indicated that there was anything associated with this use that 
was a concern to the DCSO.   

Chairman Jackson-Jones stated that I just want to make sure I’m addressing the safety 
portion of this.  I’m concerned about that particular area, some congestion during a funeral 
procession.  I’ve been in a procession and there’s a cadence but I will let it rest for this 
moment.   

Ms. Duncan stated that I would like to clarify that congestion during a funeral procession 
may be a hyper specific consideration that I don’t know if there is a traffic study that would 
capture that specific instance and I don’t know if it would be possible to study that.  I hear 
your concern.  I will defer to Mr. Mercer if he feels differently. But, my question would be if 
we could actually get an accurate answer to that specific concern.  You look at traffic 
counts at large on the road.  I don’t know that something specific to a funeral procession 
that we could an accurate count on that.   

Mr. Mercer stated I’m not aware of anything specific to that.  What we see as citizens that 
drive around would be the courtesy that our drivers are aware when there is a funeral or a 
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procession nearby.  Typically, your lower speeds are even people stop along the road.  I’m 
not aware of any studies that would give me any numbers. 

There were no more questions from the Board of Commissioners. 

Mr. Simmons called for a motion for Application S2026-03.   

Mr. Payne made a recommendation to deny Application S2026-03.  Ms. Polk seconded the 
motion. 

Mr. Pennamon stated that one thing I would like to consider from both perspectives is 
understanding the concern of those at the funeral home and congestion there.  But I’m also 
huge proponent of land rights where you have the right to do on your own land what is 
zoned to be able to do.  Another consideration I have in considering this case that I have to 
take personally is there is a desire for there not to be business done from the side that is 
considered today but that consideration wasn’t made when there was business done on 
the opposition of the street that traffic comes out every single day.  In my opinion I think 
there should be fair here and business should be able to be done on both sides of the 
street.  Another part I wanted to make for the record is there anyway that there could be a 
flashing traffic light that could indicate when trucks are coming out just to make people 
who are driving aware? I’m not sure that’s something that could be answered.   

Motion is tied 3-3. 

Chairman Jackson-Jones called for a motion for Application S2026-03. 

Commissioner Mitchell stated I too am concerned with property rights and not violating 
them.  I just want to make sure that’s not the case.  My other concern is how it managed to 
get through and back and here we are four or five years later asking for this again.    

Commissioner Mitchell made a motion to approve Application S2026-03 with conditions.  
Commissioner Raxton seconded the motion. 

Commissioner Kenner-Jones stated that I get why everyone is on the fence and split 
especially of a grandchild of a truck driver of 40 years.   They’re necessary.  That have to 
have somewhere to go.  We’re trying to balance.  My district has the second most impact.  
We already have an extreme safety hazard going on Riverside in my district where the 
trucks are parking in the center lane and on both shoulders overnight.  At last count there 
was eleven.  But I am concerned about the egress and ingress in that area because it’s 
already so tight and congested.  I don’t want to make an already dire situation worse while 
also respecting that you do have landowner rights.   
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If there was some way to get an agreement going between us and these warehouses, my 
understanding that there is over 200,000 square feet of unused space that has never been 
occupied by any tenant.  If those locations already have direct access to the highway or are 
already situated on roads that are four lanes and just have better access and controls to 
keep all of our residents safe and give truck drivers that are trying to make a living for their 
family and property owners make the best use of their land.  Some form of agreement 
because that space is being wasted.  As a government we can’t tell people what to do but if 
there is some way with a lease agreement where these truckers have somewhere safe, park 
somewhere that is well lit, somewhere that is meeting their needs but also keeping our 
residents safe.  I would ask the Board to join me in figuring out some way to resolve that 
issue. 

Motion fails 2-3. 

Commissioners Mitchell and Raxton motion to approve. 

Chairman Jackson-Jones and Commissioner Alcarez and Kenner-Jones voted against the 
approval. 

Chairman Jackson-Jones called for another motion. 

Commissioner Alcarez made a motion to deny Application S2026-03.  Commissioner 
Kenner-Jones seconded the motion. 

Motion carries 3-2. 

Commissioner Mitchell and Commissioner Raxton voted opposed to the motion. 

Application S2026-03 is denied. 

      Applications Z2026-14/S2026-08 

Black Horse, LLC – a request for a rezoning from C-H-C (heavy commercial w/conditions) 
to C-H (heavy commercial) and a special use permit to allow a self-storage facility located 
at 13595 Veterans Memorial Highway, Winston, 30187.  Land lot(s) 155, District 2, Section 5 
& Parcel(s) 14.  Lot size: 5 acre(s).  Application signed by Shamaiz Rupani.  Commission 
District #4. 

Existing Conditions 

o The subject property is currently vacant. 

o Three previous zoning actions in 2008, 2020, and 2025 have been presented to the Board 

of Commissioners for development of mini warehouse self-storage on the property. 
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o Since the original proposal in 2008, the property has been divided into two tracts. The 

mini warehouse self-storage units are proposed to only occupy a 3-acre tract that is 

located on Campground Road and has no access to Veterans Memorial Highway. 

o The previous requests were granted with an approval to exceed the impervious surface 

limits in the Dog River Secondary Watershed Basin. The allowance for exceeding 

impervious surface limits in Article 9 of the Unified Development Code was modified in 

December 2024. The Code does contemplate a six-month transition for projects that are 

already under consideration for compliance with new code standards. So, if the Board is 

inclined to approve the request for mini-warehouse units, it would be appropriate to 

extend the approval for exceeding the impervious surface requirements.    

Summary of Proposal 

o The applicant proposes use of the property for mini-warehouse self-storage facilities. 

o The proposed building is three stories, which requires a special use permit for approval. 

o The approval will require continuation of the special use permit that allows for the 

applicant to exceed the 25% impervious surface limit on the property. 

Discussion 

o This site was originally considered in 2008 (Z2008-36/ S2008-37) as a request for 

rezoning to Heavy Commercial and a Special Use Permit to exceed the 25% impervious 

surface limit in the Dog River Secondary Basin. This request was approved with multiple 

conditions. 

Staff is recommending Approval with Conditions of the proposed Rezoning based 
upon the following findings: 

1. The proposed rezoning and Special Use Permit would not modify the intent, purpose, or 
spirit of the Comprehensive Plan. 

2. The proposed rezoning and Special Use Permit would not adversely affect the public 
health, safety, and welfare. 
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Staff is recommending the following conditions: 

1. Applicant is required to attend the Development Review Committee if the Board of 
Commissioners are inclined to approve the use. 
2. Applicant is required to apply for the land disturbance permit within a year of approval. 

3. The applicant is conditioned to the site plan dated January 20, 2026 and included in the 
file for this application. This includes the site and architectural plan depicted therein. 

4. Unless otherwise determined by the County Arborist, the project shall be required to 
install 20’ landscape strip, with 3 canopy trees, 3 understory trees, 2 evergreen coniferous 
trees, and 18 shrubs per 100 feet of linear frontage and the requirement for three-rail fence 
with brick supporting columns in Article 4, Division 4, Section 4.23(5)(a). 

Mr. Terry Boomer of Canton represented this application.  We’re not looking for a reduction 
in impervious area.  We’ll stick to the 25%.  We’re in agreement with the conditions.  It was 
conveyed to us that we had to go back to the 2008 zoning.  The owner did not own it at that 
time.  We’re not doing mini warehouses.  We’re doing a beautiful brick building.  All of the 
loading will be interior.  It will be self-storage, climate controlled.  We did come back with a 
new site plan that adheres to the 25% impervious coverage.  We want to go back to the 
2008 zoning with conditions.  Some of the conditions we can’t do anymore.  There was a 
house from that era that was supposed to be renovated.  We will clean that up.  We’re not 
proposing any outdoor storage.  We’re going to access Veterans Memorial.  We’ve had 
preliminary discussions with the Georgia Department of Transportation.  We feel that this 
use is a nice, quiet use.  It doesn’t put a burden on traffic, school system or infrastructure.  
There’s no adverse to the power grid.  We’re not going all the way back to the residential 
neighbors.   

No one spoke in favor of this application. 

Ms. Sabian Kelley of Winston spoke in opposition to this application. 

No one else spoke in opposition to this application. 

Mr. Pennamon asked Mr. Boomer to give a background on Black Horse.   

Mr. Boomer stated that it’s a private LLC and the owner is here if you would like to speak 
with him.  I’ve been his engineer on other developments for five years.  He’s in the 
development business and very reputable.  He has different LLCs for each property as most 
developers do and should for liability reasons.   

Mr. Simmons asked there are two parcels here and we’re talking about the parcel in the 
front.  Are there plans for the parcel in the back.   
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Mr. Boomer explained that the parcels were split in 2020.  In 2020 they came through with a 
rezoning and special use to eliminate the conditions from the 2008 rezoning.  In that 
elimination they decided to split.  Now, with our proposal we are going to recombine it with 
all five acres.  We’ll recombine it with the 25% of the five acres.  To the concerned citizens 
point, we’re going to leave the rest of the trees and vegetation.   

Mr. Simmons asked Ms. Duncan there are two parcels there but, in the information 
meeting, we were only talking about the front parcel. 

Ms. Duncan explained that this parcel when it was originally zoned was one tract.  When it 
came through previously in 2020, we cleaned up the old conditions in the rear.  If you look 
at the site plan what they are showing is that the majority of the development will be on the 
front of the property.  But the problem is that the front piece of the property has conditions 
and the back piece doesn’t.  We’re trying to do a couple of things with this.  We’re trying to 
clean up those old zoning conditions and get rid of that on the front piece so that they can 
be recombined for the larger tract.  What they are doing now is 108,000 square feet, three 
story. 

Mr. Boomer stated that it’s just under a 100,000 but three stories. 

Ms. Duncan, instead of having a single-story, low project that takes up most of the rear 
portion, which is what you saw previously which was going to be on the rear portion.  I 
believe it was the intent to leave the front parcel for future development.  Now they want to 
put the entire thing back together and use the front portion.  They are going to need the 
entire thing to meet the 25% impervious.  The trade off of what they are proposing is that we 
get a larger building but a building where they are agreeing to meet the architectural 
requirements, the additional enhanced landscape.  Part of the reason we wrote condition 
#4 at the discretion of the County Arborist which would be Travis, if he looks at the property 
and he thinks that it’s a better use of that site to retain vegetation on site, that is typically 
our preference, is to retain vegetation when it’s there.  But we also want to make sure in 
doing so we’re providing something that is aesthetically attractive from the road.   

Mr. Simmons asked if they decide to do something with the back part, will they have to 
come back to us. 

Ms. Duncan stated that we are conditioning it to that site plan.  That is condition #3.  If they 
are building something that is not that site plan then the condition will require it to come 
back to the Board of Commissioners.   

There were no more questions from the Planning & Zoning Board. 

Commissioner Alcarez asked Ms. Duncan if Campground Road was a residential road. 
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Ms. Duncan replied with DOT in the room I’m going to refer to Campground Road as a local 
road and not a residential road.  Part of the concern previously was the proposal to come 
onto Campground.  With the revised site plan this will go out on Veterans instead 
Campground.  I don’t know the number of houses down the street.  I do know there is 
residential development down the street.  Across the street on Campground there is a light 
industrial warehouse and a church.   

Commissioner Alcarez asked Mr. Boomer why did you choose this location.  A half a mile 
back towards Highway 5 there’s four storage buildings.  If you go to Liberty Road there’s two 
storage facilities.  Why choose near the elementary school in that area. 

Mr. Boomer explained that hopefully this is an adverse use.  The owner didn’t buy the 
property and bring the use to the property.  He looked for properties that were previously 
zoned and approved for that use.  That came to us.  We didn’t go shopping for it. The 
location had already been through the Board three times and approved three times.  He 
being a good neighbor and a steward of development code, he chose the property based on 
its previous use and approval.  I think the revised plan keeps us out of the neighborhood.  
You’re on a major corridor there.  You have heavy commercial there already.  I have a book 
of approved 31 uses for heavy commercial.  They bring with them noise and other heavy 
trips, traffic transportation.  This is a nice quiet use that we’re going to tuck in and maintain 
the vegetation and landscape the front.  It’s not a use that I need while we’re driving by.  I 
feel that the use and the property came to us.   

Commissioner Alcarez asked Ms. Duncan why did we deny it in 2025. 

Ms. Duncan explained that in 2025 the staff recommendation was to approve.   The Board 
chose at the time not to vote with the staff recommendation and to deny the use.  I don’t 
recall a specific reason .  There were concerns the staff had with the previous plan in regard 
to septic tank, WSA storm water.  Since that time, at zoning you are looking at the use and if 
it’s favorable it goes to DRC and they deal with the site designs.   Regardless, if the use is 
approved you still have to meet the requirements of the code.  There were site issues at the 
time.  The revised site plan does substantially address all of that.  This site plan has been 
back to DRC. 

Commissioner Alcarez asked Mr. Boomer if this would be a 24-hour access. 

Mr. Boomer replied it will be 24 hours.  That’s due to shift work.  If the Board and legal agree 
and you have conditions on hours of operation, we can implement that into a key card and 
simply mandate that.  

Commissioner Alcarez stated that was my concern for the residents down that road. The 
hours of access any time of night.   
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Mr. Boomer stated that we are not going down Campground Road.  All of the loading will be 
from the front.   

Commissioner Kenner-Jones asked Mr. Boomer, have you done anymore studies to see 
how much more need there actually is in this area for this particular use. 

Mr. Boomer replied they have a market study. 

Mr. Boomer asked would like to have it provided. 

Commissioner Kenner-Jones replied yes, please. 

There were no more questions from the Board of Commissioners. 

Mr. Simmons called for a motion from the Planning & Zoning Board. 

Ms. Polk made a motion to recommend denial of Application Z2026-14.   

Motion dies for a lack of second. 

Mr. Simmons called for another motion. 

Mr. Curry made a motion to recommend approval of Application Z2026-14.  Mr. Simmons 
seconded the motion. 

Mr. Simmons stated that we’ve heard this a number of times and I think this is a good plan.  

Motion carries 5-1. 

Ms. Polk voted in opposition. 

Recommendation is to approve Application Z2026-14. 

Chairman Jackson-Jones called for a motion for Application Z2026-14. 

Commissioner Alcarez made a motion to deny Application Z2026-14.  Commissioner 
Raxton seconded the motion. 

Commissioner Kenner-Jones stated that I would have liked to see your market analysis in 
making this decision to see if this is a continued needed use.  I think in Douglasville, Lithia 
Springs, the county, there are between 25 and 30 self-storage units.  That’s a little bit 
concerning to me.  I would have liked to have known the need for this ongoing.  If there is a 
need, please Douglas County residents get rid of some of your stuff.   

Ms. Duncan made a point of order. If this is denied there will be a six-month prohibition to 
bringing this back to the Board of Commissioners. If there is a preference to defer to see a 
market study, I just want to make sure that I outlined that option.   
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Commissioner Kenner-Jones stated that I will yield that to the District Commissioner but I 
know that would be helpful for my decision.   

Commissioner Alcarez stated I would like to retract my motion.   

Commissioner Alcarez made a motion to defer to the March 3rd meeting so that we can see 
that analysis.  Commissioner Kenner-Jones seconded the motion. 

Motion carries 5-0. 

Application Z2026-14 is deferred until the March 3rd meeting. 

        Application S2026-10 

Craig Ray – a request for a Special Use Permit to allow an education program from the 
home located at 6560 Cedar Mountain Road, Douglasville, 30134.  Land lot(s) 221, District 
2, Section 5 & Parcel(s) 6.  Lot size: 12.6 acre(s).  Application signed by Craig Ray.  
Commission District #4. 

Ms. Glynn presented this application. 

Existing Conditions: 

o The subject property includes a single-family home and several accessory structures. 

o The subject parcel totals nearly 12.6 acres. 

o There is a creek along the northern and western sides of the parcel. 

Summary of Proposal: 

o Applicant proposes the use of one accessory structure to be used as a classroom for the 

educational program on Wednesdays and Saturdays from 9am to 1pm. 

o Applicant proposes to host 20-25 students with appropriate supervision from four to five 

adult educators. 

 The program caters to homeschooled students in grades K-12. 

o The educational program is proposed to combine academic education with outdoor 

experimental learning focused on agriculture, wildlife, and environmental stewardship. 

 Agricultural gardening and geological creek study are proposed lessons for 

students. 
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 There are livestock such as chickens (20) and sheep (4) along with honeybees to 

be included in the curriculum plan. 

Discussion: 

o Applicant proposes the use of one accessory structure to be used as a classroom for the 

educational program on a limited schedule. 

Staff is recommending Approval with Conditions of the proposed Special Use based 
upon the following findings: 

1. The proposed Special Use Permit would not modify the intent, purpose, or spirit of the 
Comprehensive Plan. 
2. The proposed Special Use Permit would not adversely affect the public health, safety, 
and welfare. 

  Staff is recommending the following conditions: 

1. Applicant is subject to any requirements of the Douglas County Development Review 
Committee prior to obtaining occupational tax certification. 
2. Applicant is responsible for obtaining appropriate licensure from the State regarding 
educational programming. 
3. Any new structures or renovation of existing structures associated with approval shall be 
required to meet commercial building permit standards unless otherwise allowed by the 
Chief Building Official. 
4. The Special Use Permit must be renewed in 1 year from the date of the approval 
(February 3, 2026). 

Mr. Craig Ray of 6560 Cedar Mountain Road, Douglasville, represented this application.  
One of the things that I would like to do for the community, I’m a biologist, I’m a naturalist, 
geology and what I really want to do is bring education.  Not just education of nature but 
things I’m really big on are principles for the mind as well as skills for the land.  It’s really 
important not just knowing what happens in nature but there are a lot of life principles for 
success.  This is an education center that is away from the home and it will be dedicated 
just for that if this is approved.  The times that we’re there are Wednesdays and Saturdays 
from 9am to 1pm.   

Mr. Simmons asked Mr. Ray, are you in agreement with the conditions that were proposed. 

Mr. Ray stated I did have a couple of questions because I’m not sure about some of the 
language.   
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Mr. Ray asked about the condition pertaining to applicant is responsible for obtaining 
appropriate licensure from the state regarding educational programming.  What does that 
mean? 

Ms. Duncan stated that we can hear these questions now or hear them after the public 
hearing.   

No one spoke in favor or in opposition of this application. 

Mr. Curry asked Mr. Ray what have you done previously. 

Mr. Ray stated that I’ve been an educator, youth pastor as well as done speaking 
engagements.   

Mr. Curry told Mr. Ray I want to commend you for taking this on because as a kid growing up 
in Tennessee in the country, I had the opportunity to do things that most kids in the city 
didn’t have the opportunity to do.   

Mr. Curry asked, are you hours going to be from 9am to 1pm, Wednesday and Saturday. 

Mr. Ray replied yes.  That is what was recommended to me by the Fire Chief.  He said there 
were conditional hours.  It may not be specifically set on Wednesdays.  Saturdays are 
specific.   

Mr. Curry asked how many kids are you expecting to have there. 

Mr. Ray replied between 20-25. 

Mr. Curry asked are you going to be the only one that will be assisting with the kids. 

Mr. Ray replied no, sir.  We’ll have a 1-5 ratio.  Everyone will have background checks.   

Mr. Pennamon asked Mr. Ray about any safety precautions with that close of proximity to 
the river.   

Mr. Ray stated there is a small creek that flows through.  It’s barely knee-high deep.  We will 
use the creek for different Ph studies.  The kids will have the weighter type one piece that 
they can wear.   

Mr. Pennamon asked, “is this a curriculum you have created yourself. 

Mr. Ray replied yes, this is. 

Mr. Pennamon stated I think that ties into the appropriate licensure from the state.   

Ms. Duncan explained that Condition #1 is self-explanatory:  if there are any reasons that 
this property needs to go to DRC, they need to get things squared away with parking, 
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access and Fire Marshal.  Condition #2 is the appropriate licensure from the state.  When 
this application first came in, we thought it was a home school but it is not a home school.  
Then we looked at it as a daycare.  It didn’t feel like a daycare either.  The activity that we 
put it under in our code is Special Events from the home.  It’s under Article 3.  It allows for 
agri-business and Agri-tourism.  If there are requirements for having the children on the 
property, i.e. camp requirement, daycare requirement, anything like that will have to be 
licensed through the state.  All we’re saying is as Mr. Ray moves forward with this use if you 
are inclined to approve, we’re going to put the burden on him to make sure that he is 
dealing appropriately with groups such as Bright from the Start, Department of Ag for 
keeping animals.  I don’t know what all of those are going to be.   

In regard to Condition #3: any new structure or renovation of existing structures will have to 
meet commercial standards.  Those buildings need to come into compliance with ADA, any 
requirements for public safety, fire extinguisher, lighting. 

Condition #4: the staff is flexible on this but because there were certain aspects of this use, 
we had questions about what we decided to put in our condition that you have seen us use 
in the past.  The applicant can get started but may have to come back to us in a year just to 
make sure they are meeting the expectation of the Board. 

Mr. Pennamon asked is it safe to say that Conditions 1, 2 & 3 will be taken care in DRC. 

Ms. Duncan explained that it will be DRC or any administrative approvals subsequent to 
having this Board decide if the use is appropriate.  We are focusing on use.  We haven’t 
asked the applicant to do a lot of due diligence until we get the green light from this board 
to have him move forward.   

Dr. Small asked Mr. Ray about the curriculum.  What does a lesson look like?  Do you have 
staff?  Do they have background checks? 

Mr. Ray explained that we have different workshops.  We work with different organizations 
where we do things like tree planting classes.  We do workshops on bee keeping.  
Workshops on chickens and birds.  Wild edibles when it come to composting, soil science 
and hydroculture.  For example, the chicken’s ear is also the same color as the egg.  What is 
the lesson and principle behind that?  What you intake is what you outtake.  We will have 
whole lessons on ensuring you’re hearing the proper things in order to be successful. 

The type of people that we have on board with us; my sister is an assistant principle at Kip 
Middle School.  We have a youth director from a church.  We have volunteers from other 
church organizations.  We don’t have any paid staff as of yet.  It’s volunteer.   

Dr. Small asked is this just for home schooled students. 
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Mr. Ray explained that it was our initial thought just because my kids are home schooled. 
They have a lot of friends that are home schooled and have a lot of home school groups 
that have wanted to use our facility before.  Now, looking at hindsight, maybe I shouldn’t 
have put myself in a box.  Or maybe that could be one of the amendments when we come 
back for number 4.  I’m not sure if that’s possible or not.   

Ms. Duncan stated that we are not conditioning this to any student. 

Ms. Polk asked if the curriculum you use are they ones you’ve used.  Where did they birth 
from?  

Mr. Ray explained that I’m a biology major.  I do a lot of teaching.  Specifically, when it 
comes to plants, that’s something that I have a real interest in.  Since I was a youth pastor, I 
did a lot of teaching and sermons.  All of my lessons came from nature-based things.  It 
came from me, my wife and George Washington Carver. 

Ms. Polk asked, is this a ministry or an education program. 

Mr. Ray explained that it’s a STEM based educational program but I’m not going to hide and 
say there is no ministry involved.   

Ms. Polk asked will animals be involved. 

Mr. Ray replied yes. 

Ms. Polk asked, “are you aware of the protocols that are in place for you to have animals 
around children and animals that need vaccinations, bees with allergies. Do you have 
anyone on your staff to address those issues? 

Mr. Ray replied no, not right now, that are trained in those issues.  We do have EpiPens.  We 
do have a vet that is a volunteer with us.  We don’t use vaccinations.  All of our stuff is 
organic.  It’s survival of the fittest so we breed good genes. 

Ms. Polk asked Mr. Ray are the supplies you use for your lessons, are they purchased or 
given to you. 

Mr. Ray replied we do purchase them.   

Mr. Curry asked Mr. Ray will there be a fee to attend. 

Mr. Ray replied yes. 

There were no more questions from the Planning & Zoning Board. 

Commissioner Alcarez stated that I love your vision.  I’m glad you are getting kids from 
behind the TVs and Xboxes and getting them back to nature.   I grew up, we didn’t sit inside. 
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You have some great elementary schools at Cedar Mountain, Mirror Lake Elementary, 
Winston Elementary & Cedar Mountain Elementary.  As you grow reach out to them. 

Commissioner Raxton asked Ms. Duncan in regard to Conditions 1 & 2, is one year enough 
time for them to get their tax certificate and licensure.   

Ms. Duncan stated that I don’t know what would be involved.  It is hard for me to say one 
year is enough or not enough.  One year is typically the amount of time that we would check 
in to see if they have this use going or not.  It is also an opportunity to return to this Board 
for a status update.  If you are not concerned and you don’t want to see this come back 
then you do not have to have this condition for the one year.  If there are some things you 
want to keep an eye on, we will do some administrative things at one year.  If you prefer to 
make that a two-year. We want to give them the benefit of the doubt to see if they can make 
progress but be mindful that there may be some public safety concerns that we want to 
keep an eye on.   

Commissioner Raxton asked if Conditions 1 and 2 aren’t met and they come back in a year 
then do we make a determination for another extended amount of time. 

Ms. Duncan explained that what we’ve seen in the past such as the alpaca farms; there are 
certain health things that may take longer depending on the specific use. They really come 
back to give a status update.  If you feel like the progress is being made, there’s no 
outstanding code violations or other concerns from our viewing departments, it would 
most likely be our recommendation to continue.  For any reason they are not making 
progress or we’re getting complaints then it also provides a specific timeline for us to re-
visit the Special Use Permit.  

Commissioner Raxton asked Mr. Ray I see you have volunteers working for you.  How much 
parking do you currently have? 

Mr. Ray stated that it is a 12-acre property.  I have a gravel lot that is already there.  The drive 
is almost a round about where people can drop off and come back around.   

Commission Raxton asked how are you marketing and promoting this.  

Mr. Ray explained that before me and my wife moved to Douglas County we worked with a 
lot of other non-profits.  TEAM Coalition, Georgie Cyber Academy and other home school 
groups that we worked with previously.  We didn’t have a facility so we would take them to 
different parks.  We have a large following on social media.  We will work with local 
churches as well.   

Commissioner Alcarez asked Mr. Ray would you be willing to have certifications for all of 
your volunteers in regard to a small medical response. 
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Mr. Ray replied yes. 

Commissioner Alcarez stated that you could provide that as we look back on the one-year 
application that you have those available.   

Mr. Ray replied yes, I am CPR certified. 

Chairman Jackson-Jones commended Mr. Ray for extending learning opportunities for our 
youth here in Douglas County.   

Chairman Jackson-Jones asked Mr. Ray about sampling from the creek and the ph. 
balance.  I did not know if you would involve the Water & Sewer Authority. 

Mr. Ray explained that not so much Water & Sewer Authority.  But, when it comes to soil 
and something being alkaline and something being acidic and something being neutral, we 
would use it just for the ph. lessons.   

Chaiman Jackson-Jones asked do you have instruments to test the water. 

Mr. Ray replied yes ma’am. 

Chairman Jackson-Jones asked if there were epi-pens available for bees. 

Mr. Ray replied yes.  

There were no more questions from the Board of Commissioners. 

Mr. Simmons called for a motion from the Planning & Zoning Board. 

Mr. Pennamon made a motion to recommend approval of Application S2026-10 with 
conditions.  Mr. Payne seconded the motion. 

Motion carries 6-0. 

Recommendation is to approve Application S2026-10 with conditions. 

Chairman Jackson-Jones called for a motion for Application S2026-10. 

Commissioner Alcarez made a motion to approve Application S2026-10 with conditions 
with the additional condition of CPR and First Aid.  Commission Kenner-Jones seconded 
the motion. 

Motion carries 5-0. 

Application S2026-10 is approved with conditions.   
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      Applications Z206-11/S2026-12 

Dion Holmes – a request for a rezoning from R-LD (residential low density) to C-H (heavy 
commercial) and a Special Use Permit to allow a rage room located 3497 Hwy. 5, 
Douglasville, 30135.  Land lot(s) 127, District 2, Section 5 & Parcel(s) 203.  Lot size: 1 
acre(s).  Application signed by Dion Holmes.  Commission District #4. 

Mr. Cronan presented this application.  

Summary of Proposal: 

• The applicant is proposing to use the existing residential structure for an 

office/administrative use as well as a restroom area for customers and to set a 

shed at the rear of the property for rage-room activities. 

Discussion: 

• The conversion of the zoning from a residential zoning district to a commercial 

zoning district is not discouraged; however, the zoning district necessary to suit 

the proposed use may permit uses not encouraged along this corridor unless 

conditions were authorized to limit the permitted uses. 

• The use of the existing residential structure and a shed to the rear does not 

represent an orderly pattern of commercial development. A total redevelopment 

of the site is more appropriate. The Comprehensive Plan does not anticipate the 

transition of sites within this corridor to a commercial district unless as a part of a 

larger, mixed-use project. 

Staff is recommending denial of the Rezoning and Special Use Permit requests based 
upon the following findings: 

1. The use will modify the intent, purpose, or spirit of the Comprehensive Plan. 

2. The use does not represent orderly commercial development without being a part of a 

larger, mixed-use project or as a total redevelopment of the site to best suit the use and 

assure the mitigation of off-site impacts. 

3. The use will adversely affect the public health, safety, or welfare. 
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If the Board of Commissioners is inclined to approve, staff is recommending the 
following 

findings and condition: 

1. Findings: 

1. The use will not modify the intent, purpose, or spirit of the Comprehensive Plan. 

2. The redevelopment of the site represents an orderly commercial development. 

3. The use will not adversely affect the public health, safety, or welfare. 

2. Condition: 

1. The applicant shall provide a redevelopment plan of the site that adequately 

addresses the agency impact statements submitted as a part of this staff report 

dated February 3rd, 2026 to provide adequate structures, driveways, vehicular 

circulation routes, parking, and stormwater detention infrastructure to outfit the 

use. No rage-room activities shall take place in non-principal structures. 

Mr. Dion Holmes of 3497 Hwy. 5, Douglasville represented this application.  He stated that 
he started this as a passion as my daughter took me to a rage room for Father’s Day.  We 
expressed the emphasis of experiences and not necessarily spending money.   

It’s an indoor-based recreation facility .  It’s a rage room that is in a contained and 
controlled environment.  There will be non-hazardous materials in an enclosed structure 
under staff’s supervision.  Sessions are scheduled in advance with controlled occupancy 
of staff for activities.   

Waste handling and environmental compliances are a must.  We do not store hazardous 
materials.  We don’t smash TVs or light bulbs.  We don’t do components that are hazardous 
to explode.  We emphasize heavily on recycling all materials.   

The community has come out for the need to express themselves.  I consider Total Rage 
ATL a safe haven for those who want to express themselves however they like in a 
controlled environment where they can express themselves for whatever reason.   

Ms. Lyrica Holmes, partner of Dion Holmes spoke in favor of this application.  We are 
currently located in Powder Springs.  To date we’ve served over 3,500 individuals.  We’ve 
done Team Building with UPS, Wounded Warriors, Girls Inc.  It is somewhere to come and 
express yourself.  We’re looking to expand.   
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Ms. Kimberly Stallworth of Austell spoke in favor of this application. 

No one else spoke in favor of this application. 

Ms. Sabina Kelly of Winston spoke in opposition to this application. 

No one else spoke in opposition to this application. 

Ms. Polk asked Mr. Holmes the process, the cost, what does a day look like and hours. 

Mr. Holmes explained that when people show up, they have already booked a reservation.  
That’s how I’m able to control parking and how many people are there at a time.  I have a 
cap for a number of attendees for a group.  There’s a 40-minute session, an hour and 10-
minute session or longer.  For the record, I’m Total Rage ATL.  She was speaking of another 
rage room that has since moved to Newnan.  I do not have pipe wrenches, sledgehammers, 
I don’t have swords.  That is not my business.  I advise them where the bathrooms are, 
additional accessories they may need to take off.  Once they step in the put on thick soled 
rubber boots with puncture proof inserts, a thick onesie that covers their risk and put on a 
helmet with a face shield for protection.  Two people at a time are to be in the room while 
they are expressing themselves.  When I say expressing themselves, whether it’s a vcr or 
bottles they are breaking, they have a golf club or bat or 2 x 4.  There is a partition wall that 
has been “co’d” by the Fire Marshall where other guests are safely protected from the 
others.  There is a blue tooth sound system that they can listen to music.  

 Prices range from $130 to whatever package they want with their group.  I’ve had two 
people come out with a large package and five people come out with a small package.  
They are able to curate the items that they want versus me telling them what they want.   
But I do have packages put together.  When they arrive there package is ready to go.   

Ms. Polk asked about age restrictions. 

Mr. Holmes explained that without a parent/minor consent form it’s 18.  Up until the age of 
14 they must be accompanied by a legal guardian and the parents must sign the parent 
consent form and that parent must be in the room, in the building at all times with that 14–
17-year-old child.   

It’s not “we want to do a birthday party.” No!  If you want a structured activity to provide for 
your child from ages 14-17 and you show them how to properly express themselves and 
break things within a confined space.  “My 9-year-old wants to come and break things 
because he’s frustrated.”  No!  I would not want my child from ages 14-17 to be in there 
regardless of what’s taking place.  You go to the bouncy house and they’re jumping around; 
anything can happen and how well they monitor it.  Their parents must be in the room, in 
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the facility with them, watching them, showing them exactly how to hold the instruments 
while they are in there.  

Mr. Holmes explained how they express themselves.  It does not have to be angry.  People 
skydive for a rush.  Some come for a good day or a bad day, to blow off steam. I’ve had 
many Alcoholics Anonymous groups come out.  They have sought out the to stop drinking 
but they still have built up tension.  Am I  suggesting that they should come out to express 
themselves for breaking things?  No!  I am suggesting it’s a safe haven and safe space to 
express yourselves however you like? Yes! 

To answer your question, why do they come out.  It does not need to be for anger or 
madness.   

I have a first aid kit inside the building.  I show them where it is.  I’ve had a couple of drops 
of blood and they usually realize it when they come out.   

If you look on Google you will see I have 725 five-star reviews. I’ve had various people come 
out for various reasons.  Some have been for cancer, for the loss of loved one, some 
because it’s date night and it’s something unusual.  They want to feel safe.   

I have an accessory building.  The Fire Marshal has co’d the building.  I’ve been approved by 
Powder Springs Planning & Zoning.  For the third time in October, we were approved by the 
City Council and Mayor.  I have no violations.  I have no issues.   

Ms. Polk asked Mr. Holmes, the youngest you will allow to partake is 14. 

Mr. Holmes replied yes. 

Ms. Polk asked and a parent has to be there. 

Mr. Holmes replied yes. 

Ms. Polk stated I heard you say, “drops of blood.” Do you have training on how to properly 
clean that up? 

Mr. Holmes replied yes. 

Mr. Polk asked do you training in First Aid. 

Mr. Holmes replied yes. 

Ms. Polk asked have you experienced while breaking things a serious injury to a person. 

Mr. Holmes replied no. The extent that I’ve had is a couple of shards and often times they 
don’t know it until they come out.  I brought that up on purpose to suggest I’m not saying it’s 
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perfect.  We have a First Aid kit and are trained and prepared.  I give them water when I 
check in on them.   

There are times when the parent and child get in there and the parent realizes that they are 
not comfortable with their child being in there.  If that’s the case I will give them a full 
refund.  Most people don’t know what it’s like to express themselves in a free nature.  We 
emphasize on safety and recycle.   

Ms. Polk asked Mr. Holmes, “have you ever had to deal with someone who’s smashed 
things and it’s gone a little too far and now they are outside of themselves and can’t collect 
themselves after smashing things.  What do you do?  Do you have training in that? 

Mr. Holmes stated that I have yet to have that incident.  I’ve had people come out with 
excitement.  I’ve had people come out and say I didn’t know I could experience that.  They 
are exhausted and tired.  The air conditioners are inside to keep them cool.  They come out 
and take a breather and walk around.  I’ve had many come out with overwhelming 
expressions of “WOW”.   

I do not believe in having cameras in there.  They are expressing themselves.  I do check on 
them from time to time.   

Mr. Simmons asked Mr. Holmes how long have you been doing this. 

Mr. Holmes explained that I’m within getting my third business license from Powder 
Springs.  I’ve had close to 3,500 waivers signed coming through Rage ATL   

Commissioner Alcarez asked Mr. Holmes the hours of operation. 

Mr. Holmes stated currently my first appointment is at 11 a.m., typically on Friday, Saturday 
and Sunday.  My last appointment currently is 11 p.m.  I don’t know that there are 
stipulations on hours.  I do like to offer possibly midnight.   I would love to open up as early 
as 8 a.m. to offer earlier times.  Everything is Fire Marshall approved with the accessory 
building where the activities are happening within that space.  It will be appointment 
based.  I am not open to the public, per se.  Where I’m currently at, I’ve had a school bus, 
nurses, Grady had a 50-nurse event where I am currently.  I will not be able to do that where 
I’m looking to locate to but I’ve had large groups come out because I have 50 parking 
spaces.  It’s appointment only so that I’m able to control the amount of cars there.   

Commissioner Alcarez asked how many people are you going to have at your location at 
one time. 
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Mr. Holmes stated we have nine parking spaces including handicap parking.  Carpooling 
will be heavily encouraged, that’s why my cap is at 30.  With large groups they will be 
advised in advance that parking is limited.   

Commissioner Alcarez asked about connecting to a blue tooth speaker.  Is it a big speaker? 

Mr. Holmes stated it’s a sound bar that is within the room. 

Commissioner Alcarez explained that the only reason I’m asking is because there is a 
subdivision between you and the storage building place over there that I get complaints all 
the time about people going in and out of the storage building place and playing their 
music.  It’s a concern of mine and a complaint from those residents. 

Mr. Holmes explained that the activities that take place are within the accessory building.  
It’s a six-inch sub-wolfer in a box with a sound box.  There’s minimal noise that is able to 
travel outside the building.   

Commissioner Alcarez explained that where I live, I have a neighbor at the other end of the 
street and it’s inside their own home and I can hear it crank it up.  I’m thinking of how many 
rooms that you have, one room. One person can go in there at a time? 

Mr. Holmes explained that two people will be in the room where they are breaking and then 
the other group will be on the other side of the partition wall.   

Commissioner Alcarez asked how many rage rooms do you have. 

Mr. Holmes replied one. 

Commissioner Alcarez explained the reason I’m asking that is because you said you would 
go look in the windows to check on them.  When you say windows, it makes me think 
multiple rooms. 

Mr. Holmes showed Commissioner Alcarez a picture of the facility.  In that room the others 
are able to watch.   Where I’m asking the building to be placed, the speaker will be facing 
the storage unit not the back.   

Commissioner Alcarez stated it looks like a utility shed.   

Mr. Holmes stated that it’s an accessory building and the Fire Marshal has signed off on it 
as a commercial accessory building. 

Commissioner Alcarez asked at your other location do you have the same set up. 

Mr. Holmes explained that is my rage room there.  All activities take place in that accessory 
building.   
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Commissioner Kenner-Jones stated that I just want to make sure that the pages that were 
given to us make it to staff and included in the record. 

Chairman Jackson-Jones asked who cleans up after it’s over with. 

Mr. Holmes replied I do. 

Chairman Jackson-Jones asked do you have a limitation on age like 65 or 70.  Because, 
blood pressure goes up, you have oxygen. 

Mr. Holmes explained I have not come to a point where that is a concern.  The most is 
offering them water and they calm down.  It’s designed where the sessions are kept at 45 
minutes and a larger session for a larger group or a larger time slot that allows for more 
breaks in between so that they are not rushing to get through in a short time frame.   

Chairman Jackson-Jones asked when there is blood how do you clean it up. 

Mr. Holmes explained that if there is blood on the uniform then I throw it away.  I tell people 
I’m not in the business to make money, I’m the business to make experiences.   

Commissioner Alcarez asked when you throw them away how do you dispose of them. 

Mr. Holmes stated in the red bags.  The biohazard bags.  I tie them up and take them to the 
facility for proper disposal.  

Commissioner Alcarez asked you said you clean up all the glass.  Is that between every 
single session? 

Mr. Holmes replied yes.   If there’s a large group, half-way through I will go in and do a 
sweep.  

There were no more questions from the Board of Commissioners. 

Mr. Simmons called for a motion from the Planning & Zoning Board. 

Mr. Pennamon made a motion to recommend approval of Application Z2026-11.  Mr. Curry 
seconded the motion. 

Motion carries 6-0. 

Chairman Jackson-Jones called for a motion for Application Z2026-11. 

Commissioner Alcarez made a motion to approve Application Z2026-11 with conditions.  
Commissioner Raxton seconded the motion. 

Motion carries 5-0. 
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Application Z2026-11 is approved. 

Mr. Simmons called for a motion for Application S2026-12. 

Mr. Curry made a motion to recommend approval of Application S2026-12.  Mr. Pennamon 
seconded the motion. 

Motion carries 6-0. 

Recommendation is to approve Application S2026-12. 

Chairman Jackson-Jones called for a motion for Application S2026-12. 

Commissioner Alcarez made a motion to approve Application S2026-12.  Commissioner 
Kenner-Jones seconded the motion. 

Commissioner Alcarez stated that don’t be surprised if you see this group.  There’s a reason 
why the Powder Springs City Council comes there.   

Motion carries 5-0. 

Application S2026-12 is approved. 

Ms. Duncan made an announcement that on February 16, that is on a Monday at 5pm, we 
will have a Special Called Planning & Zoning and Board of Commissioners joint meeting.  
That will be specifically to hear text amendments.  We will not have any cases.   

Meeting adjourned.  
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DOUGLAS COUNTY PLANNING AND ZONING 
SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number S2025-13 
Applicant Name Big Power Development 5, LLC 
Property Owner Name Jerry W. Garmon and Debra Baird 
Property Address 2250 Rock House Road 
Land Lot, District, Section, Parcel Land Lot 947 District 18 Section 2 Parcel 1 

 
Current Zoning Light Industrial – Restricted (LI-R)  
Future Land Use Classification Commerce Center 
Character Area Classification Data District 
Request Special use permit request for private utility 

substation and building exceeding 50,000 square 
feet for a data center 

Size (in acres) 36.146 
Commissioner District 2 
Subject to an HOA, POA, or similar? No 
Proposed Use Data center that exceeds 50,000 square feet and 

a private utility substation 
Recommendation on the Special Use Permit Denial 
Meeting Date January 6, 2026 

 
Relevant Code Sections: 

Article Section Description 
2 207 Describes various uses of the zoning districts and overlays, including the 

distinction between residential and industrial zoning and the Quality 
Growth Overlay 

2 210 
Table 2.2 

Data processing, hosting and related services are a use allowed with SUP in 
the Light Industrial-Restricted Zoning District and Quality Growth Overlay; 
subject to the restrictions of Article 4, Section 4.19; utility substations 
require a special use permit; at the time the application was filed, data 
center uses were by right.  Subsequent amendments have made this use a 
special use permit.  

3 350 Requirements for private utility substations 
4 4.19 Buildings that exceed 50,000 square feet are required to obtain a special 

use permit 
 
Prior Zoning Actions: 

Year Case # Summary of Action 
  n/a 

 
Adjacent Land Use and Zoning: 

Direction Land Use Description Zoning Classification 
North Logistics/ Warehouse Light Industrial Restricted (LI-R)/ 

Quality Growth Overlay (QGO) 
South Contractor storage Light Industrial Restricted (LI-R)/ 

Quality Growth Overlay (QGO) 
East Single Family Detached Residential Planned Unit Development 
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West Logistics/ Warehouse Light Industrial with Conditions 
(LI-C)/ Quality Growth Overlay 
(QGO) 

 
Special Use Permit Criteria Analysis: 

Number Special Use Permit Criteria Supports 
Requested Use 

1.  Will the proposed Special Use be consistent with the stated purpose of 
the zoning district in which it will be located? Neutral 

The special use permit request is a use that is contemplated in the Light Industrial-
Restricted category.  However, given the proximity to residential development, and the 
character of the adjacent industrial development, other allowable uses in the Light 
Industrial-Restricted zoning would be better suited for this tract.   

2.  Will the establishment of the Special Use impede the normal and 
orderly development of surrounding property for uses predominant in 
the area? 

No 

Given the proximity to residential development, and the character of the adjacent 
industrial development, other allowable uses in the Light Industrial zoning category would 
be better suited for this tract.  Within this area, data centers and their accessory uses have 
been largely confined to the western side of Rock House and Factory Shoals Road.  In areas 
where data centers are adjacent to residential neighborhoods, significant buffers have 
been put in place to facilitate the transition between incompatible land uses. 

3.  Is the location and character of the proposed Special Use consistent 
with a desirable pattern of development for the locality in general?  No 

The existing development pattern within this industrial character area includes numerous 
examples of buildings serving a variety of purposes, such as storage, active manufacturing, 
or distribution. If the special use permit is approved for a building to exceed 50,000 square 
feet, consideration should be given to appropriate buffers and architectural controls to 
mitigate the project on existing land uses. Steps should be taken to screen the utility 
substation. Other allowable uses in the Light Industrial-Restricted zoning would be better 
suited for this tract than the proposed use.   

4.  Is or will the type of street providing access to the use be adequate to 
serve the proposed special use? Neutral 

The proposal will need to comply with all requirements of the Douglas County DOT.  The 
DOT impact statements are included in this staff report.    

5.  Is or will access into and out of the property be adequate to provide for 
traffic and pedestrian safety, the anticipated volume of traffic flow, and 
access by emergency vehicles? 

Neutral 

The proposal will need to comply with all requirements of the Douglas County DOT.  The 
DOT impact statements are included in this staff report.  

6.  Are or will public facilities such as schools, water or sewer utilities, and 
police or fire protection be adequate to serve the Special Use?  Neutral 

Industrial uses along Factory Shoals, Douglas Hill Road and Thornton Road have been 
developing for several years, and agreements are in place to improve services in that area.  
Similar agreements will be required if this use is to be approved in this location. There will 
be no impact to the school aged population and fire service and EMA report that the 
impact on delivering those services is neutral. 

7.  Are or will refuse, service, parking, or loading areas on the property be 
located or screened to protect other properties in the area from such 
adverse affects as noise, light, glare or odor? 

No 
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The proposed use will be visible to the adjacent residential development and from the road 
right of way.  Line of sight studies suggest an impact of both the large, multi-story building 
and the utility substation on the viewshed in the area.  Other allowable uses in the Light 
Industrial-Restricted zoning would be better suited for this tract than the proposed use.   

8.  Will hours and manner of operation of the Special Use have no adverse 
effects on other properties in the area? No 

The proposed facility will operate at a scale and on a schedule that is not compatible with 
the adjacent residential use.  Line of sight studies suggest that there will be an impact from 
both the large, multi-story building and the utility substation on the viewshed from the 
adjacent properties.  Other allowable uses in the Light Industrial-Restricted zoning would 
be better suited for this tract.   

9.  
Will the height, size or location of the buildings or other structures on 
the property be compatible with the height, size or location of 
buildings or other structures on neighboring properties? 

No 

 

The proposed facility will operate at a scale that is not compatible with the adjacent 
residential use.  Additionally, industrial uses east of Rock House Road and adjacent the 
subject parcel are primarily focused on logistics and warehousing, and do not operate with 
the intensity of a data center. Line of sight studies suggest that there will be an impact 
from both the large, multi-story building and the utility substation on the viewshed from 
the adjacent properties.  The proposed site plan shows encroachment onto the area of the 
lake on the property, and the applicant has indicated that they are contemplating request 
for a permit from the Army Corps of Engineers to remove the lake. Other allowable uses in 
the Light Industrial-Restricted zoning would be better suited for this tract than the 
proposed use.   

 
 
Planning Concerns: 

 Existing Conditions  
o The proposed project is for an undeveloped tract on Rock House Road.  
o The existing tract has a stream and lake that bisects the property.  
o The property appears to have been rezoned to Light Industrial-Restricted in the 1990s as 

a part of a county-initiated zoning update that encompassed multiple parcels.    
o The comprehensive plan at the time contemplated industrial development along the 

southeastern corner of the county to mirror the development of Fulton Industrial 
Boulevard. The rationale appears to have been the realignment and extension of SR 6/ 
Thornton Rd.  

o The Quality Growth Overlay was subsequently put in place to address concerns about 
the aesthetics of non-residential development in that area.  

o Though the zoning was changed in the 1990s, industrial development did not grow in 
this area for a decade or more after the extension of Thornton Road, with the first large 
buildings appearing around Rock House and Riverside Parkway after 2005.  

o Through the 2000s and early 2010s, development of this area was largely characterized 
by logistics/ warehouse uses.  Around 2020, the proliferation of data center requests 
cluster along the western boundary of Factory Shoals and Rock House Road subsequent 
to the Sweetwater Master Plan, co-sponsored by the Development Authority, Douglas 
County, and the City of Douglasville.  

 Summary of Proposal  
o The applicant’s original proposal was for the construction of a 499,000 square foot, 

three story data center to be served by a private utility station.  
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o The applicant withdrew their application from the May 2025 P&Z agenda to allow for 
additional time to work with adjacent property owners.   

o The county enacted a moratorium on data centers in 2025 to give time for further 
review and study of this land use.  Text amendments responsive to this moratorium 
were adopted by the Board of Commissioners in September 2025. 

o During the moratorium, several other applicants contemplating data center uses 
petitioned the county to allow the project to move forward during the moratorium on 
the basis that there application was vested for a hearing.  This applicant did not submit a 
petition claiming their application was vested at that time.  

o The applicant proposes to construct a new utility substation to serve a data center 
project that exceeds 50,000 sf.  The applicant contends that they are not subject to any 
additional requirements of the new regulations after the moratorium since they had 
filed their application in December 2024.  However, the applicant has also submitted a 
site plan demonstrating how they would propose to comply with the new regulations.   

 Discussion 
o Comprehensive Plan Compatibility. The project is located in an area that the 

Comprehensive Plan identifies as Commerce Center on the Future Land Use Map and 
Data District on the Character Area map.  The vision for this Character Area articulates 
that it is a center for light industrial and technology-oriented employment. The 
description highlights data centers as only one possible use, in addition to calling out 
large scale, light industrial technology opportunities.   
 
The Commerce Center Future Land Use description indicates that uses should be 
appropriately buffered from established residential uses, and expands on a variety of 
uses that are appropriate to this future land use category, including office and business 
parks, warehouse centers, distribution/ service, large scale commercial, light industrial, 
high technology and research, wholesaling companies and similar businesses that have 
no significant impacts on the environment. Further, building design and landscaping of 
any new development should be of an appearance that will enhance and be compatible 
with the character of the surrounding area.  
 
Based on the description in the Comprehensive Plan, the proposal for development of a 
data center and its accessory uses, on this parcel is questionable.  Proximity to 
residential development is one concern expressly called out in the plan.  And the fact 
that new development should be compatible with the character of the surrounding area 
poses an additional challenge.  The site is relatively small for a development of this 
intensity, and includes a lake that is located within the Chattahoochee River watershed 
basin.  The Comprehensive Plan descriptions identify that uses should have no 
significant impacts on the environment, which raises questions about the potential 
encroachment onto the lake on the property.   
 
Data center uses in this area have largely been concentrated on the western side of 
Factory Shoals Road and Rock House Road.  In instances where facilities could not be 
screened through buffers and setbacks, specific architectural treatments have been 
required, along with substantial landscape.  Per the impact statement provided by the 
Engineering Department, line of sight studies show the building and substation to be 
very visible from the road.  Studies similarly show that the buildings will be visible to the 
adjacent residential development.  Given the impact to the adjacent neighborhood, the 
right of way, and the environmental concerns for impact to the lake, it is recommended 
that an alternative use be considered on this property.  
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o Departmental Impact Statements and DRI: Departmental impact statements identify an 
impact based on the proposed plans.   

 Engineering has expressed concerns about the line of sight impacts from the 
utility substation.  

 The Water and Sewer Authority has identified that the site will not use water for 
evaporative cooling.  Should that change, the project would be required to be 
re-reviewed to determine if there will be an impact to capacity and ability to 
deliver services.  

 The Department of Transportation identifies the requirements for road 
improvements that are necessary to serve the area, and stipulates that final 
issuance of a certificate of occupancy is conditioned upon the required 
roundabout being completed.  

 The DCSO cites concern for the impact on the adjacent residential community.  
 E-911 identify that the project land use is considered to be low-frequency but 

high risk in an emergency.  
o Architectural controls and viewshed protection. When site studies demonstrate a 

higher degree of visibility from the right of way, steps have been taken to mitigate the 
visual impact through architectural controls, fencing, screening and buffering.  The 
project as proposed could have a significant negative impact on the viewshed of this 
area and adjacent properties. If approved, per the impact statement from the 
Engineering Department, the utility substation should be reduced in size.  The routing of 
the utilities may also hinder the ability to adequately buffer the site. Uses that don’t 
require a substation to be located on the property would ameliorate the need to 
mitigate the impact.  

o Cumulative Impact of similar projects and adjacent uses. There are currently multiple 
data center campuses in various phases of design and construction that were previously 
approved in areas designated for this use adjacent to the Thornton Road Corridor. This 
includes an expansion of Switch; building permits for T5 (wherein land disturbance 
permits have been issued); and land disturbance permits for the AWS campus.   
 
Two data center campuses have been approved on the western side of the county with 
a total square footage of approximately 3 million square feet of space.  The city of 
Douglasville also has multiple data center campuses under review and development. 
 
Inquiries for data centers in Douglas County have slowed recently.  Similarly, projects 
that had previously been considered or approved for larger uses have scaled back the 
intensity of their development.  A proposed logistics project at the intersection of Rock 
House and Bullard Road has revised their request to include a smaller building and 
outdoor storage equipment yard. And a proposed data center site has revised their 
request to be a contractor’s office and storage yard.   
 
The applicant has provided no information as to the proposed end user of the project. 
The applicant has provided no information about potential tax impact or need for 
abatements.  The Board of Commissioners has updated their policy for consideration of 
any abatements, which may impact this project.  

 Recommendation: The staff recommends denial of application S2025-13 with the following 
Findings:  

o Findings 
In regard to the request for Special Use Permit, staff finds that: 
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 The proposed special use permit is not consistent with the Comprehensive Plan 
and the Unified Development Code based on the impacts to adjacent residential 
development and environmental concerns, as well as the character of the 
surrounding area.  

 The granting of the proposed special use permit may adversely affect the public 
health, safety or welfare.  

 The granting of the proposed special use permit does not comply with the spirit 
and intent of the Unified Development Code and does not reflect best practice.  

 If the Board of Commissioners is inclined to approve the request, staff recommends the 
following conditions should be required.  

 Conditions  
o The development of this site is for a data center, and for no other purpose.  Any 

proposed change of use for this site shall be returned to the Board of Commissioners for 
review and approval.  

o The development of this site for a data center shall be generally in accordance with the 
concept plan included in the Planning and Zoning file and referenced in this staff report.  
Approval is conditioned to this site plan. Minor revisions may be approved by the 
Director of Development Services.  Should the Director determine that a revision does 
not qualify as a minor revision, it shall be at the discretion of the Director to return the 
application to Board of Commissioners for review and approval.  

o All stipulations of the Douglasville-Douglas County Water and Sewer Authority impact 
statements included in the staff report are referenced herein and shall be binding as 
conditions of zoning approval.  

o All stipulations of the Douglas County Department of Transportation impact statements 
included in the staff report are referenced herein and shall be binding as conditions of 
zoning approval.  

o The project architecture shall be reviewed and approved by DRC prior to the issuance of 
a land disturbance permit. The project architecture shall substantially conform to the 
style, color and materials of the adjacent data center development.  A determination of 
conformity shall be at the discretion of the Director of Development Services.  In the 
event of a conflict of interpretation, this application shall be returned to the Board of 
Commissioners for review and approval.  

o Site landscaping shall meet the requirements of the Unified Development Code.  Upon 
review of the submitted line of sight studies, additional landscaping may be required by 
the Director of Development Services to mitigate significant impact to the viewshed.  In 
the event of a conflict of interpretation, the application shall be returned to the Board 
of Commissioners for review and approval.  
 

 
Directive to Staff: 
The Planning and Zoning Department is directed to conduct an administrative review of the property 
during the 1-year anniversary month of this approval and to investigate if the use is not established; the 
property is not in full compliance with the Douglas County Unified Development Code; and/ or all of the 
conditions of approval.  If the use is not in compliance, staff will refer this case to Douglas County Code 
Enforcement for additional action.  
 
The applicant is responsible for bringing the property in compliance with all relevant sections of the 
Unified Development Code, Code of Ordinances, or any, other applicable codes prior to the issuance of 
any approvals of development activity, site development plans, or commencement of the use. The 
agency impact statements submitted with this zoning action shall not be construed as an exhaustive list 
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of requirements for approval. Staff shall direct the applicant to the Development Review Committee 
(DRC) before the approval or issuance of any building permits, Occupational Tax Certification, site 
development plans, or commencement of the use. 
 
The Planning and Zoning Department is directed to conduct an administrative review of the property 
after the elapse of 24 months from the date of approval.  If the use is not vested in accordance with 
Section 1211 of the Unified Development Code, staff may return this case to the Planning and Zoning 
Board and Board of Commissioners to initiate a zoning change to revert the property to the previously 
zoned condition. THIS DIRECTIVE TO STAFF IS NOT INTENDED AS A CONDITON OF APPROVAL. 
 
Technical Impact Statements (Attachments) 

 DC DOT 
 Environmental Health 
 Water and Sewer Authority 
 Fire Department 
 Sheriff’s Department 
 Tax Assessor’s Office 
 Engineering/ Arborist/ Development Control 
 Code Enforcement 
 Board of Education 
 Cemetery Commission 
 

Attachments 
 Zoning Map 
 Aerial Image 
 Photo Log 
 Site Plan 
 Future Land Use Category and Description 
 Character Area and Description 
 Draft Ordinance 
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 GREEN GIANT ARBORVITAE (T. x Green Giant)

SOUTHERN MAGNOLIA (M. grandiflora)

AMERICAN HOLLY (I. opaca)

EVERGREEN SCREENING  PLANTING

PROPOSED SCREENING TREES:
 - DBL STAGGERED ROW AT 12-16 FT SPACING
- 6 FT HT MIN. WHEN INSTALLED, PER CODE
 - TREES WILL ATTAIN 30-50 FT MATURE HT

 - TREES SHALL BE EVERGREEN AND MAY INCLUDE:
GREEN GIANT ARBORVITAE (T. x Green Giant)

AMERICAN HOLLY (I. opaca)
SOUTHERN MAGNOLIA (M. grandiflora)
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DOUGLASVILLE-DOUGLAS COUNTY 

        WATER AND SEWER AUTHORITY 
   P.O. Box 1157 | Douglasville | Georgia | 30133 

December 26, 2024 

Mike Lash | First Vice President 
Data Center Solutions 
CBRE | Data Center Solutions 
3550 Lenox Rd NE Atlanta, GA 30326 

Re: Water and Sewer Availability at 2250 Rock House Road, LL 947, District 18, Section 2; within Douglas 

County, GA 

To Whom It May Concern, 

The Douglasville-Douglas County Water and Sewer Authority has an existing 12" water main in the right-
of-way of Rock House Road that is available to serve the referenced property.  

The Douglasville-Douglas County Water and Sewer Authority has a 30” sanitary sewer gravity main – 
Located on the property - that is available to serve the referenced property.       

It is suggested that you retain the services of a private engineering group that normally engages in this 

type work to evaluate the feasibility of using the existing water and sewer facilities. 

The owner/developer of the project is responsible for verifying the location of the Authority’s water and 
sewer infrastructure that can/will serve the referenced property and designing and installing infrastructure 
to connect the project to the existing infrastructure in accordance with the Authority’s Construction 
Standards. The Authority may require the developer, at the developer’s cost, to upgrade the capacity of its 
existing infrastructure prior to connection if existing infrastructure is at or near capacity or if capacity 
demands of the development will cause the infrastructure to be near or above capacity.  

Under no circumstances is this information valid for more than one year from the date of this letter. The 
Authority does not guarantee capacity of plant or infrastructure; capacity is allocated when purchased.     

If we may be of any further assistance in this matter, please feel free to call at any time. 

Sincerely,   

Rebecca Tripp 
Engineering Technician 

cc: Availability File 
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January 7, 2025 
 
Mike Lash, First Vice President  
Data Center Solutions 
CBRE, Data Center Solutions 
3550 Lenox Rd NE  
Atlanta, GA 30326  
 
RE: Lake Echo – 2250 Rock House Rd, Lithia Springs, GA 
 
Mr. Lash: 
 
This letter is to confirm that GreyStone Power Corporation has a single phase service on 
the property and will provide and will supply three phase overhead electric service for the 
property at the address 2250 Rock House Road, Lithia Springs, GA in Douglas County. 

This location has three phase electrical service supplied from the Factory Shoals Substa-
tion, circuit 11-2 and ties with the Buzzard Roost Substation.  

Once we have the final project design, we can determine how to best serve the new load.  

If you have any other specific questions regarding construction or other service-related 
items, please give me a call at (770)-370-2039 M-F, 8-5 and I will be glad to assist you. 
 
Sincerely, 
 
 

__________________________ 

Chris Hammond 
Greystone Power - Engineer 
Phone: 770-370-2039 
 
Email: christopher.hammond@greystonepower.com 
 

P.O. Box 897, Douglasville, GA 30133-0897 
Tel 770-942-6576   Fax 770-489-0940 
www.greystonepower.com 



Douglas County Planning & Zoning Department Impact Study for Land 
Use Permits, Rezonings and Proposed Subdivisions E-911 

Proposed Zoning: 2250 Rock House Road 

Date: 12/18/2025 

 

1. Are any additional personnel or equipment necessary to continue providing services 
in these zones?  Yes, in the event of an emergency. 
 

2. What department is most often dispatched for this particular use based on 
available statistics?  N/A 
 
 

3. Additional remarks? A facility of this type would be low frequence but high-risk 
during emergencies.   



DOUGLAS COUNTY ENGINEERING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings, and Variance Requests concerning Floodplain, Drainage, Soil 

Erosion/Sedimentation Control, Traffic, Roadways and Intersections and Other Engineering-Related issues. 

 

 

Case Name:_______________________  Case No.________________ Meeting Date:_______________ 

 

Request For:  � Special Use Permit � Rezoning                 � Variance 

 

1.   Is any of the property in a floodplain identified on the FIRM?  

 

      � Zone A/AE (100-yr floodplain)    � Zone X (Not in Floodplain) 
 

 

2. Is there a stream, body of water, or drainage easement on site or adjacent to this property?  

 

� YES    � NO 
 

 

3. In what drainage basin is the proposed project located? 

 

� Sparks Reservoir � Bear Creek  � Dog River  � Sweetwater Creek 

 

� Anneewakee Creek �Hurricane Creek � Chattahoochee River (direct drainage basin) 

 
 

4.   Traffic Concerns: � Intersections � Right-of-Way � GA DOT Permit Req’d? 

     

� Ingress/Egress � Sight Distance � Existing Roadway Conditions 

 

 

 

 

 

5.   Additional comments by the Engineering Department:  

 

 

 

 

 

 

6.  Are there any existing significant stands of trees or specimen trees on the property? 

 

 

 

 

 

 

7. Are there any viable buffers existing on the perimeter of the property?   

 

 

Big Power Dev 5 LLC S2026-13 1/6/26

✔

✔

✔

✔

The sight line profile from Rock House Rd shows that the substation and building will be very visible from Rock House
Rd. I recommend that the substation be reduced in size and moved away from Rock House Rd to leave as much
natural buffer along the road as possible. Until we know where the utilities feeding the substation are going to be, we
will not know if any buffer will be possible to protect the viewshed from the road. Environmental impacts to any
wetlands or waterways on the property will be approved by Corps of Engineers or Georgia EPD during plan review.

Yes, the property is mostly wooded except for the existing lake and easement areas.

Yes, the property is mostly wooded.

None.







]DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 

CODE ENFORCEMENT 

 
REQUEST FOR:     � Special Use Permit  � Rezoning    � Variance 

 

CASE NUMBER:_________________       DATE OF MEETING:________________ 

 

PROPOSED ZONING:__________ CURRENT ZONING:__________ 

 

 

OWNER’S NAME:_______________________________________________________ 

 

 

MAILING ADDRESS:____________________________________________________ 

 

 

LOCATION OF PROPERTY:_____________________________________________ 

 

 

LAND LOT:________  DISTRICT:________  SECTION:_______ PARCEL:_____ 

 

 

NATURE OF VIOLATION(S): 

 

 

 

 

 

PHOTOS ATTACHED: � YES  � NO 

 

COURT ACTION: 

 

 

 

COURT ORDER: 

 

 

 

ADDITIONAL COMMENTS: 

 

S2025-13

Big Power Developments

✔

None

✔

N/A

N/A



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      S2025-13                 DATE OF MEETING: January 6, 2026 

 

This site is located at #2250 Rock House Rd.  Rock House Rd is a Local Street on the County’s 
Transportation and Thoroughfare Plan Map, with a posted speed limit of 35 MPH.  The Right-Of-Way 
width along Rock House Rd is 50 feet per GIS map.   
 
Douglas County Department of Transportation offers the following recommendations: 

1. This site shall comply with current UDC Code within the Right-Of-Way that will be defined in 
more detail during DRC plan review meetings. 

2. The intersection of Rock House Rd and Echo Rd will be improved with the construction of a 
roundabout.  A singular driveway access to this parcel shall connect to the proposed 
roundabout. 

3. The proposed roundabout must be completed prior to CO approval, even if construction of the 
roundabout is completed as part of this project. 

4. The proposed development will generate moderate traffic to the surrounding area.  It is 
anticipated to generate approximately 495 daily trips, 55 AM Peak hour trips and 45 PM Peak 
hour trips. 

Traffic Information 
Rock House Rd (ADT) – (2023) – 1,594 
 
Amazon Data Center Traffic Generator: 1123 Daily trips, 125 AM Peak Hour Trips and 102 PM 
Peak Hour Trips 
 
 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 
WATER & SEWER AUTHORITY 

 
REQUEST FOR:     � Special Use Permit      � Rezoning      � Variance 
 
CASE NUMBER:       DATE OF MEETING:       
 
 
WATER 
 
1.   Available for development? � YES  � NO 
 
2. Size and location of existing water line (if available): 
 
3. Is there adequate water pressure for the additional fire protection that may be required for the new project? 
 
 
4. Is the existing water line adequate for the project? If not, what size line will be required? 
 
 
5. What are the future plans for expansion of water lines and the approximate time table? 
 
 
SEWER 
 
1. Is sewer available to the project? How far from the proposed development is the nearest sewer line? 
 
 
2. Approximate length of time before the sewer line will be reasonably accessible to the development: 
 
 
3. Estimated waste generation: ADF      PEAK      
 
4. Treatment Plant:               
  

 
5. Plant Capacity: � Available  � Not Available 
 

 
6. Line Capacity: � Available  � Not Available 
 

 
7. Projected Plant Availability:  � 0 to 5 years  � 5 to 10 years � 10+ years 
 

 
8. Have pressure-flow tests been completed for preliminary subdivision plats? 

 
 

9. Have the development plans been approved by the water and sewer authority? 

 

S2025- 13 January 6, 2026

Sweetwater Creek WWTP

✔

✔

12" main in Rock House Road

Recommend fire flow test

Recommend fire flow test

No

Yes, 30" traversing the property

✔

✔

✔

N/A

No plans have been submitted.



 
10. Special Soil Erosion and Sedimentation Control Concern:  State and County law prohibits erosion of 

soil off-site, and requires the installation of a silt fence or other erosion control measures before any land 
disturbance or construction may commence. 

 
 
 
 
  
11. Stormwater Concerns:  
 
 
 
 
 
12. Additional Remarks:  
  
 
 

The Douglasville-Douglas County Water and Sewer Authority (Authority) understands the data center campus proposed
by Big Power Developments 5, LLC at 2250 Rockhouse Road will not use water for evaporative cooling. Based on this
understanding, the Authority’s public water and sewer systems have sufficient capacity to serve the proposed
development. Big Power Developments 5, LLC is working with the Authority to extend water and sewer infrastructure to
their site If Big Power Developments 5 LLC requires evaporative cooling at this data center campus then additional

A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson



The Douglasville-Douglas County Water and Sewer Authority (Authority) understands the data center 

campus proposed by Big Power Developments 5, LLC  at 2250 Rockhouse Road  will not use water for 

evaporaƟve cooling. Based on this understanding, the Authority’s public water and sewer systems have 

sufficient capacity to serve the proposed development. Big Power Developments 5, LLC is working with 

the Authority to extend water and sewer infrastructure to their site. If Big Power Developments 5, LLC 

requires evaporaƟve cooling at this data center campus, then addiƟonal infrastructure improvements 

and the development of non-potable water sources may be required at the Developer’s/Owner’s cost.  

State waters present on property.  Property in the ChaƩahoochee River Drainage Basin. A 50-foot 

undisturbed buffer and addiƟonal 25-foot impervious setback apply. 







Data District Vision: Center for 
light industrial and 
technology-oriented 
employment

Parks, Open Space + Trails 
Guidance
Because of limited residential 
development, the Data District 
does not need neighborhood and 
community parks, but private, 
campus-like greenspaces and 
linear parks/trails are appropriate. 
Trails between Chattahoochee 
Riverlands to Sweetwater Creek 
State Park are critical connections 
in the County’s high-level trails 
framework. 

Housing Guidance
Existing housing should be 
preserved, but residential uses 
should not be expanded.

Compatible Zoning 
Districts for Future 
Rezonings

•	 OI

•	 C-G

•	 C-H

•	 LI

•	 LI-R

•	 HI

•	 PSP

Data District
Description
The Data District is an area of the county that is set aside for large scale 
light industrial technology and data centers. It is approaching full build-
out and should be contained to its existing footprint. Residential uses are 
not encouraged in this area. 

Current Character
•	 Newer, large-scale light industrial

•	 Scattered suburban residential

•	 Natural features include Sweetwater Creek and Chattahoochee River

Other Considerations:
•	 Additional residential uses are not encouraged in this area

•	 Additional screening may be needed near Sweetwater Creek State 
Park 

Future Land Use Changes Can Be: 
•	 Commerce Center*

•	 Workplace Center

•	 Urban Residential (limited)

•	 Transportation/ Communication/ Utilities

•	 Parks/ Recreation/ Conservation

* Predominant Land Use(s)

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 



Primary Land Uses: 
•	 “Highway Commercial” type 

uses that are integrated into 
an overall design, such as sales 
and show rooms, storage 
garages, car, and mobile home 
dealers.

•	 Large-scale light and general 
industrial uses, office buildings, 
and parks

Community Facilities:
•	 Public water & sewer
•	 Major transportation access

Master Planned 
Developments: 
•	 Mixed commercial and industrial 

uses are the preferred method 
of development.

Appropriate Zoning 
Districts:
•	 OI
•	 C-G
•	 C-H
•	 LI
•	 LI-R
•	 PUD

Character Areas:
•	 Data District
•	 Campbellton West
•	 Westfork

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Commerce Center

Commerce Centers are reserved for industrial office park type development 
with a focus on interstate-oriented development. These uses may include 
office and business parks, warehouse centers, distribution/service, 
large-scale commercial, light industrial, high technology and research, 
wholesaling companies, and similar businesses that have no significant 
impacts on the environment. Developments using planned development 
concepts are encouraged, such as business parks, campus settings and 
commercial/industrial mixed-use projects and should respond to their 
designated Character Area, other Master Plans, or Small Area Studies 
that are applicable. When located at the perimeter of a Character Area 
Map Commerce Center area, uses that are lower in intensity and scale 
to ensure minimal impact to adjacent properties is required. Commerce 
Centers should be situated a distance from dense residential areas and 
appropriately buffered from established and future residential development.

Policies and Implementation Strategies:

•	 The building design and landscaping of any new development should be of 
a high quality and of an appearance that will enhance and be compatible 
with the character of the surrounding area.

•	 All developments should be designed with internal pedestrian circulation 
patterns. Sidewalks are required and should be identified in the design 
phase and provided for the design process. These include linkages to 
individual buildings, neighboring properties, and parking. Inter-parcel 
site access and shared driveways are desirable between similar uses.
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Staff recommends denial of S2025-13.  Should the Board of Commissioners be inclined to approve the request, it is 
recommended that the Findings and Conditions of the draft ordinance be considered.  
 
ORDINANCE NO. S2025-13 
 
 

AN ORDINANCE ALLOWING A SPECIAL USE PERMIT 
 
 The following is hereby ordained by the Board of Commissioners of Douglas County, Georgia: 
  

WHEREAS, an application has been duly filed for a rezoning in unincorporated Douglas County, 
 
Applicant: Big Power Developments 5 LLC 
Address: 2250 Rock House Road, Lithia Springs GA 30122 
More Fully Described: Land Lot 947, District 18, Section 5, Parcel 1 
Parcel ID: 09471820001 
Acreage: 36.146 acres 
Request: Special Use Permit to Allow Building(s) over 50,000 sq. ft. and a Private Utility Substation 
 
 WHEREAS, the Douglas County Planning and Zoning Board has duly considered and investigated said 
application at a hearing held fifteen (15) days after the legal advertisement for such hearing; and 
 
 WHEREAS, the County Commissioners have reviewed and taken administrative notice of the 
recommendation of the Zoning Board and the testimony, application, evidence, and documents submitted at the 
hearing, the staff Report and Recommendations, and the contents of the Planning and Zoning Manager’s file; and 
 
 NOW, THEREFORE, it is hereby ordained that the special use permit are approved pursuant to the 
requirements established by the Douglas County Unified Development Code, and any findings and conditions 
specified below. 
 
 Findings:  

1. The proposed special use permit is consistent with the Future Land Use category of Commerce Center. 
2. The granting of the proposed special use permit will not adversely impact existing public facilities and 

services. 
3. The granting of the proposed special use permit will not adversely affect the public health, safety, or 

welfare. 
 

Conditions: 
1. The development of this site is for a data center, and for no other purpose.  Any proposed change of use for 

this site shall be returned to the Board of Commissioners for review and approval.  
2. The development of this site for a data center shall be generally in accordance with the concept plan 

included in the Planning and Zoning file and referenced in this staff report.  Approval is conditioned to this 
site plan. Minor revisions may be approved by the Director of Development Services.  Should the Director 
determine that a revision does not qualify as a minor revision, it shall be at the discretion of the Director to 
return the application to Board of Commissioners for review and approval.  

3. All stipulations of the Douglasville-Douglas County Water and Sewer Authority impact statements 
included in the staff report are referenced herein and shall be binding as conditions of zoning approval.  

4. All stipulations of the Douglas County Department of Transportation impact statements included in the 
staff report are referenced herein and shall be binding as conditions of zoning approval.  

5. The project architecture shall be reviewed and approved by DRC prior to the issuance of a land disturbance 
permit. The project architecture shall substantially conform to the style, color and materials of the adjacent 
data center development.  A determination of conformity shall be at the discretion of the Director of 
Development Services.  In the event of a conflict of interpretation, this application shall be returned to the 
Board of Commissioners for review and approval.  

6. Site landscaping shall meet the requirements of the Unified Development Code.  Upon review of the 
submitted line of sight studies, additional landscaping may be required by the Director of Development 
Services to mitigate significant impact to the viewshed.  In the event of a conflict of interpretation, the 
application shall be returned to the Board of Commissioners for review and approval.  

 
 Adopted and effective this January 6, 2026.   



 
 

Staff recommends denial of S2025-13.  Should the Board of Commissioners be inclined to approve the request, it is 
recommended that the Findings and Conditions of the draft ordinance be considered.  
 
ORDINANCE NO. S2025-13 
 
 
        
       Henry Mitchell, III, District I 
  
        __________________________________________ 
       Whitney Kenner Jones, District II 
        
       ___________________________________________ 
       Martin Raxton, District III 
               

___________________________________________
Mark Alcarez, District IV 

Attest:         
       ___________________________________________ 
       Dr. Romona Jackson Jones, Chairman 
______________________________________        
Allison Duncan, AICP 
Planning and Zoning Manager        



Case Number Z2026-07 Meeting Date 02/03/2026 Page 1 of 5 

DOUGLAS COUNTY PLANNING AND ZONING 
REZONING STAFF RECOMMENDATION 

 
Application Number Z2026-07 

Applicant Name Lithia Investments, LLC 
Property Owner Name Lithia Investments, LLC 
Property Address 10371, 10391, 10431 Veterans Memorial 

Hwy, Lithia Springs, GA 30122 
Land Lot, District, Section, Parcel Land Lot(s): 0318 & 0319, District: 18, 

Section: 2, Parcel(s): 0014, 0015, 0018, 0019, 
0024, 0025, 0027, Parcel ID(s): 0318-182-
0014, 0318-182-0015, 0318-182-0018, 0318-
182-0019, 0318-182-0025, 0318-182-0027, 
0319-182-0024 

Current Zoning R-LD, Residential, Low-Density (0319-182- 
0024), LI, Light Industrial (0318-182-0018, 
0318-182-0019, 0318-182-0027, C-G, 
General Commercial (0318-182-0015), C-H, 
Heavy Commercial (0318-182-0014) 

Future Land Use Classification Mixed Use Corridor 
Character Area Classification Historic Lithia Springs 
Request Request for a Rezoning from R-LD, C-G, C-

H, and LI to R-HD (Residential, High-
Density) for a 97-unit townhome 
development 

Associated Rezoning R-LD, C-G, C-H, & LI  R-HD 
Associated Future Land Use Map 
Amendment 

N/A 

Size (in acres) 13.41 acres +/- 
Commissioner District 1 
Subject to an HOA, POA, or similar? N/A 
Proposed Use Single-family attached, townhome 

development 
Recommendation Approval with Condition 
Meeting Date 02/03/2026 

 
Relevant Code Sections: 

Article Section Description 
3 308 Standards for multi-family dwellings (including townhouses) 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
2025 Z2025-30 Denied; A request for a Rezoning from R-LD, C-G, C-H, & LI to R-

HD for a 101-unit, single-family attached, townhome development 
1992 Z1992-134 Request for a Rezoning from M-1-C to C-2, now C-H, Heavy 

Commercial 
1987 Z1987-199 Request for a Rezoning from C-1 & M-1 to C-3, now C-H, Heavy 

Commercial, for a shopping center (parcel 0318-182-0016) 



Case Number Z2026-07 Meeting Date 02/03/2026 Page 2 of 5 

 
Adjacent Land Use and Zoning: 

Direction Land Use Description Zoning Classification 
North Vacant & Veterans Memorial Hwy R-LD, Residential, Low-

Density (Vacant property, 
6513 Boyd St) & ROW, 
Right-of-Way 

South Single-Family Detached Residences R-LD, Residential, Low-
Density 

East Single-Family Detached Residences R-LD, Residential, Low-
Density 

West Single-Family Detached Residences 
& Vacant commercial property 

C-H, Heavy Commercial 
(Vacant Commercial 
Property) & R-LD, 
Residential, Low-Density 
(Single-Family Detached 
Residences) 

 
Rezoning Criteria Analysis: 

Number Rezoning Criteria 
Supports 

Requested 
Use 

1.  Is the proposed use consistent with the stated purpose of the 
zoning district that is being requested? Yes 

A single-family attached, townhome development, provided that the density does 
not exceed 8 dwelling units per acre, is a use that is contemplated by right in the R-
HD, Residential, High-Density, zoning district. The applicants are proposing an 
overall density of 7.23 dwelling units per acre with 97 dwelling units proposed 
across 13.41 acres +/-. 

2.  Is the proposed use suitable in view of the zoning and 
development of adjacent and nearby property? Neutral 

The applicants must abide by an incompatible use buffer where abutting R-LD, 
Residential, Low-Density, zoning districts, and the applicants have anticipated this 
on their site plan. 
The proposed development is of a greater density than the legacy lots that abut this 
site and the more contemporary lots of the Paces Estates subdivision; however, the 
Comprehensive Plan, and, more specifically, the Lithia Springs Small Area Plan, 
contemplates a concentration of density immediately adjacent to Veterans 
Memorial Hwy that then diffuses to the legacy neighborhoods of Lithia Springs as 
distance from Veterans Memorial Hwy increases. The Mixed Use Corridor Future 
Land Use Map designation also contemplates higher density of residential uses in 
proximity to major thoroughfares to promote a greater urban density and support 
existing and proposed non-residential uses within close proximity. 
The major change from the last submittal in April of 2025 for a single-family 
attached, townhome development and this submittal is that the applicants are 
reducing the unit count from 101 units to 97 and have shifted the single point of 
access from Boyd St, a local road, to Veterans Memorial Hwy, a major arterial road 



Case Number Z2026-07 Meeting Date 02/03/2026 Page 3 of 5 

and state highway. Staff’s original contention with the previous iteration was the 
access point for a greater-scale project onto a local road which may not be 
adequately outfitted to handle the anticipated traffic volume whereas a major 
arterial road is the more suitable point of access. 

3.  Will the proposed use not adversely affect the existing use, 
value or usability of adjacent or nearby property? Yes 

In hand with the incompatible use buffer proposed, the shifting of the point of 
access from Boyd St to Veterans Memorial Hwy will not adversely affect the 
existing use, value, or usability of adjacent or nearby property. 

4.  Is the proposed use compatible with the purpose and intent of 
the Comprehensive Plan? Yes 

This site is within close proximity to the Town Center Mixed Use concept 
envisioned within the Lithia Springs Small Area Plan that calls for a mixed-use at 
the Town Center area with higher-density residential located at identified satellite 
areas around the mixed-use Town Center. The proposal would be compatible with 
that vision as a satellite, higher-density residential use. 
The Mixed Use Corridor Future Land Use Map designation anticipates supporting 
greater urban density and defers to the character area in determination of 
compatibility with the plan. The primary focus of the Mixed Use Corridor is to 
provide for a mix of non-residential uses in proximity to major thoroughfares, but 
the deference to the Historic Lithia Springs Character Area allows for compatibility 
with the Comprehensive Plan in that the higher-density uses are encouraged. And 
the proximity to the existing shopping center, while not included as a subject of this 
Rezoning, does provide for an integrated non-residential component that is 
reasonably situated along this site. The additional residential uses may aid in 
support of the form of that existing shopping center. 

5.  Are their substantial reasons why the property cannot or 
should not be used as currently zoned? Yes 

The applicants have since presented a concept plan for an industrial development 
on this site. An industrial project would be permitted by right; however, the 
transportation improvements to support such a use along Boyd St and Butler Dr, if 
access to Veterans Memorial Hwy is not feasible or not a condition of the original 
1987 zoning approval, may not be feasible. An industrial development on this tract 
is not anticipated by the Comprehensive Plan, and a transition to a residential use is 
encouraged. 
From the impact statement provided by Code Enforcement, there have been 
multiple violations of heavy truck parking, paving without permits, asphalt-milling 
sales without authorization, litter, and vehicle sales without authorization. The 
rezoning to a residential designation would not permit the previously cited, 
unauthorized uses which are uses permitted with a Special Use Permit in the 
current LI, Light Industrial, zoning district. The littering and improvements without 
permits are not permitted under any circumstance. 

6.  Will the proposed use not cause an excessive or burdensome 
use of public facilities or services, including but not limited to 
streets, schools, water or sewer utilities, and police or fire 
protection? 

Yes 

There was not an indication of excessive or burdensome use of public facilities or 
services included in the impact statements attached herein. 
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7.  Is the proposed use supported by new or changing conditions 
not anticipated by the Comprehensive Plan or reflected in the 
existing zoning on the property or surrounding properties? 

Yes 

The proposed use would be more compatible with the Comprehensive Plan than a 
by-right use under the current zoning designation. By-right uses under the 
Industrial zoning designation may introduce greater potential for emanations of 
light, noise, glare, and odor—as well as other, unanticipated off-site impacts. 

8.  Does the proposed use reflect a reasonable balance between 
the promotion of the public health, safety, morality, or general 
welfare and the right to unrestricted use of property? 

Yes 

The concept plan submitted represents a reasonable modification based on staff 
feedback and does not modify the intent, purpose, or spirit of the Comprehensive 
Plan or the Unified Development Code. 

 
Planning Concerns: 

1. Existing Conditions: 
a. The site is vacant with cleared areas. The site is overall mostly wooded.  

2. Summary of Proposal: 
a. The applicant is proposing a 97-unit, single-family, attached townhome 

development with access onto Veterans Memorial Hwy.  
3. Discussion: 

a. The previous iteration denied in April of 2025 depicted a single point of access 
onto Boyd St, a local road. The applicants have shifted the point of access from 
Boyd St to Veterans Memorial Hwy, a major arterial road and state highway.  

b. The previous iteration of the concept plan proposed 101 units whereas this 
proposal is for 97 units. The previous access point onto Boyd St is now dedicated 
as an Outlot not to be included for development. 

c. The Lithia Springs Small Area Plan contemplates satellite, higher-density, 
residential uses near its Town Center Mixed Use node at Veterans Memorial Hwy 
and Sweetwater Rd. 

d. This project is located within close proximity to an existing shopping center; the 
intent of the Mixed Use Corridor is not adversely affected since the site may 
contemplate integration with the existing shopping center either through form or 
through proximity. 

 
Recommendation and Findings: Rezoning from R-LD, Residential, Low-Density, C-G, 
General Commercial, C-H, Heavy Commercial, and LI, Light Industrial, to R-HD, 
Residential, High-Density, for a 97-Unit, Single-Family Attached, Townhome Development 
Staff is recommending approval with condition of the request based upon the following 
findings: 

1. Findings: 
1. The proposed use would not modify the Comprehensive Plan or the intent, 

purpose, or spirit of the Unified Development Code. 
2. The proposed use would not adversely affect the public health, safety, or welfare. 
3. The proposed use would provide a transition from commercial and industrial by-

right uses that may generate unanticipated, off-site impacts. 
 
Recommendation and Findings: Condition 
Staff is recommending the following condition: 
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1. Condition: 
1. The approval shall be for a townhome development only. A change in the type of 

housing units offered from townhomes to another housing type would require 
resubmission of a site plan for review and approval before the Board of 
Commissioners. 

 
Directive to Staff: 
The Planning and Zoning Department is directed to conduct an administrative review of the 
property during the 1-year anniversary month of this approval and to investigate if the use is not 
established; the property is not in full compliance with the Douglas County Unified 
Development Code; and/ or all of the conditions of approval.  If the use is not in compliance, 
staff will refer this case to Douglas County Code Enforcement for additional action.  
 
The applicant is responsible for bringing the property in compliance with all relevant sections of 
the Unified Development Code, Code of Ordinances, or any, other applicable codes prior to the 
issuance of any approvals of development activity, site development plans, or commencement of 
the use. The agency impact statements submitted with this zoning action shall not be construed 
as an exhaustive list of requirements for approval. Staff shall direct the applicant to the 
Development Review Committee (DRC) before the approval or issuance of any building permits, 
Occupational Tax Certification, site development plans, or commencement of the use. 
 
Technical Impact Statements (Attachments) 

• DC DOT 
• Environmental Health 
• Water and Sewer Authority 
• Fire Department 
• Sheriff’s Department 
• Tax Assessor’s Office 
• Engineering/ Arborist/ Development Control 
• Code Enforcement 
• Board of Education 
• Cemetery Commission 
 

Attachments 
• Zoning Map 
• Aerial Image 
• Photo Log 
• Site Plan 
• Future Land Use Category and Description 
• Character Area and Description 
• Draft Ordinance 

 
 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:       Z2026-07                 DATE OF MEETING: January 6, 2025 

 

This site is located at 10371, 10391, 10431 Veterans Memorial Hwy.  Veterans Memorial Hwy is a Major 
Arterial roadway on the County’s Transportation and Thoroughfare Plan Map, with a posted speed limit 
of 45 MPH.  The Right-Of-Way width along Veterans Memorial Hwy is shown as 80 feet per the County’s 
GIS map.    
 
Douglas County Department of Transportation offers the following recommendations: 

1. This development shall comply with all UDC Code requirements and will be more defined during 
DRC meetings.  

2. This development shall have no access to Boyd St or Butler Dr 
3. A copy of the approved GDOT permit is required prior to plan approval. 
4. The proposed development will generate moderate traffic to the surrounding area with 

approximately 568 trips on a daily average with approximately 43 during the AM Peak hour and 
53 during the PM Peak hour.   

Traffic Information 
 
Veterans Memorial Hwy ADT: (2022) – 15,400   (2023) – 15,600   (2024) – 15,700 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 

WATER & SEWER AUTHORITY 
 

REQUEST FOR:      Special Use Permit       Rezoning       Variance 
 
CASE NUMBER:       DATE OF MEETING:       
 
 
WATER 
 
1.   Available for development?  YES   NO 
 
2. Size and location of existing water line (if available): 
 
3. Is there adequate water pressure for the additional fire protection that may be required for the new project? 
 
 
4. Is the existing water line adequate for the project? If not, what size line will be required? 
 
 
5. What are the future plans for expansion of water lines and the approximate time table? 
 
 
SEWER 
 
1. Is sewer available to the project? How far from the proposed development is the nearest sewer line? 
 
 
2. Approximate length of time before the sewer line will be reasonably accessible to the development: 
 
 
3. Estimated waste generation: ADF      PEAK      
 
4. Treatment Plant:               
  

 
5. Plant Capacity:  Available   Not Available 
 

 
6. Line Capacity:  Available   Not Available 
 

 
7. Projected Plant Availability:   0 to 5 years   5 to 10 years  10+ years 
 

 
8. Have pressure-flow tests been completed for preliminary subdivision plats? 

 
 

9. Have the development plans been approved by the water and sewer authority? 

 

Z2026-07 January 6, 2026

Sweetwater Creek WWTP

✔

✔

8" main in Veterans Memorial Hwy

Recommend fire flow test

Recommend fire flow test

No

Yes, 8" in Paces Estate Dr; +/- 356 feet Lee Road

✔

✔

✔

N/A

No plans have been submitted.



 
10. Special Soil Erosion and Sedimentation Control Concern:  State and County law prohibits erosion of 

soil off-site, and requires the installation of a silt fence or other erosion control measures before any land 
disturbance or construction may commence. 

 
 
 
 
  
11. Stormwater Concerns:  
 
 
 
 
 
12. Additional Remarks:  
  
 
 

State waters are present on property.  Property in the Sweetwater Creek Basin.  A 50-foot undisturbed buffer and 
additional 25-foot impervious setback applies.   

A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design. 
 
Prepared by: Diana Johnson
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DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT

Impact Study for Special Use Permits, Rezonings and Variances

FIRE DEPARTMENT

REQUEST FOR: Special Use Permit Rezoning ☐Variance

CASE NUMBER: 72026607 DATE OF MEETING:

Fire Responding
Unit

Located at

Station#

Estimated

Response Time in

Minutes*

Approximate
Distance in Miles

Fire Engine
6 1.6

Advanced Life

Support EMS Unit 6 1.6

Aerial Fire

Apparatus ام 1.6

*Estimated Response Times are based on applicable first responding units being in-service
and available for immediate dispatch.

Current Fire Protection Rating of Area: Class 3

Minimum Water Requirements: 750 Gallons Per Minute plus Domestic Demand

Minimum Water Main Size: Inches in Diameter per Systene desiguo

Feet Intervals

☑ NO

Fire Hydrant Spacing Requirements:

Water Flow Data Required? Yes

(Supplemental water supplies and hydrants may be required based on specific features of proposed
development)

Additional resources needed (if any) to supply an adequate service level to the requested

project:

Comments:

Shall provide and maintain adequate access for all emergency service personnel/equipment and apparatus.

лezрeз 12/11/25

10391 VMH



DOUGLAS COUNTY ENGINEERING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings, and Variance Requests concerning Floodplain, Drainage, Soil 

Erosion/Sedimentation Control, Traffic, Roadways and Intersections and Other Engineering-Related issues. 
 
 

Case Name:_______________________  Case No.________________ Meeting Date:_______________ 
 
Request For:   Special Use Permit  Rezoning                  Variance 
 
1.   Is any of the property in a floodplain identified on the FIRM?  
 
       Zone A/AE (100-yr floodplain)     Zone X (Not in Floodplain) 
 
 
2. Is there a stream, body of water, or drainage easement on site or adjacent to this property?  

 
 YES     NO 

 
 

3. In what drainage basin is the proposed project located? 
 

 Sparks Reservoir  Bear Creek   Dog River   Sweetwater Creek 
 

 Anneewakee Creek Hurricane Creek  Chattahoochee River (direct drainage basin) 
 

 

4.   Traffic Concerns:  Intersections  Right-of-Way  GA DOT Permit Req’d? 
     

 Ingress/Egress  Sight Distance  Existing Roadway Conditions 
 
 
 
 
 
5.   Additional comments by the Engineering Department:  
 
 
 
 
 
 
6.  Are there any existing significant stands of trees or specimen trees on the property? 
 
 
 
 
 
 
7. Are there any viable buffers existing on the perimeter of the property?   
 
 



]DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 
CODE ENFORCEMENT 

 
REQUEST FOR:      Special Use Permit   Rezoning     Variance 
 
CASE NUMBER:_________________       DATE OF MEETING:________________ 
 
PROPOSED ZONING:__________ CURRENT ZONING:__________ 
 
 
OWNER’S NAME:_______________________________________________________ 
 
 
MAILING ADDRESS:____________________________________________________ 
 
 
LOCATION OF PROPERTY:_____________________________________________ 
 
 
LAND LOT:________  DISTRICT:________  SECTION:_______ PARCEL:_____ 
 
 
NATURE OF VIOLATION(S): 
 
 
 
 
 
PHOTOS ATTACHED:  YES   NO 
 
COURT ACTION: 
 
 
 
COURT ORDER: 
 
 
 
ADDITIONAL COMMENTS: 
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Primary Land Uses: 
•	 Light industrial (only within the 

VMH Corridor)

•	 Hotels

•	 Medical and dental offices.

•	 Auto-oriented services and 
repair shops

•	 Highway type commercial, 
except for large land 
consumers such as car 
dealerships and mini 
warehouses

•	 Higher density residential like 
apartments, townhomes, du/tri/
quadplexes

Community Facilities:
•	 Public water & sewer may be 

available
•	 Arterial access
•	 Potential rail corridor access
•	 Regional public facilities

Master Planned 
Developments: 
•	 Mixed-use and master planned 

developments are highly 
encouraged within this district. 

•	 Additional design and site 
restrictions apply

Appropriate Zoning 
Districts:
•	 OI
•	 C-G
•	 C-H
•	 LI
•	 LI-R
•	 R-MD
•	 R-HD
•	 PUD
•	 PRD

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Mixed Use Corridor

Mixed Use Corridors anticipate a mix of non-residential uses in proximity 
to major thoroughfares and support a greater urban density of form, scale 
and use than other thoroughfares in the County. These non-residential 
uses may include heavy commercial uses, light industrial and employment 
uses that are limited to office and business parks, distribution/service, 
light industrial, high technology and research, wholesaling companies, and 
similar businesses that have no significant impacts on the environment. 
Development within Mixed Use Corridors should respond to their 
designated Character Area and other Master Plans or Small Area Studies 
that are applicable. Higher density residential uses may be found in 
proximity to, or as a part of, and overall master planned development, but 
development of new residential uses should recognize the primary function 
of the corridor for non-residential development. 

Cohesive architectural standards and extensive landscaping and 
streetscaping requirements are a priority to define the visual appeal 
and enhance the aesthetics of these Corridors. Planning for appropriate 
transportation access and expansion and improving bike/ ped and transit 
connections along these Corridors is a priority.



Mixed Use Corridor

Policies and Implementation Strategies:

•	 Promote a mix of uses: Corridors are suitable for office buildings, 
research and development, research and development activities, 
restrictive industrial, warehousing, and light manufacturing which will 
not have an adverse impact upon environmental quality.

•	 The number of restaurants with a drive through, car washes, 
automobile repair/service, or gasoline sales (combined or not 
combined with another business) is limited in number 

•	 Drive through windows, menu boards, equipment and associated 
stacking lanes should be located to minimize impacts on adjacent 
residential areas and should be adequately screened from public view 
and view of adjacent sites. 

•	 Parking decks should be “wrapped” by retail or residential uses. The 
providing of parking in an adjoining development manner among 
owners and developers of adjoining properties should be encouraged. 

•	 Include the use of street trees, landscaped medians, and improved 
lighting for safety and aesthetics in streetscapes

•	 The parking or storage of trucks, trailers, or containers is prohibited 
within the minimum front setback and should be screened along side 
and rear setabacks. 

Character Areas:
•	 Traditional Neighborhood
•	 Historic Lithia Springs
•	 Winston
•	 Fairburn-Lee Corridor*
•	 VMH Professional Corridor*



Vision: People-scaled, 
walkable historic town 
center where small 
businesses and residents 
thrive 

Parks, Open Space + Trails 
Guidance
Nearby community parks serve 
the Historic Lithia Springs 
character area; however, the 
creation of additional parks and 
recreation spaces is encouraged, 
particularly small neighborhood 
or pocket parks to enhance 
the walkable town center. The 
Sweetwater Creek Greenway 
concept passes through the core 
of Historic Lithia Springs. 

Housing Guidance
•	 Residential Mixed Use

•	 Townhomes

•	 Single Family High Density 

•	 Cottage Court

•	 Du/Tri/Quadplex

•	 Accessory Dwelling Unit

Future Land Use Changes 
Can Be: 

•	 Neighborhood Village Center*

•	 Urban Residential

•	 Mixed Use Corridor

•	 Public/Institutional

•	 Transportation/ 
Communication/ Utilities

•	 Parks/ Recreation/ 
Conservation

* Predominant Land Use(s)

Historic Lithia Springs
Description
Historic Lithia Springs centers around the established commercial 
district of the Lithia Springs community. Denser, people-scaled 
commercial uses cluster near the intersection of S Sweetwater 
Road and Veterans Memorial Highway (VMH,) Lithia Springs’ main 
street. Envisioned as a mixed-use town center, new development in 
the commercial core should reflect this historic scale and promote 
walkable, mixed uses. Immediately surrounding the town center, future 
development should also incorporate limited higher density residential 
uses that complement the established, single-family residential uses 
along the edges of this character area. The Lithia Springs Small Area 
Plan offers a more detailed redevelopment vision for this Character 
Area.

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Historic Lithia Springs

Current Character
•	 Older, small-scaled commercial 

uses along VMH

•	 Stable older, single-family 
neighborhoods

Other Considerations:
•	 GDOT projects along VMH result 

in uncertain future

•	 Heavy rail line bisects community

Compatible Zoning 
Districts for Future 
Rezonings

•	 OI

•	 C-G

•	 R-MD

•	 R-HD (limited)



 
 

ORDINANCE NO. Z2026-07 
 
 

AN ORDINANCE ALLOWING A REZONING 
 
 The following is hereby ordained by the Board of Commissioners of Douglas County, Georgia: 
  

WHEREAS, an application has been duly filed for a rezoning in unincorporated Douglas County, 
 
Applicant: Lithia Investments, LLC 
Address: 10371, 10391, 10431 Veterans Memorial Hwy, Lithia Springs, GA 30122 
More Fully Described: Land Lot(s): 0318 & 0319, District: 18, Section: 2, Parcel(s): 0014, 0015, 0018, 0019, 0024, 
0025, 0027 
Parcel ID: 0318-182-0014, 0318-182-0015, 0318-182-0018, 0318-182-0019, 0318-182-0025, 0318-182-0027, 0319-
182-0024 
Acreage: 13.41 acres +/- 
Zoning: Rezoning from R-LD, C-G, C-H, & LI to R-HD-C 
 
 WHEREAS, the Douglas County Planning and Zoning Board has duly considered and investigated said 
application at a hearing held fifteen (15) days after the legal advertisement for such hearing; and 
 
 WHEREAS, the County Commissioners have reviewed and taken administrative notice of the 
recommendation of the Zoning Board and the testimony, application, evidence, and documents submitted at the 
hearing, the staff Report and Recommendations, and the contents of the Planning and Zoning Manager’s file; and 
 
 NOW, THEREFORE, it is hereby ordained that the rezoning is approved pursuant to the requirements 
established by the Douglas County Unified Development Code, and any findings and conditions specified below. 
 
 Findings:  

1. The proposed use would not modify the Comprehensive Plan or the intent, purpose, or spirit of the 
Unified Development Code. 

2. The proposed use would not adversely affect the public health, safety, or welfare. 
3. The proposed use would provide a transition from commercial and industrial by-right uses that 

may generate unanticipated, off-site impacts. 
 

Condition: 
1. The approval shall be for a townhome development only. A change in the type of housing units 

offered from townhomes to another housing type would require resubmission of a site plan for 
review and approval before the Board of Commissioners. 

 
 
 Adopted and effective this January 6, 2026.   
 
        
       Henry Mitchell, III, District I 
  
 
       ___________________________________________ 
       Whitney Kenner Jones, District II 
        
 
       ___________________________________________ 
       Martin Raxton, District III 
               
 

___________________________________________
Mark Alcarez, District IV 

 
 



 
 

ORDINANCE NO. Z2026-07 
 
 

Attest:         
       ___________________________________________ 
       Dr. Romona Jackson Jones, Chairman 
______________________________________        
Allison Duncan, AICP 
Planning and Zoning Manager        
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DOUGLAS COUNTY PLANNING AND ZONING 
REZONING AND SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number Z2026-14/S2026-08 
Applicant Name Black Horse LLC 
Property Owner Name Black Horse LLC 
Property Address 3-acre portion of 13595 Veterans Memorial 

Highway, Winston GA 30187 
Land Lot, District, Section, Parcel Land Lot 155, District 2, Section 5, Parcel 14 
Current Zoning Heavy Commercial with Conditions (C-H-C) 
Future Land Use Classification Mixed Use Corridor 
Character Area Classification Winston 
Request Special Use Permit for mini-warehouse units 
Associated Future Land Use Map Amendment n/a 
Size (in acres) 3 acres 
Commissioner District 4 
Subject to an HOA, POA, or similar? n/a 
Proposed Use Mini-warehouse self-storage facility 
Recommendation on Rezoning Request Approval with Conditions 
Recommendation on Special Use Permit Approval with Conditions 
Meeting Date February 3, 2026 

 
Relevant Code Sections: 

Article Section Description 
2 210(d), 

Table 2.2 
Mini warehouses and self-storage units are permitted with a special use 
permit in the CH zoning district 

3 338 Various requirements that apply to mini warehouse and self-storage units 
9 908(b), 

Table 9.1 
The Dog River Secondary Basin limits impervious surface to 25%; until 
recently, a request to increase impervious surface to 50% could be approved 
by Special Use Permit; this property was previously granted that allowance, 
prior to the change in the site plan 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
2008 Z2008-36/ 

S2008-37 
Request rezoning to Heavy Commercial (CH) for the construction of mini 
warehouses and a special use permit to increase the impervious surface 
allocation from 25% to 50% in the Dog River Secondary Watershed Basin 

2020 Z2020-06/ 
S2020-07 

Request rezoning to remove any conditions from the property and to renew 
the special use permit to increase the impervious surface allocation from 
25% to 50% in the Dog River Secondary Watershed Basin 

2025 Z2025-03/ 
S2025-04 

Request rezoning to remove conditions from parcel 01550250066 and a 
special use permit to support mini warehouse storage 

 
Adjacent Land Use and Zoning: 

Direction Land Use Description Zoning Classification 
North Single story residence, largely 

overgrown by dense vegetation 
Residential Low Density (R-LD) 

South Vacant Light Industrial (LI) 
East Vacant Light Industrial (LI) 
West Residences and Religious Institution Residential Low Density (R-

LD), Public/ Semi-Public (PSP) 
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Rezoning Criteria Analysis: 

Number Rezoning Criteria Supports 
Requested Use 

1. Is the proposed use consistent with the stated purpose of the zoning 
district that is being requested? Neutral 

The CH zoning classification does support the use of the property for development of mini- 
warehouses with a special use permit 

2. Is the proposed use suitable in view of the zoning and development of 
adjacent and nearby property? Neutral 

The property is in a transitional area along Veterans Memorial Highway. The Mixed Use 
Corridor designation on the Future Land Use Map does contemplate a transition from vacant, 
agricultural, and rural residential uses. But the exact mix of uses will be influenced 
by a number of factors, including the type of previously established uses on the property. 

3. Will the proposed use not adversely affect the existing use, value or 
usability of adjacent or nearby property? Neutral 

The proposed use was previously considered and approved by the Board of Commissioners 
in 2008 and 2020. The property has failed to develop since that time. The proposed use was 
considered in 2025 and denied by the Board of Commissioners. Because the proposed use 
will influence the character of the area and future uses, consideration should 
be given to why this use has failed to be initiated in the 15 +/- years since initial approval. 

4. Is the proposed use compatible with the purpose and intent of the 
Comprehensive Plan? Neutral 

The proposed use was previously considered and approved by the Board of Commissioners 
in 2008 and 2020. The property has failed to develop previously. The proposed use was 
considered in 2025 and denied by the Board of Commissioners. Because the proposed use 
will influence the character of the area and future uses, consideration should be given to 
why this use has failed to be initiated in the 15 +/- years since initial approval. Given the 
limited commercial zoning in the county, and the identification of this property in the 
Winston Character Area, consideration should be given to whether this is a use that further 
the vision of the Comprehensive Plan. 

5. Are there substantial reasons why the property cannot or should not 
be used as currently zoned? Neutral 

There are a number of uses allowable under the Heavy Commercial zoning classification. 
6. Will the proposed use not cause an excessive or burdensome use of 

public facilities or services, including but not limited to streets, schools, 
water or sewer utilities, and police or fire protection? 

Neutral 

Impacts have been identified by the DCSO that may be mitigated with conditions. 
Sprinklers will be required in one or more buildings, along with other design elements to 
mitigate risks from fire. 

7. Is the proposed use supported by new or changing conditions not 
anticipated by the Comprehensive Plan or reflected in the existing 
zoning on the property or surrounding properties? 

Neutral 

The proposed use was previously considered and approved by the Board of Commissioners 
in 2008 and 2020. The property has failed to develop previously. The proposed use was 
considered in 2025 and denied by the Board of Commissioners. Because the proposed use 
will influence the character of the area and future uses, consideration should be given to 
why this use has failed to be initiated in the 15 +/- years since initial approval. Given the 
limited commercial zoning in the county, and the identification of this property in the 
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Special Use Permit Criteria Analysis 

Number Special Use Permit Criteria Supports 
Requested Use 

1.  Will the proposed Special Use be consistent with the stated purpose 
of the zoning district in which it will be located? Neutral 

Mini warehouses require a special use permit in the heavy commercial zoning district.  A 
special use permit is required for certain uses that may be appropriate in some contexts, but 
not necessarily all contexts, of a given zoning district.   

2.  Will the establishment of the Special Use impede the normal and 
orderly development of surrounding property for uses predominant 
in the area? 

Neutral 

The proposed use was previously considered and approved by the Board of Commissioners 
in 2008 and 2020.  The property has failed to develop previously. The proposed use was 
considered in 2025 and denied by the Board of Commissioners.  Because the proposed use 
will influence the character of the area and future uses, consideration should be given to 
why this use has failed to be initiated in the 15 +/- years since initial approval. Given the 
limited commercial zoning in the county, and the identification of this property in the 
Winston Character Area, consideration should be given to whether this is a use that further 
the vision of the Comprehensive Plan.  

3.  Is the location and character of the proposed Special Use consistent 
with a desirable pattern of development for the locality in general?  Neutral 

The proposed use was previously considered and approved by the Board of Commissioners 
in 2008 and 2020.  The property has failed to develop previously. The proposed use was 
considered in 2025 and denied by the Board of Commissioners. Because the proposed use 
will influence the character of the area and future uses, consideration should be given to 
why this use has failed to be initiated in the 15 +/- years since initial approval. Given the 
limited commercial zoning in the county, and the identification of this property in the 
Winston Character Area, consideration should be given to whether this is a use that further 
the vision of the Comprehensive Plan.  

4.  Is or will the type of street providing access to the use be adequate to 
serve the proposed special use? Neutral 

Previously, conditions of zoning on this property restricted access to Campground Road.  
The site has since been modified, and now the only access to the property is from 
Campground Road.  

5.  Is or will access into and out of the property be adequate to provide 
for traffic and pedestrian safety, the anticipated volume of traffic 
flow, and access by emergency vehicles? 

Neutral 

Previously, conditions of zoning on this property restricted access to Campground Road.  
The site has since been modified, and now the only access to the property is from 
Campground Road.   

6.  Are or will public facilities such as schools, water or sewer utilities, 
and police or fire protection be adequate to serve the Special Use?  Neutral 

Impacts have been identified by the DCSO that may be mitigated with conditions.  
Sprinklers will be required in one or more buildings, along with other design elements to 
mitigate risks from fire.   

7.  Are or will refuse, service, parking, or loading areas on the property 
be located or screened to protect other properties in the area from 
such adverse affects as noise, light, glare or odor? 

Neutral 

The project is proposed to have a three-story building.  It is not anticipated that this project 
will be screened from view of the adjacent properties.  

8.  Will hours and manner of operation of the Special Use have no 
adverse effects on other properties in the area? Neutral 
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The applicants propose no office on the property.  Renters will have access to the site with 
limited oversight by personnel on the property from day to day.   

9.  
Will the height, size or location of the buildings or other structures 
on the property be compatible with the height, size or location of 
buildings or other structures on neighboring properties? 

 
Neutral 

 The project is proposed to have a three-story building. Most of the land around the subject 
property is vacant or has limited development.  

 
 
Planning Concerns: 

• Existing Conditions  
o The subject property is currently vacant.  
o Three previous zoning actions in 2008, 2020, and 2025 have been presented to the Board 

of Commissioners for development of mini warehouse self-storage on the property.   
o Since the original proposal in 2008, the property has been divided into two tracts.  The 

mini warehouse self-storage units are proposed to only occupy a 3-acre tract that is 
located on Campground Road and has no access to Veterans Memorial Highway.  

o The previous requests were granted with an approval to exceed the impervious surface 
limits in the Dog River Secondary Watershed Basin.  The allowance for exceeding 
impervious surface limits in Article 9 of the Unified Development Code was modified in 
December 2024.  The Code does contemplate a six-month transition for projects that are 
already under consideration for compliance with new code standards. So if the Board is 
inclined to approve the request for mini-warehouse units, it would be appropriate to 
extend the approval for exceeding the impervious surface requirements.  

• Summary of Proposal  
o The applicant proposes use of the property for mini-warehouse self-storage facilities. 
o The proposed building is three stories, which requires a special use permit for approval.   
o The approval will require continuation of the special use permit that allows for the 

applicant to exceed the 25% impervious surface limit on the property.  
• Discussion 

o  This site was originally considered in 2008 (Z2008-36/ S2008-37) as a request for 
rezoning to Heavy Commercial and a Special Use Permit to exceed the 25% impervious 
surface limit in the Dog River Secondary Basin. This request was approved with multiple 
conditions (see attached ordinance).  

o This site was considered again in 2020 (Z2020-06/ S2020-07) as a request to remove 
conditions and continue the approval for increasing the impervious surface from 25% to 
50%. Conditions were again placed on the approval (see attached ordinance). 

o After the 2020 zoning approval, the project was again delayed.  Subsequent to the 2020 
approval, the UDC was modified to require a special use permit for storage warehouses 
and a special use permit to exceed the impervious surface in the Dog River Basin is no 
longer an option.   

o The original 5-acre tract has been further subdivided into a two-acre tract and a three acre 
tract.  Both parcels appear to still be in common ownership.  However, the property 
subject to this rezoning request no longer has access to Veterans Memorial Highway. It 
appears that the rationale for subdividing the property had to do with avoiding an instance 
of split zoning on the property.  

o Section 334 requires mini-storage facilities to access roads of a certain capacity. The 
impact statement provided by DCDOT identifies Campground Road as a local street.  It 
is unclear as to whether Campground Road will be deemed suitable for this use without 
substantial improvements.  DCDOT identifies that those considerations will need to be 
addressed during the DRC review process.  



Z2026-14/S2026-08 February 3, 2026 Page 5 of 6 

o Douglas County Sheriff’s Department has provided feedback that a camera system 
should be installed on the property, and they should cooperate with DCSO on following 
up in instances of criminal activity. 

o The site was considered for a third time in February 2025 (Z2025-03/ S2025-04) as a 
request to remove the conditions and allow applicant to exceed the 25% impervious 
surface limit on the property. 

o Staff reports from the previous three applications have indicated support for the 
commercial use of the property for mini warehouse storage units.  Though many of the 
conditions existing conditions remail similar, the fact that this use has not been acted 
upon does call into question the viability of this use on this parcel.  Article 2, Section 
210(d), Table 2.2 identifies a variety of uses that can be initiated in the Heavy 
Commercial Zoning District.  
 

 
Recommendation and Findings: Rezoning to CH and Special Use Permit for warehouse 
Staff is recommending Approval with Conditions of the proposed Rezoning based upon the following 
findings: 

1. The proposed rezoning and Special Use Permit would not modify the intent, purpose, or spirit of 
the Comprehensive Plan. 

2. The proposed rezoning and Special Use Permit would not adversely affect the public health, 
safety, and welfare 
 

 
Recommendation and Findings: Conditions 
Staff is recommending the following conditions: 

1. Applicant is required to attend the Development Review Committee if the Board of 
Commissioners are inclined to approve the use. 

2. Applicant is required to apply for the land disturbance permit within a year of approval.  
3. The applicant is conditioned to the site plan dated January 20, 2026 and included in the file for 

this application. This includes the site and architectural plan depicted therein. 
4. Unless otherwise determined by the County Arborist, the project shall be required to install 

20’ landscape strip, with 3 canopy trees, 3 understory trees, 2 evergreen coniferous trees, and 
18 shrubs per 100 feet of linear frontage and the requirement for three-rail fence with brick 
supporting columns in Article 4, Division 4, Section 4.23(5)(a). 

 
Directive to Staff: 
The Planning and Zoning Department is directed to conduct an administrative review of the property 
during the 1-year anniversary month of this approval and to investigate if the use is not established; the 
property is not in full compliance with the Douglas County Unified Development Code; and/ or all of the 
conditions of approval.  If the use is not in compliance, staff will refer this case to Douglas County Code 
Enforcement for additional action.  
 
The Planning and Zoning Department is directed to conduct an administrative review of the property after 
the elapse of 24 months from the date of approval.  If the use is not vested in accordance with Section 
1211 of the Unified Development Code, staff may return this case to the Planning and Zoning Board and 
Board of Commissioners to initiate a zoning change to revert the property to the previously zoned 
condition. THIS DIRECTIVE TO STAFF IS NOT INTENDED AS A CONDITON OF APPROVAL. 
 
Technical Impact Statements (Attachments) 

• DC DOT 
• Environmental Health 
• Water and Sewer Authority 
• Fire Department 
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• Sheriff’s Department 
• Tax Assessor’s Office 
• Engineering/ Arborist/ Development Control 
• Code Enforcement 
• Board of Education 
• Cemetery Commission 
 

Attachments 
• Zoning Map 
• Aerial Image 
• Photo Log 
• Site Plan 
• Future Land Use Category and Description 
• Character Area and Description 
• Draft Ordinance 

 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:     S2026-08                DATE OF MEETING: January 6, 2026 

 

This site is located at #13595 Veterans Memorial Hwy and the corner of Campground Rd.  Veterans 
Memorial Hwy is a Major Arterial roadway on the County’s Transportation and Thoroughfare Plan Map, 
with a posted speed limit of 45 MPH.  The Right-Of-Way width along Veterans Memorial Hwy is 80 feet 
per the County’s GIS map.    Campground Rd is a Local Street on the County’s Transportation and 
Thoroughfare Plan Map, with a posted speed limit of 25 MPH.  The Right-Of-Way width along 
Campground Rd is 40 feet per the County’s GIS map.    
 
Douglas County Department of Transportation offers the following recommendations: 

1. This site shall comply with current UDC Code within the Right-Of-Way that will be defined in 
more detail during DRC plan review meetings. 

2. A copy of the approved GDOT permit is required prior to plan approval. 
3. This development will generate minimal impact on traffic in the immediate area.  It is 

anticipated this development will generate approximately 149 daily trips, with 10 trips 
anticipated in the AM peak hour and 15 trips anticipated in the PM peak hour.  

Veterans Memorial Hwy ADT: (2022) – 8,980   (2023) – 9,760   (2024) – 9,840 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 

WATER & SEWER AUTHORITY 
 

REQUEST FOR:      Special Use Permit       Rezoning       Variance 
 
CASE NUMBER:       DATE OF MEETING:       
 
 
WATER 
 
1.   Available for development?  YES   NO 
 
2. Size and location of existing water line (if available): 
 
3. Is there adequate water pressure for the additional fire protection that may be required for the new project? 
 
 
4. Is the existing water line adequate for the project? If not, what size line will be required? 
 
 
5. What are the future plans for expansion of water lines and the approximate time table? 
 
 
SEWER 
 
1. Is sewer available to the project? How far from the proposed development is the nearest sewer line? 
 
 
2. Approximate length of time before the sewer line will be reasonably accessible to the development: 
 
 
3. Estimated waste generation: ADF      PEAK      
 
4. Treatment Plant:               
  

 
5. Plant Capacity:  Available   Not Available 
 

 
6. Line Capacity:  Available   Not Available 
 

 
7. Projected Plant Availability:   0 to 5 years   5 to 10 years  10+ years 
 

 
8. Have pressure-flow tests been completed for preliminary subdivision plats? 

 
 

9. Have the development plans been approved by the water and sewer authority? 

 



 
10. Special Soil Erosion and Sedimentation Control Concern:  State and County law prohibits erosion of 

soil off-site, and requires the installation of a silt fence or other erosion control measures before any land 
disturbance or construction may commence. 

 
 
 
 
  
11. Stormwater Concerns:  
 
 
 
 
 
12. Additional Remarks:  
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DOUGLAS COUNTY ENGINEERING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings, and Variance Requests concerning Floodplain, Drainage, Soil 

Erosion/Sedimentation Control, Traffic, Roadways and Intersections and Other Engineering-Related issues. 
 
 

Case Name:_______________________  Case No.________________ Meeting Date:_______________ 
 
Request For:   Special Use Permit  Rezoning                  Variance 
 
1.   Is any of the property in a floodplain identified on the FIRM?  
 
       Zone A/AE (100-yr floodplain)     Zone X (Not in Floodplain) 
 
 
2. Is there a stream, body of water, or drainage easement on site or adjacent to this property?  

 
 YES     NO 

 
 

3. In what drainage basin is the proposed project located? 
 

 Sparks Reservoir  Bear Creek   Dog River   Sweetwater Creek 
 

 Anneewakee Creek Hurricane Creek  Chattahoochee River (direct drainage basin) 
 

 

4.   Traffic Concerns:  Intersections  Right-of-Way  GA DOT Permit Req’d? 
     

 Ingress/Egress  Sight Distance  Existing Roadway Conditions 
 
 
 
 
 
5.   Additional comments by the Engineering Department:  
 
 
 
 
 
 
6.  Are there any existing significant stands of trees or specimen trees on the property? 
 
 
 
 
 
 
7. Are there any viable buffers existing on the perimeter of the property?   
 
 



]DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 
CODE ENFORCEMENT 

 
REQUEST FOR:      Special Use Permit   Rezoning     Variance 
 
CASE NUMBER:_________________       DATE OF MEETING:________________ 
 
PROPOSED ZONING:__________ CURRENT ZONING:__________ 
 
 
OWNER’S NAME:_______________________________________________________ 
 
 
MAILING ADDRESS:____________________________________________________ 
 
 
LOCATION OF PROPERTY:_____________________________________________ 
 
 
LAND LOT:________  DISTRICT:________  SECTION:_______ PARCEL:_____ 
 
 
NATURE OF VIOLATION(S): 
 
 
 
 
 
PHOTOS ATTACHED:  YES   NO 
 
COURT ACTION: 
 
 
 
COURT ORDER: 
 
 
 
ADDITIONAL COMMENTS: 
 











Primary Land Uses: 
•	 Light industrial (only within the 

VMH Corridor)

•	 Hotels

•	 Medical and dental offices.

•	 Auto-oriented services and 
repair shops

•	 Highway type commercial, 
except for large land 
consumers such as car 
dealerships and mini 
warehouses

•	 Higher density residential like 
apartments, townhomes, du/tri/
quadplexes

Community Facilities:
•	 Public water & sewer may be 

available
•	 Arterial access
•	 Potential rail corridor access
•	 Regional public facilities

Master Planned 
Developments: 
•	 Mixed-use and master planned 

developments are highly 
encouraged within this district. 

•	 Additional design and site 
restrictions apply

Appropriate Zoning 
Districts:
•	 OI
•	 C-G
•	 C-H
•	 LI
•	 LI-R
•	 R-MD
•	 R-HD
•	 PUD
•	 PRD

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Mixed Use Corridor

Mixed Use Corridors anticipate a mix of non-residential uses in proximity 
to major thoroughfares and support a greater urban density of form, scale 
and use than other thoroughfares in the County. These non-residential 
uses may include heavy commercial uses, light industrial and employment 
uses that are limited to office and business parks, distribution/service, 
light industrial, high technology and research, wholesaling companies, and 
similar businesses that have no significant impacts on the environment. 
Development within Mixed Use Corridors should respond to their 
designated Character Area and other Master Plans or Small Area Studies 
that are applicable. Higher density residential uses may be found in 
proximity to, or as a part of, and overall master planned development, but 
development of new residential uses should recognize the primary function 
of the corridor for non-residential development. 

Cohesive architectural standards and extensive landscaping and 
streetscaping requirements are a priority to define the visual appeal 
and enhance the aesthetics of these Corridors. Planning for appropriate 
transportation access and expansion and improving bike/ ped and transit 
connections along these Corridors is a priority.



Mixed Use Corridor

Policies and Implementation Strategies:

•	 Promote a mix of uses: Corridors are suitable for office buildings, 
research and development, research and development activities, 
restrictive industrial, warehousing, and light manufacturing which will 
not have an adverse impact upon environmental quality.

•	 The number of restaurants with a drive through, car washes, 
automobile repair/service, or gasoline sales (combined or not 
combined with another business) is limited in number 

•	 Drive through windows, menu boards, equipment and associated 
stacking lanes should be located to minimize impacts on adjacent 
residential areas and should be adequately screened from public view 
and view of adjacent sites. 

•	 Parking decks should be “wrapped” by retail or residential uses. The 
providing of parking in an adjoining development manner among 
owners and developers of adjoining properties should be encouraged. 

•	 Include the use of street trees, landscaped medians, and improved 
lighting for safety and aesthetics in streetscapes

•	 The parking or storage of trucks, trailers, or containers is prohibited 
within the minimum front setback and should be screened along side 
and rear setabacks. 

Character Areas:
•	 Traditional Neighborhood
•	 Historic Lithia Springs
•	 Winston
•	 Fairburn-Lee Corridor*
•	 VMH Professional Corridor*



Vision: Rural, residential 
community around a 
historic crossroads 
center with restaurants, 
retail, grocery store, and 
other services 

Parks, Open Space + Trails 
Guidance
Winston is home to two parks. 
Near the crossroads, Winston 
Park provides baseball fields 
and open space next to Winston 
Elementary. Further north, 
Aeromodeler’s Park provides 
space for visitors to fly model 
airplanes. Given that these 
parks serve specific uses, 
additional community parks, 
nature preserves, and trails are 
appropriate here.

Housing Guidance
•	 Rural Residential

•	 Single Family Low Density

•	 Single-Family Medium Density

•	 Accessory Dwelling Unit

Future Land Use Changes 
Can Be: 

•	 Neighborhood Village Center

•	 Community Village Center

•	 County Crossroads

•	 Mixed Use Corridor

•	 Workplace Center (limited)

•	 Suburban Living

•	 Rural Places

•	 Transitional Corridor

•	 Public/Institutional

•	 Transportation/ 
Communication/ Utilities

•	 Parks/ Recreation/ 
Conservation

Winston
Description
Winston is a historic, rural community where community services and 
some employment uses cluster around the crossroads of Post Road 
and Veterans Memorial Highway. Additional commercial and mixed 
use is appropriate near this crossroads, particularly near the I-20 
onramp. West of this activity center, small-scale, light industrial uses are 
suitable between VMH and the Norfolk Southern rail line, but operations 
generating heavy truck traffic are discouraged. Some medium density 
residential uses are appropriate near the crossroads center, but rural, 
low density residential characterizes the rest of Winston and is the 
predominant land use.

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Winston

Current Character
•	 Mix of rural residential, 

community services, and small-
scaled light industrial uses

•	 Historic crossroads

Other Considerations:
•	 Community does not want 

additional freight traffic

•	 A grocery store, restaurants, 
and other services are highly 
desired  

•	 Future crossroads development 
requires sewer expansion 

Compatible Zoning Districts 
for Future Rezonings

•	 OI

•	 C-G

•	 C-H

•	 LI (limited)

•	 LI-R (limited)

•	 AG

•	 RA

•	 R-LD

•	 R-MD

•	 PSP































 
 

 
 
 
 
ORDINANCE NO. Z2026-14/S2026-08 
 
 

AN ORDINANCE ALLOWING A REZONING AND A SPECIAL USE PERMIT 
 
 The following is hereby ordained by the Board of Commissioners of Douglas County, Georgia: 
  

WHEREAS, an application has been duly filed for a rezoning special use permit in unincorporated Douglas 
County, 
 
Applicant: Terry Boomer  
Address: 13595 Veterans Memorial Highway 
More Fully Described: Land Lot 155 District 2 Section 5 Parcel 14 
Parcel ID: 0155-02-5-0014 
Acreage: 3.02 acres 
Zoning: Heavy Commercial with Conditions  
Use: Mini-warehouse storage  
 
 WHEREAS, the Douglas County Planning and Zoning Board has duly considered and investigated said 
application at a hearing held fifteen (15) days after the legal advertisement for such hearing; and 
 
 WHEREAS, the County Commissioners have reviewed and taken administrative notice of the 
recommendation of the Zoning Board and the testimony, application, evidence, and documents submitted at the 
hearing, the staff Report and Recommendations, and the contents of the Planning and Zoning Director’s file; and 
 
 NOW, THEREFORE, it is hereby ordained that the rezoning and special use permit is approved pursuant to 
the requirements established by the Douglas County Unified Development Code, and any findings and conditions 
specified below. 
 
 Findings:  

1. The proposed rezoning and Special Use Permit would not modify the intent, purpose, or spirit of 
the Comprehensive Plan. 

2. The proposed rezoning and Special Use Permit would not adversely affect the public health, 
safety, and welfare 

 
 
 Conditions:   

1. Applicant is required to attend the Development Review Committee if the Board of 
Commissioners are inclined to approve the use. 

2. Applicant is required to apply for the land disturbance permit within a year of approval.  
3. The applicant is conditioned to the site plan dated January 20, 2026 and included in the file for 

this application. This includes the site and architectural plan depicted therein. 
4. Unless otherwise determined by the County Arborist, the project shall be required to install 

20’ landscape strip, with 3 canopy trees, 3 understory trees, 2 evergreen coniferous trees, 
and 18 shrubs per 100 feet of linear frontage and the requirement for three-rail fence with 
brick supporting columns in Article 4, Division 4, Section 4.23(5)(a). 

 
 
 
 Adopted and effective this February 3, 2026. 
   
        
       Henry Mitchell, III, District I 
 



 
 

 
 
 
 
ORDINANCE NO. Z2026-14/S2026-08 
 
 
         
       ___________________________________________ 
       Whitney Kenner Jones, District II 
 
        
       ___________________________________________ 
       Martin Raxton, District III 
 
                      

___________________________________________
Mark Alcarez, District IV 

 
Attest:         
       ___________________________________________ 
       Dr. Romona Jackson Jones, Chairman 
______________________________________        
Allison Duncan, AICP 
Planning and Zoning Manager        
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DOUGLAS COUNTY PLANNING AND ZONING 
SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number S2026-15 
Applicant Name Dana Joubert-Hayes 
Property Owner Name Dana Joubert-Hayes 
Property Address 2753 Trail Creek Circle 
Land Lot, District, Section, Parcel Land Lot 845 District 18 Section 2 Parcel 25 
Current Zoning PUD with a base of residential 
Future Land Use Classification Urban Residential 
Character Area Classification Traditional Neighborhood 
Request To operate a residential care facility at this 

location 
Associated Rezoning n/a 
Associated Future Land Use Map Amendment n/a 
Size (in acres) .46 acres 
34 2 
Subject to an HOA, POA, or similar? n/a 
Proposed Use To operate a residential care facility 
Recommendation Approval 
Meeting Date March 3, 2026 

 
Relevant Code Sections: 

Article Section Description 
2 210, Table 2.2 A residential care facility for up to six persons requires a special use 

permit 
3 340 Regulations for residential care facility (up to six persons under care) 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
n/a   

 
Special Use Permit Criteria Analysis: 

Number Special Use Permit Criteria Supports 
Requested Use 

1.  Will the proposed Special Use be consistent with the stated purpose of 
the zoning district in which it will be located? Yes 

2.  Will the establishment of the Special Use impede the normal and 
orderly development of surrounding property for uses predominant in 
the area? 

Yes 

3.  Is the location and character of the proposed Special Use consistent 
with a desirable pattern of development for the locality in general?  Yes 

4.  Is or will the type of street providing access to the use be adequate to 
serve the proposed special use? Yes 

5.  Is or will access into and out of the property be adequate to provide for 
traffic and pedestrian safety, the anticipated volume of traffic flow, and 
access by emergency vehicles? 

Yes 

6.  Are or will public facilities such as schools, water or sewer utilities, and 
police or fire protection be adequate to serve the Special Use?  Yes 
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7.  Are or will refuse, service, parking, or loading areas on the property be 
located or screened to protect other properties in the area from such 
adverse affects as noise, light, glare or odor? 

Yes 

8.  Will hours and manner of operation of the Special Use have no adverse 
effects on other properties in the area? Yes 

9.  
Will the height, size or location of the buildings or other structures on 
the property be compatible with the height, size or location of 
buildings or other structures on neighboring properties? 

Yes 

 
Special Use Permit Criteria Discussion: 
The proposed special use does not change the principle use of the property as a single family residential 
structure.  There will be no additional changes to the exterior of the property required to accommodate 
the special use.  The house will be subject to commercial building review and interior renovations may 
be required to meet current life safety code and building code requirements. Personal care homes may 
require additional visits by emergency service personnel to provide medical care, but otherwise, all 
other impact to public infrastructure and services aligns with the principle use as a single family 
residence.  
 
Summary of Proposal:  
The applicant is proposing to use the home as an owner-occupied residential care facility. 
 
Existing Conditions:  
The subject property is 1,220 square foot, 3-bedroom house constructed in 1984 that is a part of the 
Indian Creek subdivision.  
 
Planning Concerns: 
The proposed use will not alter the principal character of the use as a single family residence and will 
operate as an accessory use. The Unified Development Code stipulates that the unit shall be owner-
occupied and the applicant shall be the full-time resident and caregiver.  
 
Recommendation:  
Staff recommends approval of the special use permit.  
 
Conditions:  
n/a 
 
Directive to Staff: 
The Planning and Zoning Department is directed to conduct an administrative review of the property 
during the 1-year anniversary month of this approval and to investigate if the use is not established; the 
property is not in full compliance with the Douglas County Unified Development Code; and/ or all of the 
conditions of approval.  If the use is not in compliance, staff will refer this case to Douglas County Code 
Enforcement for additional action.  
 
The Planning and Zoning Department is directed to conduct an administrative review of the property 
after the elapse of 24 months from the date of approval.  If the use is not vested in accordance with 
Section 1211 of the Unified Development Code, staff may return this case to the Planning and Zoning 
Board and Board of Commissioners to initiate a zoning change to revert the property to the previously 
zoned condition. THIS DIRECTIVE TO STAFF IS NOT INTENDED AS A CONDITON OF APPROVAL. 
 
Technical Impact Statements (Attachments) 
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• DC DOT 
• Environmental Health 
• Water and Sewer Authority 
• Fire Department 
• Sheriff’s Department 
• Tax Assessor’s Office 
• Engineering/ Arborist/ Development Control 
• Code Enforcement 
• Board of Education 
• Cemetery Commission 
 

Attachments 
• Zoning Map 
• Aerial Image 
• Photo Log 
• Site Plan 
• Future Land Use Category and Description 
• Character Area and Description 
 







DOUGLAS COUNTY ENGINEERING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings, and Variance Requests concerning Floodplain, Drainage, Soil 

Erosion/Sedimentation Control, Traffic, Roadways and Intersections and Other Engineering-Related issues. 
 
 

Case Name:_______________________  Case No.________________ Meeting Date:_______________ 
 
Request For:   Special Use Permit  Rezoning                  Variance 
 
1.   Is any of the property in a floodplain identified on the FIRM?  
 
       Zone A/AE (100-yr floodplain)     Zone X (Not in Floodplain) 
 
 
2. Is there a stream, body of water, or drainage easement on site or adjacent to this property?  

 
 YES     NO 

 
 

3. In what drainage basin is the proposed project located? 
 

 Sparks Reservoir  Bear Creek   Dog River   Sweetwater Creek 
 

 Anneewakee Creek Hurricane Creek  Chattahoochee River (direct drainage basin) 
 

 

4.   Traffic Concerns:  Intersections  Right-of-Way  GA DOT Permit Req’d? 
     

 Ingress/Egress  Sight Distance  Existing Roadway Conditions 
 
 
 
 
 
5.   Additional comments by the Engineering Department:  
 
 
 
 
 
 
6.  Are there any existing significant stands of trees or specimen trees on the property? 
 
 
 
 
 
 
7. Are there any viable buffers existing on the perimeter of the property?   
 
 





DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      S2026-15                 DATE OF MEETING: March 3, 2026 

 

This site is located at #2753 Trail Creek Cir.  Trail Creek Cir is a Local Street on the County’s 
Transportation and Thoroughfare Plan Map, with a posted speed limit of 25 MPH.  The Right-Of-Way 
width along Trail Creek Cir is 50 feet per GIS map.   
 
Douglas County Department of Transportation offers the following recommendations: 

1. Douglas County Department of Transportation takes no exceptions to the applicant’s request.  
2. The proposed development will generate minimal traffic to the surrounding area. 

Traffic Information 
There are no traffic counts for this roadway 
 
 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 
ENVIRONMENTAL HEALTH DEPARTMENT 

 
Request For:      Special Use Permit      Rezoning      Variance 
 
Case Number:__________________   Date of Meeting:_________________________ 
 
 
1. If Water is not available, will wells be permitted? 
 
 
 
2. Does the proposed development warrant immediate connection to sewer? 
 
 
 
3. Are there any health hazards in the area that would affect the proposed project? 
 
 
 
4. If septic tanks are used, will adjacent bodies of water be affected by the 

development? 
 
 
 
5. Additional Remarks: 
 
 
 
 
 
 
 
 
IF APPLICABLE: 
 
1. Has the subdivision owner submitted perk tests and been approved before 

submission of the final plat? 
 
 
 
2. Are the outlots and plot plan lots displayed on the final plat? 
 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 

WATER & SEWER AUTHORITY 
 

REQUEST FOR:      Special Use Permit       Rezoning       Variance 
 
CASE NUMBER:       DATE OF MEETING:       
 
 
WATER 
 
1.   Available for development?  YES   NO 
 
2. Size and location of existing water line (if available): 
 
3. Is there adequate water pressure for the additional fire protection that may be required for the new project? 
 
 
4. Is the existing water line adequate for the project? If not, what size line will be required? 
 
 
5. What are the future plans for expansion of water lines and the approximate time table? 
 
 
SEWER 
 
1. Is sewer available to the project? How far from the proposed development is the nearest sewer line? 
 
 
2. Approximate length of time before the sewer line will be reasonably accessible to the development: 
 
 
3. Estimated waste generation: ADF      PEAK      
 
4. Treatment Plant:               
  

 
5. Plant Capacity:  Available   Not Available 
 

 
6. Line Capacity:  Available   Not Available 
 

 
7. Projected Plant Availability:   0 to 5 years   5 to 10 years  10+ years 
 

 
8. Have pressure-flow tests been completed for preliminary subdivision plats? 

 
 

9. Have the development plans been approved by the water and sewer authority? 

 



 
10. Special Soil Erosion and Sedimentation Control Concern:  State and County law prohibits erosion of 

soil off-site, and requires the installation of a silt fence or other erosion control measures before any land 
disturbance or construction may commence. 

 
 
 
 
  
11. Stormwater Concerns:  
 
 
 
 
 
12. Additional Remarks:  
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Vision: Well-connected 
and high-quality suburban 
residential communities

Parks, Open Space + Trails 
Guidance
The Traditional Neighborhood 
character area is well-served by 
community parks (see Map on 
page 133 in the Parks, Open Space, 
and Trails chapter); however, the 
creation of additional parks and 
recreation spaces is encouraged. 

Housing Guidance
•	 Single Family Low Density

•	 Single Family Medium Density

•	 Single Family High Density 
(limited)

•	 Cottage Court (limited)

•	 Du/Tri/Quadplex (limited)

•	 Townhomes (limited)

•	 Multi-Family Garden Style 
(limited)

•	 Residential Mixed Use (limited)

•	 Accessory Dwelling Unit (ADU)

Traditional Neighborhood
Description
The Traditional Neighborhoods are communities that support high 
quality suburban lifestyles.  These areas predominantly have single 
family neighborhoods and neighborhood-serving shopping centers.  
There is widespread access to water and sewer infrastructure and 
relatively good access to automobile transportation opportunities.  
Some areas are limited for development due to environmentally 
sensitive conditions, including granite deposits, topography, and 
watershed protection restrictions.  
Neighborhood development patterns reflect a diversity of ages, styles, 
and materials.  The predominant development pattern is single-
family residential, with limited nodes of non-residential development 
that serve neighborhood needs.  Non-residential development most 
appropriate to these areas include schools, religious institutions, small- 
to medium-sized commercial centers, parks, and cultural opportunities.  
Large commercial centers, office or industrial development are not 
appropriate for this character area.  Higher density residential uses are 
appropriate in transitional areas along major corridors. 

New development should incorporate high quality materials and reflect 
design and landscape considerations appropriate to the context of 
the neighborhood it serves. An emphasis on context appropriate 
development that considers the historic time period and appropriate 
materials of adjacent development is preferred.  Landscape and 
vegetation to preserve the county’s green canopy and rural character 
is required for all new development.  Appropriate connections to 
the county’s bicycle/pedestrian, automotive and transit networks 
will be evaluated for all new developments or changes to existing 
developments. 

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Traditional Neighborhood



Traditional Neighborhood

Current Character
•	 A mix of historic and newer suburban-style residential 

neighborhoods

•	 Some smaller shopping centers and strip commercial along 
corridors

•	 Multiple creek systems present, such as the Anneewakee, Gothards, 
Little Bear, and Sweetwater Creeks 

•	 Barriers to Future Development

•	 Granite/Gneiss and some bands of quartzite

•	 Flood zones from various creek systems

•	 Some protected watershed regulations around Baldwin Bear Creek 
Watershed

Other Considerations:
While single-family residential is the predominant housing type, 
increasing housing diversity is encouraged because of the level of 
infrastructure available. Higher density housing will be limited to 
corridors. 

Compatible Zoning 
Districts for Future 
Rezonings

•	 R-LD

•	 R-MD (limited)

•	 R-HD (limited)

•	 OI 

•	 C-G 

•	 PRD

•	 PUD

Future Land Use Changes 
Can Be: 

•	 Suburban Living*

•	 Urban Residential*

•	 Rural Places

•	 Neighborhood Village Center

•	 Community Village Center

•	 Transitional Corridor

•	 Mixed Use Corridor

•	 Public/Institutional

•	 Transportation/ 
Communication/ Utilities

•	 Parks/Recreation Conservation 

* Predominant Land Use(s)

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 



Primary Land Uses: 
•	 All housing types

•	 Commercial

•	 Neighborhood Village Centers

•	 Community Village Centers

•	 Transitional Corridors

•	 Commercial Districts

Community Facilities:
•	 Public water & sewer
•	 Regional public facilities

Master Planned 
Developments: 
•	 PUD featuring mixed housing 

uses
•	 Neighborhood Commercial
•	 Office, professional, or 

institutional uses

Appropriate Zoning 
Districts:
•	 R-LD
•	 R-MD
•	 R-HD
•	 R-MH
•	 PUD

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Urban Residential

Areas designated as Urban Residential are located primarily within 
areas that are currently experiencing growth pressures, such as outside 
of Douglasville. These areas are predominantly characterized by older, 
established single-family residential development but currently include a mix 
of single-family homes, duplexes, and townhomes. Given this existing mix, 
future residential development in Urban Residential can include these as 
well as additional housing type diversity. Appropriate attached types include 
triplexes, quadplexes, and townhomes. Detached cottage courts and ADUs 
are also appropriate. 

Commercial activity designed to serve the adjacent population—like 
neighborhood and community villages—is appropriate in identified nodes 
and corridors. Industrial activities are discouraged and should be buffered 
from adjacent residential uses. Master Planned developments of mixed 
housing and integrated development are highly encouraged within this area 
to further the transition from the City of Douglasville. Public Services and 
Facilities are provided to serve a denser population.

Compatibility with the surrounding area, and specifically established 
neighborhoods should be a primary policy determination of the type of new 
development that is approved. Minimum lot size varies by type of unit and 
whether public water and sewer serves the lot. 

Typically, Urban Residential exists in areas with access to both public 
water and sewer and good access to major transportation networks 
including Interstate 20 and one or more state routes. Despite this existing 
access to transportation networks, improving connections among parks, 
greenspaces and community amenities through bike/ pedestrian networks 
and transit opportunities remains a priority.



Urban Residential

Policies and Implementation Strategies:

•	 Accommodate a variety of housing types that suit the variety of Douglas 
County lifestyles and income levels.

•	 Allow for the conversion of sites to more intensive residential use when 
appropriate.

•	 Ensure compatibility between established single family and newer 
medium density development.

•	 Provide and maintain a supply of developable land throughout the 
urban area for residential and other supportive urban uses, as demand 
warrants and service capabilities permit.

•	 Encourage locating residential development where full urban services, 
public facilities, and routes of public transportation are available.

•	 Permit, in certain sections of the County, multi-family housing 
developments which are consistent with growth policies of the County 
and which blend into the overall fabric of the County.

•	 Develop residential areas that utilize innovative urban design principles 
that encourage community, pedestrian linkages and mixed-use 
environments.

•	 Create bike and pedestrian connections to parks, greenspaces, and 
community amenities via continuous sidewalks and trailsEncourage 
locating residential development where full urban services, public 
facilities, and routes of public transportation are available.

Character Areas:
•	 Traditional Neighborhood
•	 Data District
•	 Campbellton West
•	 Historic Lithia Springs
•	 Fairburn-Lee Corridor
•	 VMH Professional Corridor
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DOUGLAS COUNTY PLANNING AND ZONING 
SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number S2026-16 
Applicant Name 6615 Harper, LLC 
Property Owner Name 6615 Harper, LLC 
Property Address 6615 Harper Road, Lithia Springs 30122 
Land Lot, District, Section, Parcel Land Lot 362 District 18 Section 2 Parcel 33 
Current Zoning Light Industrial (LI) 
Future Land Use Classification Workplace Center 
Character Area Classification VMH Professional Corridor 
Request Contractor’s yard with outdoor storage 
Associated Rezoning n/a 
Associated Future Land Use Map Amendment n/a 
Size (in acres) 2.8 acres 
Commissioner District 1 
Subject to an HOA, POA, or similar? no 
Proposed Use Contractor’s yard with outdoor storage 
Recommendation Approval with conditions 
Meeting Date March 3, 2026 

 
Relevant Code Sections: 

Article Section Description 
2 2.10, Table 2.2 A contractor’s yard with outdoor storage requires a special use permit 

for outdoor storage 
3 305 Outdoor storage in the LI zoning district requires a special use permit 

and is subject to certain requirements of the Code 
 
Prior Zoning Actions: 

Year Case # Summary of Action 
1972 1972-42 Rezoning from residential to industrial 
1991 n/a The zoning map was adopted to correct the zoning on the property to 

Light Industrial; no case number has been identified.  
 
Special Use Permit Criteria Analysis: 

Number Special Use Permit Criteria Supports 
Requested Use 

1.  Will the proposed Special Use be consistent with the stated purpose of 
the zoning district in which it will be located? Yes 

2.  Will the establishment of the Special Use impede the normal and 
orderly development of surrounding property for uses predominant in 
the area? 

Yes 

3.  Is the location and character of the proposed Special Use consistent 
with a desirable pattern of development for the locality in general?  Yes 

4.  Is or will the type of street providing access to the use be adequate to 
serve the proposed special use? Yes 

5.  Is or will access into and out of the property be adequate to provide for 
traffic and pedestrian safety, the anticipated volume of traffic flow, and 
access by emergency vehicles? 

Yes, with 
conditions 
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6.  Are or will public facilities such as schools, water or sewer utilities, and 
police or fire protection be adequate to serve the Special Use?  Yes 

7.  Are or will refuse, service, parking, or loading areas on the property be 
located or screened to protect other properties in the area from such 
adverse affects as noise, light, glare or odor? 

Yes, with 
conditions 

8.  Will hours and manner of operation of the Special Use have no adverse 
effects on other properties in the area? Yes 

9.  
Will the height, size or location of the buildings or other structures on 
the property be compatible with the height, size or location of 
buildings or other structures on neighboring properties? 

Yes 

 
Special Use Permit Criteria Discussion: 
The property has been zoned Light Industrial since 1972.  It has had various uses over time, some of 
which included outdoor storage.  Based on the agency impact statements, the special use permit criteria 
support the request for special use permit if certain conditions are required.  
 
Summary of Proposal: 
The application is for a contractors yard with outdoor storage.  The property will be leased to EJ 
Companies, which designs and manufactures access solutions for underground utilities and 
transportation systems.  The tenant currently has another location in Douglas County at  2288 
Sweetwater Industrial Boulevard.  
 
Existing Conditions:  
According to Occupational Tax records, the property has not had an active business license since 2020.  
The last licensed building on the property was for a logistics company. A 6,500 square foot warehouse 
building constructed in 1974 is located on the property.  
 
Planning Concerns: 
The building is visible in aerial imagery as early as 1978.  Outdoor storage is evidenced since at least the 
1980s.  Staff has no particular concern with the continuation of outdoor storage on the property, 
however certain aspects of the land use have fallen into disrepair and should be remedied. Deteriorated 
conditions with access and parking on the property should be repaired and resurfaced.  Chain link 
fencing is deteriorated and not compliant with current regulations, including the use of barbed wire.  
There is no evident stormwater management infrastructure or solid waste dumpster on the property 
and, staff has additional concerns about signage on the building.   
 
Recommendation:  
Staff recommends approval of the special use permit with conditions.  
 
Conditions:  
At the discretion of the County Engineer, the property shall be presented to the County Engineer for 
review by the Development Review Committee.  Deficiencies identified in the agency impact statements 
or special use permit staff report shall be brought into compliance with current standards of the UDC.  
 
Directive to Staff: 
The Planning and Zoning Department is directed to conduct an administrative review of the property 
during the 1-year anniversary month of this approval and to investigate if the use is not established; the 
property is not in full compliance with the Douglas County Unified Development Code; and/ or all of the 
conditions of approval.  If the use is not in compliance, staff will refer this case to Douglas County Code 
Enforcement for additional action.  
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The Planning and Zoning Department is directed to conduct an administrative review of the property 
after the elapse of 24 months from the date of approval.  If the use is not vested in accordance with 
Section 1211 of the Unified Development Code, staff may return this case to the Planning and Zoning 
Board and Board of Commissioners to initiate a zoning change to revert the property to the previously 
zoned condition. THIS DIRECTIVE TO STAFF IS NOT INTENDED AS A CONDITON OF APPROVAL. 
 
Technical Impact Statements (Attachments) 

• DC DOT 
• Environmental Health 
• Water and Sewer Authority 
• Fire Department 
• Sheriff’s Department 
• Tax Assessor’s Office 
• Engineering/ Arborist/ Development Control 
• Code Enforcement 
• Board of Education 
• Cemetery Commission 
 

Attachments 
• Zoning Map 
• Aerial Image 
• Photo Log 
• Site Plan 
• Future Land Use Category and Description 
• Character Area and Description 

 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      S2026-16                 DATE OF MEETING: March 3, 2026 

 

This site is located at #6615 Harper Rd.  Harper Rd is a Local Street on the County’s Transportation and 
Thoroughfare Plan Map, with a posted speed limit of 25 MPH.  The Right-Of-Way width along Harper Rd 
is 40 feet per GIS map.   
 
Douglas County Department of Transportation offers the following recommendations: 

1. This site shall comply with current UDC Code within the Right-Of-Way that will be defined in 
more detail during DRC plan review meetings. 

2. The proposed development will generate minor traffic to the surrounding area.   

Traffic Information 
There are no traffic counts for this roadway 
 
 



DOUGLAS COUNTY ENGINEERING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings, and Variance Requests concerning Floodplain, Drainage, Soil 

Erosion/Sedimentation Control, Traffic, Roadways and Intersections and Other Engineering-Related issues. 
 
 

Case Name:_______________________  Case No.________________ Meeting Date:_______________ 
 
Request For:   Special Use Permit  Rezoning                  Variance 
 
1.   Is any of the property in a floodplain identified on the FIRM?  
 
       Zone A/AE (100-yr floodplain)     Zone X (Not in Floodplain) 
 
 
2. Is there a stream, body of water, or drainage easement on site or adjacent to this property?  

 
 YES     NO 

 
 

3. In what drainage basin is the proposed project located? 
 

 Sparks Reservoir  Bear Creek   Dog River   Sweetwater Creek 
 

 Anneewakee Creek Hurricane Creek  Chattahoochee River (direct drainage basin) 
 

 

4.   Traffic Concerns:  Intersections  Right-of-Way  GA DOT Permit Req’d? 
     

 Ingress/Egress  Sight Distance  Existing Roadway Conditions 
 
 
 
 
 
5.   Additional comments by the Engineering Department:  
 
 
 
 
 
 
6.  Are there any existing significant stands of trees or specimen trees on the property? 
 
 
 
 
 
 
7. Are there any viable buffers existing on the perimeter of the property?   
 
 









DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 

WATER & SEWER AUTHORITY 
 

REQUEST FOR:      Special Use Permit       Rezoning       Variance 
 
CASE NUMBER:       DATE OF MEETING:       
 
 
WATER 
 
1.   Available for development?  YES   NO 
 
2. Size and location of existing water line (if available): 
 
3. Is there adequate water pressure for the additional fire protection that may be required for the new project? 
 
 
4. Is the existing water line adequate for the project? If not, what size line will be required? 
 
 
5. What are the future plans for expansion of water lines and the approximate time table? 
 
 
SEWER 
 
1. Is sewer available to the project? How far from the proposed development is the nearest sewer line? 
 
 
2. Approximate length of time before the sewer line will be reasonably accessible to the development: 
 
 
3. Estimated waste generation: ADF      PEAK      
 
4. Treatment Plant:               
  

 
5. Plant Capacity:  Available   Not Available 
 

 
6. Line Capacity:  Available   Not Available 
 

 
7. Projected Plant Availability:   0 to 5 years   5 to 10 years  10+ years 
 

 
8. Have pressure-flow tests been completed for preliminary subdivision plats? 

 
 

9. Have the development plans been approved by the water and sewer authority? 

 



 
10. Special Soil Erosion and Sedimentation Control Concern:  State and County law prohibits erosion of 

soil off-site, and requires the installation of a silt fence or other erosion control measures before any land 
disturbance or construction may commence. 

 
 
 
 
  
11. Stormwater Concerns:  
 
 
 
 
 
12. Additional Remarks:  
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Vision: A main East-West 
connection between 
Douglasville and Historic 
Lithia Springs that 
hosts job-generating, 
professional uses like 
office, industrial, and 
commercial.

Parks, Open Space + Trails 
Guidance
While it lacks community 
parks, the focus for the VMH 
Professional Corridor is to create 
linear parks/trail connections 
as well as to encourage the 
private development of campus-
like greenspaces for future 
professional developments. The 
trail framework recommends a 
trail connection between Historic 
Lithia Springs to Douglasville.

Compatible Zoning 
Districts for Future 
Rezonings

•	 OI

•	 C-G

•	 C-H

•	 LI (limited)

•	 LI-R (limited)

•	 R-MD

•	 R-HD

•	 PUD

VMH Professional Corridor
Description
This section of Veterans Memorial Highway (VMH) is a portion of the 
old Bankhead Highway, which was one of the first federal auto trails, 
a precursor to the federal highway system.  As a result, it has a legacy 
of auto-oriented and industrial uses in proximity to a number of first-
generation suburban neighborhoods. The Lithia Springs Small Area 
Plan identified this part of VMH as a place to concentrate job-generating 
uses like industrial, office, and commercial.

Current Character
•	 Mix of professional uses including light industrial, warehousing, and 

auto-oriented businesses

•	 Traditional suburban residential interspersed

Housing Guidance
•	 Townhomes

•	 Multi-Family Garden Style

•	 Residential Mixed Use

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Future Land Use Changes 
Can Be: 

•	 Workplace Center*

•	 Mixed Use Corridor*

•	 Urban Residential

•	 Public/Institutional

•	 Parks/Rec/Conservation

•	 Transportation/ 
Communication/ Utilities

* Predominant Land Use(s)

VMH Professional Corridor



Primary Land Uses: 
•	 “Showplace” operations such as 

offices and research facilities, 
sales and show rooms, and 
medical complexes

•	 Comprehensive and cohesive 
unified projects that integrate 
commercial, office, and on 
occasion, residential uses

•	 High rise office buildings

•	 Retail, dining, personal business 
and professional services that 
support the employment base 
and local residents

•	 Major commercial shopping, 
including department stores 
and “big box” uses, that is 
integrated into the overall 
design of the complex

•	 Warehouse, distribution, and 
wholesaling businesses when 
transportation facilities are 
sufficient

•	 Light industrial uses within 
planned centers

•	 Convention hotels and motels

Community Facilities:
•	 Public water & sewer available 

or planned in the near future
•	 Arterial access
•	 Rail access
•	 Regional public facilities

Master Planned 
Developments: 
•	 Urban design characteristics 

and unity are major 
characteristics within planned 
developments.

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Workplace Center

Workplace Centers identify suitable locations for current and future 
intensive commercial, office, and technology development along major 
highway corridors. The expectation for businesses located in Workplace 
Centers is that they are considered to be major employment generators; 
integrated office parks and similar developments are encouraged. 
Development within Workplace Centers should respond to their designated 
Character Area and other Master Plans or Small Area Studies that area 
applicable. 

From an urban design standpoint, the most critical element in creating 
a visually appealing workplace center is the enforcement of appropriate 
development standards to ensure adequate site plans and landscaping. 
Buffers are critical between incompatible uses and guidelines that address 
signage and lighting will help to mitigate the negative impacts of a high 
concentration of commercial uses. Vast amounts of parking and loading/ 
unloading areas should be screened from view. Where possible the parking 
areas should be distributed to two or more sides of the business to “visually 
scale down” the size of the parking lot. Inter-parcel access between sites 
should be used whenever possible. Grouping or “clustering” of shops with 
commingled parking, landscaping and pedestrian areas in encouraged.

Typically, these areas have access to both public water and sewer and 
good access to major transportation networks including Interstate 20 and 
one or more state routes. Planning for appropriate transportation access 
and in some cases, expansion is a priority. In addition to vehicular access, 
improving bike/pedestrian and transit connections along these corridors is 
important. 



Workplace Center

Policies and Implementation Strategies:

•	 Workplace centers should be designed as a coordinated whole and integrated into surrounding character of 
the center. Office and industrial parks are encouraged.

•	 Buildings should be designed to conform to architectural standards and oriented in close proximity to each 
other to facilitate walking instead of driving.

•	 The design of a building that occupies a pad or portion of a building within a planned project or shopping 
center should share similar design characteristics and design vocabulary. Precise replication is not desirable, 
instead utilizing similar colors, materials, and textures as well as repeating patterns, rhythms, and proportions 
found within the architecture of other buildings in the center can be utilized to achieve unity.

•	 A transition from low buildings at the site perimeter to larger and taller structures on the interior of the site is 
encouraged.

•	 Use lighting to draw attention to window displays, signs, and store information and buildings architectural 
details.

•	 Signage should be consistent in scale with other signs within the corridor/center, and that complement a 
building’s architecture.

•	 Where parking structures have a strong relationship to the street or other pedestrian areas, the lower level 
of the structure should be activated with pedestrian-related improvements, storefronts, or alternative uses 
and enhanced landscape treatment to soften the structure. Other sides of parking structures should also be 
landscaped with increasing intensity the more visible the parking structure is from surrounding uses.

•	 Workplace centers should include pedestrian spaces scaled with respect to the size and demands of the 
particular use. The space should incorporate landscaping, shaded areas, and seating opportunities for 
customers and employees.

•	 Shared parking, or providing parking with adjoining development between owners or developers of adjoining 
properties, is encouraged.

Appropriate Zoning 
Districts:
•	 OI
•	 C-G
•	 C-H
•	 LI
•	 LI-R
•	 R-MD
•	 R-HD
•	 PUD
•	 PRD

Character Areas:
•	 Traditional Neighborhood
•	 Historic Lithia Springs
•	 Winston
•	 Fairburn-Lee Corridor*
•	 VMH Professional Corridor*
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DOUGLAS COUNTY PLANNING AND ZONING 
SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
32 S2026-17 
Applicant Name Kiran Chinthagumpula 
Property Owner Name Frank Nikzad 
Property Address 3750 W County Line Road, Lithia Springs 30122 
Land Lot, District, Section, Parcel Land Lot 969 District 18 Section 2 Parcel 32 
Current Zoning Heavy Commercial (CH) 
Future Land Use Classification Mixed Use Corridor 
Character Area Classification Fairburn-Lee Corridor 
Request To allow a convenience store without fuel 

pumps 
Associated Rezoning n/a 
Associated Future Land Use Map 
Amendment 

n/a 

Size (in acres) 2.18 acres 
Commissioner District 2 
Subject to an HOA, POA, or similar? n/a 
Proposed Use Convenience store without fuel pumps 
Recommendation Approval with conditions 
Meeting Date March 3, 2026 

 

Relevant Code Sections: 

Article Section Description 
2 210, Table 2.2 Convenience stores without fuel pumps require a special use 

permit in the CH zoning district in the Highway Corridor Overlay 
 
Prior Zoning Actions: 

Year Case # Summary of Action 
1984 84-106 Rezoning to Heavy Commercial 

 
Special Use Permit Criteria Analysis: 

Number Special Use Permit Criteria 
Supports 

Requested 
Use 

1.  Will the proposed Special Use be consistent with the stated 
purpose of the zoning district in which it will be located? Yes 

2.  Will the establishment of the Special Use impede the normal and 
orderly development of surrounding property for uses 
predominant in the area? 

Neutral 
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3.  Is the location and character of the proposed Special Use 
consistent with a desirable pattern of development for the 
locality in general?  

Neutral 

4.  Is or will the type of street providing access to the use be 
adequate to serve the proposed special use? Yes 

5.  Is or will access into and out of the property be adequate to 
provide for traffic and pedestrian safety, the anticipated volume 
of traffic flow, and access by emergency vehicles? 

Yes 

6.  Are or will public facilities such as schools, water or sewer 
utilities, and police or fire protection be adequate to serve the 
Special Use?  

Yes 

7.  Are or will refuse, service, parking, or loading areas on the 
property be located or screened to protect other properties in 
the area from such adverse affects as noise, light, glare or odor? 

Yes 

8.  Will hours and manner of operation of the Special Use have no 
adverse effects on other properties in the area? Neutral 

9.  

Will the height, size or location of the buildings or other 
structures on the property be compatible with the height, size or 
location of buildings or other structures on neighboring 
properties? 

Yes 

 
Special Use Permit Criteria Discussion: 
The Special Use Permit Criteria generally support the requested use.  The property includes an 
established commercial building with multi-tenant leasable space.  The use could be 
appropriate in this area if it is approved with conditions.  
 
Summary of Proposal: 
The applicant proposes a convenience store within an existing commercial tenant space.  They 
propose to sell pre-packed food, snacks, bottled beverages and general convenience retail 
items only.  
 
Existing Conditions:  
The property includes a multi-tenant retail space which was constructed in 1984.  The building 
contains 12,000 square feet of space.  
 
Planning Concerns: 
Staff has fielded requests to open a tobacco and vape store at the proposed location.  This use 
is not permitted in the Highway Corridor Overlay.  A convenience store may sell similar items 
but will also have to stock a variety of convenience retail merchandise to be compatible with 
the Unified Development Code. The definition of a convenience store under Article 15 of the 
Unified Development Code includes the sale of pre-packaged food products, beverages, 
household items, newspapers and magazines, along with sandwiches, salads and other freshly 
prepared foods for off-site consumption.  
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The property has limited visibility from Highway 92, and will not have fuel pumps to anchor 
retail traffic.  Staff generally will support a convenience store in this location, but this use will 
need to be monitored to ensure compliance with the UDC.  
 
Recommendation:  
Staff recommends approval with conditions.  
 
Conditions:  
The special use approval is for a convenience store, and for no other purpose. Should the use 
cease operations, the special use permit for a convenience store will not be transferred to a 
new applicant without obtaining another approval for special use permit.   
 
Directive to Staff: 

The Planning and Zoning Department is directed to conduct an administrative review of the 
property during the 1-year anniversary month of this approval and to investigate if the use is 
not established; the property is not in full compliance with the Douglas County Unified 
Development Code; and/ or all of the conditions of approval.  If the use is not in compliance, 
staff will refer this case to Douglas County Code Enforcement for additional action.  
 
The Planning and Zoning Department is directed to conduct an administrative review of the 
property after the elapse of 24 months from the date of approval.  If the use is not vested in 
accordance with Section 1211 of the Unified Development Code, staff may return this case to 
the Planning and Zoning Board and Board of Commissioners to initiate a zoning change to 
revert the property to the previously zoned condition. THIS DIRECTIVE TO STAFF IS NOT 
INTENDED AS A CONDITON OF APPROVAL. 
 
Technical Impact Statements (Attachments) 

• DC DOT 
• Environmental Health 
• Water and Sewer Authority 
• Fire Department 
• Sheriff’s Department 
• Tax Assessor’s Office 
• Engineering/ Arborist/ Development Control 
• Code Enforcement 
• Board of Education 
• Cemetery Commission 
 

Attachments 

• Zoning Map 
• Aerial Image 
• Photo Log 
• Site Plan 
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• Future Land Use Category and Description 
• Character Area and Description 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      S2026-17                 DATE OF MEETING: March 3, 2026 

 

This site is located at #3750 W County Line Rd.  W County Line Rd is a Collector Street on the County’s 
Transportation and Thoroughfare Plan Map, with a posted speed limit of 45 MPH.  The Right-Of-Way 
width along W County Line Rd is 40 feet per GIS map.   
 
Douglas County Department of Transportation offers the following recommendations: 

1. Douglas County Department of Transportation takes no exceptions to the applicant’s request.  
2. The proposed development will generate minor traffic impacts to the surrounding area. 

Traffic Information 
 

W County Line Rd: (2021) – 3,851,   (2023) – 4,049,   (2025) – 3,410 
 



DOUGLAS COUNTY ENGINEERING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings, and Variance Requests concerning Floodplain, Drainage, Soil 

Erosion/Sedimentation Control, Traffic, Roadways and Intersections and Other Engineering-Related issues. 
 
 

Case Name:_______________________  Case No.________________ Meeting Date:_______________ 
 
Request For:   Special Use Permit  Rezoning                  Variance 
 
1.   Is any of the property in a floodplain identified on the FIRM?  
 
       Zone A/AE (100-yr floodplain)     Zone X (Not in Floodplain) 
 
 
2. Is there a stream, body of water, or drainage easement on site or adjacent to this property?  

 
 YES     NO 

 
 

3. In what drainage basin is the proposed project located? 
 

 Sparks Reservoir  Bear Creek   Dog River   Sweetwater Creek 
 

 Anneewakee Creek Hurricane Creek  Chattahoochee River (direct drainage basin) 
 

 

4.   Traffic Concerns:  Intersections  Right-of-Way  GA DOT Permit Req’d? 
     

 Ingress/Egress  Sight Distance  Existing Roadway Conditions 
 
 
 
 
 
5.   Additional comments by the Engineering Department:  
 
 
 
 
 
 
6.  Are there any existing significant stands of trees or specimen trees on the property? 
 
 
 
 
 
 
7. Are there any viable buffers existing on the perimeter of the property?   
 
 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 
ENVIRONMENTAL HEALTH DEPARTMENT 

 
Request For:      Special Use Permit      Rezoning      Variance 
 
Case Number:__________________   Date of Meeting:_________________________ 
 
 
1. If Water is not available, will wells be permitted? 
 
 
 
2. Does the proposed development warrant immediate connection to sewer? 
 
 
 
3. Are there any health hazards in the area that would affect the proposed project? 
 
 
 
4. If septic tanks are used, will adjacent bodies of water be affected by the 

development? 
 
 
 
5. Additional Remarks: 
 
 
 
 
 
 
 
 
IF APPLICABLE: 
 
1. Has the subdivision owner submitted perk tests and been approved before 

submission of the final plat? 
 
 
 
2. Are the outlots and plot plan lots displayed on the final plat? 
 















DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 

WATER & SEWER AUTHORITY 
 

REQUEST FOR:      Special Use Permit       Rezoning       Variance 
 
CASE NUMBER:       DATE OF MEETING:       
 
 
WATER 
 
1.   Available for development?  YES   NO 
 
2. Size and location of existing water line (if available): 
 
3. Is there adequate water pressure for the additional fire protection that may be required for the new project? 
 
 
4. Is the existing water line adequate for the project? If not, what size line will be required? 
 
 
5. What are the future plans for expansion of water lines and the approximate time table? 
 
 
SEWER 
 
1. Is sewer available to the project? How far from the proposed development is the nearest sewer line? 
 
 
2. Approximate length of time before the sewer line will be reasonably accessible to the development: 
 
 
3. Estimated waste generation: ADF      PEAK      
 
4. Treatment Plant:               
  

 
5. Plant Capacity:  Available   Not Available 
 

 
6. Line Capacity:  Available   Not Available 
 

 
7. Projected Plant Availability:   0 to 5 years   5 to 10 years  10+ years 
 

 
8. Have pressure-flow tests been completed for preliminary subdivision plats? 

 
 

9. Have the development plans been approved by the water and sewer authority? 

 



 
10. Special Soil Erosion and Sedimentation Control Concern:  State and County law prohibits erosion of 

soil off-site, and requires the installation of a silt fence or other erosion control measures before any land 
disturbance or construction may commence. 

 
 
 
 
  
11. Stormwater Concerns:  
 
 
 
 
 
12. Additional Remarks:  
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Vision: An important 
north-south corridor 
that balances a 
range of residential 
communities with high-
quality neighborhood/
community services at 
key nodes

Parks, Open Space + Trails 
Guidance
The Fairburn-Lee corridor is well-
served by community parks, and 
developing linear parks and trails 
is a priority for this character area. 
Mt. Carmel Park offers recreation 
and open space opportunities 
within the character area. Deer 
Lick Park and the Chestnut Log 
Soccer Complex fall just outside 
the Fairburn-Lee Corridor. The 
trails framework shows trails 
connecting Douglasville to existing 
facilities on Riverside Parkway 
as well as Hwy 92 to anticipated 
facilities on Lee Road.

Future Land Use Changes 
Can Be: 

•	 Mixed Use Corridor*

•	 Transitional Corridor*

•	 Community Village Center*

•	 Suburban Living

•	 Urban Residential

•	 Public/Institutional

•	 Transportation/ 
Communication/ Utilities

•	 Parks/ Recreation/ 
Conservation

* Predominant Land Use(s)

Fairburn-Lee Corridor
Description
This section of Highway 92 is the focus of the 2007 Livable Centers 
Initiative (LCI).  This corridor is comprised of three primary 
development nodes, with the largest one being at the intersection of 
Fairburn Road and Lee Road.  Development along the corridor promotes 
a mix of commercial, residential, and recreational opportunities.

Current Character
•	 Strip commercial concentrates close to Douglasville and intersection 

of Hwy 92/Lee Road

•	 Other parts are large-lot residential or undeveloped

Housing Guidance
•	 Single Family – Low Density

•	 Single Family – Medium Density

•	 Single Family – High Density

•	 Accessory Dwelling Unit

•	 Cottage Court

•	 Duplex, Triplex, or Quadplex

•	 Townhomes

•	 Multi-Family Garden Style

•	 Residential Mixed Use

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Fairburn-Lee Corridor

Compatible Zoning 
Districts for Future 
Rezonings

•	 OI

•	 C-G

•	 C-H

•	 PRD

•	 PUD

•	 R-LD

•	 R-MD

•	 R-HD



Primary Land Uses: 
•	 Light industrial (only within the 

VMH Corridor)

•	 Hotels

•	 Medical and dental offices.

•	 Auto-oriented services and 
repair shops

•	 Highway type commercial, 
except for large land 
consumers such as car 
dealerships and mini 
warehouses

•	 Higher density residential like 
apartments, townhomes, du/tri/
quadplexes

Community Facilities:
•	 Public water & sewer may be 

available
•	 Arterial access
•	 Potential rail corridor access
•	 Regional public facilities

Master Planned 
Developments: 
•	 Mixed-use and master planned 

developments are highly 
encouraged within this district. 

•	 Additional design and site 
restrictions apply

Appropriate Zoning 
Districts:
•	 OI
•	 C-G
•	 C-H
•	 LI
•	 LI-R
•	 R-MD
•	 R-HD
•	 PUD
•	 PRD

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Mixed Use Corridor

Mixed Use Corridors anticipate a mix of non-residential uses in proximity 
to major thoroughfares and support a greater urban density of form, scale 
and use than other thoroughfares in the County. These non-residential 
uses may include heavy commercial uses, light industrial and employment 
uses that are limited to office and business parks, distribution/service, 
light industrial, high technology and research, wholesaling companies, and 
similar businesses that have no significant impacts on the environment. 
Development within Mixed Use Corridors should respond to their 
designated Character Area and other Master Plans or Small Area Studies 
that are applicable. Higher density residential uses may be found in 
proximity to, or as a part of, and overall master planned development, but 
development of new residential uses should recognize the primary function 
of the corridor for non-residential development. 

Cohesive architectural standards and extensive landscaping and 
streetscaping requirements are a priority to define the visual appeal 
and enhance the aesthetics of these Corridors. Planning for appropriate 
transportation access and expansion and improving bike/ ped and transit 
connections along these Corridors is a priority.



Mixed Use Corridor

Policies and Implementation Strategies:

•	 Promote a mix of uses: Corridors are suitable for office buildings, 
research and development, research and development activities, 
restrictive industrial, warehousing, and light manufacturing which will 
not have an adverse impact upon environmental quality.

•	 The number of restaurants with a drive through, car washes, 
automobile repair/service, or gasoline sales (combined or not 
combined with another business) is limited in number 

•	 Drive through windows, menu boards, equipment and associated 
stacking lanes should be located to minimize impacts on adjacent 
residential areas and should be adequately screened from public view 
and view of adjacent sites. 

•	 Parking decks should be “wrapped” by retail or residential uses. The 
providing of parking in an adjoining development manner among 
owners and developers of adjoining properties should be encouraged. 

•	 Include the use of street trees, landscaped medians, and improved 
lighting for safety and aesthetics in streetscapes

•	 The parking or storage of trucks, trailers, or containers is prohibited 
within the minimum front setback and should be screened along side 
and rear setabacks. 

Character Areas:
•	 Traditional Neighborhood
•	 Historic Lithia Springs
•	 Winston
•	 Fairburn-Lee Corridor*
•	 VMH Professional Corridor*



Z2026-18 March 3 2026 Page 1 of 4 

DOUGLAS COUNTY PLANNING AND ZONING 
REZONING STAFF RECOMMENDATION 

 
Application Number Z2026-19 
Applicant Name Taylor Smith 
Property Owner Name Smith Property Services LLC 
Property Address 999 Crestmark Blvd, Lithia Springs 30122 
Land Lot, District, Section, Parcel Land Lot 580 District 18 Section 2 Parcel 1 
Current Zoning General Commercial (CG) 
Future Land Use Classification Commerce Center 
Character Area Classification Westfork 
Request Rezoning to LI 
Associated Future Land Use Map 
Amendment 

n/a 

Size (in acres) 1.83 acres 
Commissioner District 2 
Subject to an HOA, POA, or similar? n/a 
Proposed Use Allow for repair of the building and lease for 

continued use 
Recommendation on Rezoning Request Staff recommends approval of rezoning to 

Heavy Commercial (CH) with an allowance 
for outdoor storage 

Meeting Date March 3, 2026 
 
Relevant Code Sections: 

Article Section Description 
2 207 This property is currently zoned General Commercial (CG); Heavy 

Commercial Zoning May be a more appropriate classification for this 
property given the proximity of adjacent residential and commercial 
uses; Light Industrial Zoning (LI) may introduce an intensity of use 
and scale to the property that would not be compatible with the 
adjacent properties.  

 
Prior Zoning Actions: 

Year Case # Summary of Action 
1987 87-127 Rezoning to General Commercial with Conditions 

 
Rezoning Criteria Analysis: 

Number Rezoning Criteria 
Supports 

Requested 
Use 

1.  Is the proposed use consistent with the stated purpose of the 
zoning district that is being requested?  Neutral 
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2.  Is the proposed use suitable in view of the zoning and 
development of adjacent and nearby property? No 

3.  Will the proposed use not adversely affect the existing use, value 
or usability of adjacent or nearby property? No 

4.  Is the proposed use compatible with the purpose and intent of 
the Comprehensive Plan?  Neutral 

5.  Are there substantial reasons why the property cannot or should 
not be used as currently zoned?  Neutral 

6.  Will the proposed use not cause an excessive or burdensome use 
of public facilities or services, including but not limited to 
streets, schools, water or sewer utilities, and police or fire 
protection? 

Yes, with 
conditions 

7.  Is the proposed use supported by new or changing conditions 
not anticipated by the Comprehensive Plan or reflected in the 
existing zoning on the property or surrounding properties?  

Neutral 

8.  Does the proposed use reflect a reasonable balance between the 
promotion of the public health, safety, morality, or general 
welfare and the right to unrestricted use of property? 

Yes, with 
conditions 

 
Rezoning Criteria Discussion: 
Both Heavy Commercial and Light Industrial zoning categories could be feasible options for this 
property, however the Heavy Commercial zoning classification would be more compatible with 
the adjacent development. The use of the property has evolved after the original approval in 
1984.  A Light Industrial Zoning category could be compatible with the Commerce Center Future 
Land Use Map, however the subject parcel is adjacent multi-family residential development and 
highway commercial development. Based on the agency impact statements, the proposed use 
will not result in substantial impact to existing services or infrastructure.  
 
Summary of Proposal: 
The applicant proposes to renovate the buildings and use the property for warehouse and 
storage for a variety of tenants.  
 
Existing Conditions: 
The property includes two buildings designed for commercial and office uses.  According to the 
tax records, the buildings are 9,000 square feet and 5,400 square feet and were built in 1980.  
The property is adjacent to high density residential development (Crestmark Apartment 
Homes) and located in proximity to the Home Depot at Thornton Road, as well as the office/ 
professional suites at 870 and 880 Crestmark Boulevard. The relocation of the hospital away 
from this area in the early 2000s shifted the potential uses for surrounding properties and 
impacted development patterns over the last twenty years.  
 
The property is constrained by floodplain and a gas line pipeline.  There is limited 
redevelopment potential beyond the established developable area. The property is also 
surrounded by the City of Douglasville on three sides. There is currently no active business 
license for this property.  
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Planning Concerns: 
When these buildings were constructed in 1988, the Douglas County Hospital Building was 
located at the site of the Home Depot at 1000 Thornton Road.  Many of the uses that had 
developed in proximity to the hospital included medical and professional spaces. There are 
currently conditions on the property from the 1987 rezoning that limit the use to professional 
offices, financial offices, personal businesses or service offices and general communication 
offices.  
Certain aspects of the property have fallen into disrepair and should be remedied.  The existing 
fencing, signage and landscaping are not compatible with current standards. If approved the 
property should come to DRC for review and feedback on required improvements.  
 
Recommendation: 
Staff recommends approval of the rezoning to Heavy Commercial with conditions. If the Board 
is inclined to approve a rezoning to Light Industrial, additional conditions are recommended.  
 
Conditions: 
If the rezoning request is for Heavy Commercial, staff recommends the following conditions: 

1. The property shall submit for any property renovations through the Development 
Review Committee and commercial building permit review prior to releasing the space 
to a new tenant.  All relevant code requirements shall be met.  

2. The fence on the property shall be brought into compliance with the requirements of 
Article 3, Section 310 in regard to standards for office, commercial and industrial use.  

3. Redevelopment of the property shall not exceed 25,000 square feet of leasable space 
under roof subject to the requirements of the Development Review Committee and 
Douglas County Building Department.  

If the rezoning request is for Light Industrial, staff recommends the following conditions, in 
addition to conditions 1 and 2 above: 

1. Redevelopment of the property shall not exceed 50,000 square feet of leasable space 
under roof subject to the requirements of the Development Review Committee and 
Douglas County Building Department.  

2. The use of the property shall be limited to warehousing and storage only. 
3. Vehicle parking on the property shall be limited to fleet vehicles and no more than 5 

tractor trailers, tractor trailer cabs or shipping containers used as may be stored on the 
property at any given time.  

4. Tractor trailer traffic to the property must be contained completely on the property and 
may not queue on Crestmark Boulevard at any time.  

 
Directive to Staff: 
The Planning and Zoning Department is directed to conduct an administrative review of the 
property during the 1-year anniversary month of this approval and to investigate if the use is 
not established; the property is not in full compliance with the Douglas County Unified 
Development Code; and/ or all of the conditions of approval.  If the use is not in compliance, 
staff will refer this case to Douglas County Code Enforcement for additional action.  
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The Planning and Zoning Department is directed to conduct an administrative review of the 
property after the elapse of 24 months from the date of approval.  If the use is not vested in 
accordance with Section 1211 of the Unified Development Code, staff may return this case to 
the Planning and Zoning Board and Board of Commissioners to initiate a zoning change to 
revert the property to the previously zoned condition. THIS DIRECTIVE TO STAFF IS NOT 
INTENDED AS A CONDITON OF APPROVAL. 
 
Technical Impact Statements (Attachments) 

• DC DOT 
• Environmental Health 
• Water and Sewer Authority 
• Fire Department 
• Sheriff’s Department 
• Tax Assessor’s Office 
• Engineering/ Arborist/ Development Control 
• Code Enforcement 
• Board of Education 
• Cemetery Commission 
 

Attachments 
• Zoning Map 
• Aerial Image 
• Photo Log 
• Site Plan 
• Future Land Use Category and Description 
• Character Area and Description 









DOUGLAS COUNTY ENGINEERING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings, and Variance Requests concerning Floodplain, Drainage, Soil 

Erosion/Sedimentation Control, Traffic, Roadways and Intersections and Other Engineering-Related issues. 
 
 

Case Name:_______________________  Case No.________________ Meeting Date:_______________ 
 
Request For:   Special Use Permit  Rezoning                  Variance 
 
1.   Is any of the property in a floodplain identified on the FIRM?  
 
       Zone A/AE (100-yr floodplain)     Zone X (Not in Floodplain) 
 
 
2. Is there a stream, body of water, or drainage easement on site or adjacent to this property?  

 
 YES     NO 

 
 

3. In what drainage basin is the proposed project located? 
 

 Sparks Reservoir  Bear Creek   Dog River   Sweetwater Creek 
 

 Anneewakee Creek Hurricane Creek  Chattahoochee River (direct drainage basin) 
 

 

4.   Traffic Concerns:  Intersections  Right-of-Way  GA DOT Permit Req’d? 
     

 Ingress/Egress  Sight Distance  Existing Roadway Conditions 
 
 
 
 
 
5.   Additional comments by the Engineering Department:  
 
 
 
 
 
 
6.  Are there any existing significant stands of trees or specimen trees on the property? 
 
 
 
 
 
 
7. Are there any viable buffers existing on the perimeter of the property?   
 
 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      S2026-18                 DATE OF MEETING: March 3, 2026 

 

This site is located at #999 Crestmark Blvd.  Crestmark Blvd is a Local Street on the County’s 
Transportation and Thoroughfare Plan Map, with a posted speed limit of 25 MPH.  The Right-Of-Way 
width along Crestmark Blvd is 50 feet per GIS map.   
 
Douglas County Department of Transportation offers the following recommendations: 

1. Douglas County Department of Transportation takes no exceptions to the applicant’s request.  
2. The proposed development will generate minor traffic impacts to the surrounding area. 

Traffic Information 
 

There are no traffic counts along this roadway 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 
ENVIRONMENTAL HEALTH DEPARTMENT 

 
Request For:      Special Use Permit      Rezoning      Variance 
 
Case Number:__________________   Date of Meeting:_________________________ 
 
 
1. If Water is not available, will wells be permitted? 
 
 
 
2. Does the proposed development warrant immediate connection to sewer? 
 
 
 
3. Are there any health hazards in the area that would affect the proposed project? 
 
 
 
4. If septic tanks are used, will adjacent bodies of water be affected by the 

development? 
 
 
 
5. Additional Remarks: 
 
 
 
 
 
 
 
 
IF APPLICABLE: 
 
1. Has the subdivision owner submitted perk tests and been approved before 

submission of the final plat? 
 
 
 
2. Are the outlots and plot plan lots displayed on the final plat? 
 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 

WATER & SEWER AUTHORITY 
 

REQUEST FOR:      Special Use Permit       Rezoning       Variance 
 
CASE NUMBER:       DATE OF MEETING:       
 
 
WATER 
 
1.   Available for development?  YES   NO 
 
2. Size and location of existing water line (if available): 
 
3. Is there adequate water pressure for the additional fire protection that may be required for the new project? 
 
 
4. Is the existing water line adequate for the project? If not, what size line will be required? 
 
 
5. What are the future plans for expansion of water lines and the approximate time table? 
 
 
SEWER 
 
1. Is sewer available to the project? How far from the proposed development is the nearest sewer line? 
 
 
2. Approximate length of time before the sewer line will be reasonably accessible to the development: 
 
 
3. Estimated waste generation: ADF      PEAK      
 
4. Treatment Plant:               
  

 
5. Plant Capacity:  Available   Not Available 
 

 
6. Line Capacity:  Available   Not Available 
 

 
7. Projected Plant Availability:   0 to 5 years   5 to 10 years  10+ years 
 

 
8. Have pressure-flow tests been completed for preliminary subdivision plats? 

 
 

9. Have the development plans been approved by the water and sewer authority? 

 



 
10. Special Soil Erosion and Sedimentation Control Concern:  State and County law prohibits erosion of 

soil off-site, and requires the installation of a silt fence or other erosion control measures before any land 
disturbance or construction may commence. 

 
 
 
 
  
11. Stormwater Concerns:  
 
 
 
 
 
12. Additional Remarks:  
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Primary Land Uses: 
•	 “Highway Commercial” type 

uses that are integrated into 
an overall design, such as sales 
and show rooms, storage 
garages, car, and mobile home 
dealers.

•	 Large-scale light and general 
industrial uses, office buildings, 
and parks

Community Facilities:
•	 Public water & sewer
•	 Major transportation access

Master Planned 
Developments: 
•	 Mixed commercial and industrial 

uses are the preferred method 
of development.

Appropriate Zoning 
Districts:
•	 OI
•	 C-G
•	 C-H
•	 LI
•	 LI-R
•	 PUD

Character Areas:
•	 Data District
•	 Campbellton West
•	 Westfork

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Commerce Center

Commerce Centers are reserved for industrial office park type development 
with a focus on interstate-oriented development. These uses may include 
office and business parks, warehouse centers, distribution/service, 
large-scale commercial, light industrial, high technology and research, 
wholesaling companies, and similar businesses that have no significant 
impacts on the environment. Developments using planned development 
concepts are encouraged, such as business parks, campus settings and 
commercial/industrial mixed-use projects and should respond to their 
designated Character Area, other Master Plans, or Small Area Studies 
that are applicable. When located at the perimeter of a Character Area 
Map Commerce Center area, uses that are lower in intensity and scale 
to ensure minimal impact to adjacent properties is required. Commerce 
Centers should be situated a distance from dense residential areas and 
appropriately buffered from established and future residential development.

Policies and Implementation Strategies:

•	 The building design and landscaping of any new development should be of 
a high quality and of an appearance that will enhance and be compatible 
with the character of the surrounding area.

•	 All developments should be designed with internal pedestrian circulation 
patterns. Sidewalks are required and should be identified in the design 
phase and provided for the design process. These include linkages to 
individual buildings, neighboring properties, and parking. Inter-parcel 
site access and shared driveways are desirable between similar uses.



Vision: A vibrant 
commercial-industrial 
district serving a range 
of businesses, from those 
in an incubation stage to 
more established, large 
operations 

Parks, Open Space + Trails 
Guidance
Trails and linear parks are 
appropriate for this character 
area, and implementation of 
the Sweetwater Greenway is 
encouraged. Natural Open Space/
Conservation is also appropriate 
given the area’s significant 
floodplains.

Future Land Use Changes 
Can Be: 

•	 Commerce Center*

•	 Parks/Recreation Conservation 

•	 Transportation/ 
Communication/ Utilities

* Predominant Land Use(s)

Housing Guidance
•	 Multi-Family Garden Style

•	 Townhomes

•	 Residential Mixed Use

Compatible Zoning 
Districts for Future 
Rezonings

•	 PUD

•	 C-G

•	 C-H

•	 OI

•	 OI

•	 LI

•	 LI-R

Westfork

Westfork
Description
Westfork encapsulates predominantly light industrial, distribution, 
and large-scale commercial uses, centering around a master-planned 
development along Thornton Road. Industrial and distribution uses 
should not be expanded from this area. Business incubation in its 
commercial core is encouraged. This area is largely built out and faces 
little significant redevelopment pressure at this time. There is some 
existing residential in this area, and this would be an appropriate 
place for higher density residential. The Lithia Springs Small Area Plan 
examines Westfork in greater detail and further defines the vision for 
this district. 

Current Character
•	 Heavy commercial

•	 Light industrial

•	 Sweetwater Creek provides a natural buffer

Other Considerations:
•	 Heavy freight traffic poses a challenge to safety—particularly for 

pedestrians

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 
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DOUGLAS COUNTY PLANNING AND ZONING 
SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number S2026-19 
Applicant Name Kaio Quinan 
Property Owner Name Shayla and Lateef Holmes 
Property Address 5291 Driskell Drive, Winston GA 30187 
Land Lot, District, Section, Parcel Land Lot 23 District 2 Section 5 Parcel 4 
Current Zoning Residential Agricultural (RA) 
Future Land Use Classification Rural Places 
Character Area Classification Dog River Basin 
Request To allow for a dog boarding facility 
Associated Rezoning n/a 
Associated Future Land Use Map Amendment n/a 
Size (in acres) 10 acres 
Commissioner District 4 
Subject to an HOA, POA, or similar? Yes, shared easement for ingress and egress 
Proposed Use Dog boarding facility 
Recommendation Deny 
Meeting Date March 3, 2026 

 
Relevant Code Sections: 

Article Section Description 
2 210, Table 2.2 Pet care facilities require a special use permit in the RA zoning district 
3 319(c) Specific requirements for dog kennels in non-commercial districts 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
n/a   

 
Special Use Permit Criteria Analysis: 

Number Special Use Permit Criteria Supports 
Requested Use 

1.  Will the proposed Special Use be consistent with the stated purpose of 
the zoning district in which it will be located? No 

2.  Will the establishment of the Special Use impede the normal and 
orderly development of surrounding property for uses predominant in 
the area? 

No 

3.  Is the location and character of the proposed Special Use consistent 
with a desirable pattern of development for the locality in general?  No 

4.  Is or will the type of street providing access to the use be adequate to 
serve the proposed special use? No 

5.  Is or will access into and out of the property be adequate to provide for 
traffic and pedestrian safety, the anticipated volume of traffic flow, and 
access by emergency vehicles? 

No 

6.  Are or will public facilities such as schools, water or sewer utilities, and 
police or fire protection be adequate to serve the Special Use?  Neutral 
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7.  Are or will refuse, service, parking, or loading areas on the property be 
located or screened to protect other properties in the area from such 
adverse affects as noise, light, glare or odor? 

Neutral 

8.  Will hours and manner of operation of the Special Use have no adverse 
effects on other properties in the area? No 

9.  
Will the height, size or location of the buildings or other structures on 
the property be compatible with the height, size or location of 
buildings or other structures on neighboring properties? 

No 

 
Special Use Permit Criteria Discussion:  
The subject property uses a shared private easement for ingress and egress, which is not sufficient for 
the increased traffic along the easement.  The addition of ten enclosed units on the property for the 
housing of animals is not in character with the existing neighborhood.  There are concerns for noise 
from barking dogs, as well as an operation that would run 24-hours a day with staff coming to the 
property.   
 
Summary of Proposal:  
The applicant proposes to establish a dog boarding facility on the property. The use contemplates 10 
individual units for housing dogs with up to 6 dogs in each unit.  The applicants proposal anticipates 4 
additional vehicle trips per hour for pick up and drop off, as well as having a commercial heavy truck for 
transporting pets to and from the facility.  Animals will be in enclosed facilities except during times of 
outdoor play between 9:00 a.m. and 7:00 p.m. The facility will have the owner operator living on site as 
well as 4 additional staff and an overnight supervisor living on site.  
 
Existing Conditions:  
The property is a part of large lot subdivision of parcels sharing a common driveway.  It is a currently 
used as a single family home on 10 acres of property. The subject parcel is adjacent to The Overlook at 
River Pointe, a subdivision of 24 single family lots on minimum 1 acres lots. The subject property is 
heavily wooded.  
 
Planning Concerns:  
The subject property is a part of an estate lot subdivision that utilizes a common drive for ingress and 
egress.  The homeowners share the responsibility and cost of joint maintenance.  The subject property is 
internal to the community and surrounded by single family homes. The amount of traffic proposed for 
this site is incompatible with access through a shared private easement.  The use of a heavy vehicle for 
transporting animals, as well as the anticipated increase in trips per hour would cause substantial wear 
and tear on a driveway not accustomed to handle such use. The proposal to construct an additional 10 
enclosed buildings on the property would not be in keeping with the residential character of the area.  
 
Recommendation:  
Staff recommends denial of the special use permit for a dog boarding facility. 
 
Conditions:  
n/a 
 
Directive to Staff: 
The Planning and Zoning Department is directed to conduct an administrative review of the property 
during the 1-year anniversary month of this approval and to investigate if the use is not established; the 
property is not in full compliance with the Douglas County Unified Development Code; and/ or all of the 
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conditions of approval.  If the use is not in compliance, staff will refer this case to Douglas County Code 
Enforcement for additional action.  
 
The Planning and Zoning Department is directed to conduct an administrative review of the property 
after the elapse of 24 months from the date of approval.  If the use is not vested in accordance with 
Section 1211 of the Unified Development Code, staff may return this case to the Planning and Zoning 
Board and Board of Commissioners to initiate a zoning change to revert the property to the previously 
zoned condition. THIS DIRECTIVE TO STAFF IS NOT INTENDED AS A CONDITON OF APPROVAL. 
 
Technical Impact Statements (Attachments) 

• DC DOT 
• Environmental Health 
• Water and Sewer Authority 
• Fire Department 
• Sheriff’s Department 
• Tax Assessor’s Office 
• Engineering/ Arborist/ Development Control 
• Code Enforcement 
• Board of Education 
• Cemetery Commission 
 

Attachments 
• Zoning Map 
• Aerial Image 
• Photo Log 
• Site Plan 
• Future Land Use Category and Description 
• Character Area and Description 







DOUGLAS COUNTY ENGINEERING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings, and Variance Requests concerning Floodplain, Drainage, Soil 

Erosion/Sedimentation Control, Traffic, Roadways and Intersections and Other Engineering-Related issues. 
 
 

Case Name:_______________________  Case No.________________ Meeting Date:_______________ 
 
Request For:   Special Use Permit  Rezoning                  Variance 
 
1.   Is any of the property in a floodplain identified on the FIRM?  
 
       Zone A/AE (100-yr floodplain)     Zone X (Not in Floodplain) 
 
 
2. Is there a stream, body of water, or drainage easement on site or adjacent to this property?  

 
 YES     NO 

 
 

3. In what drainage basin is the proposed project located? 
 

 Sparks Reservoir  Bear Creek   Dog River   Sweetwater Creek 
 

 Anneewakee Creek Hurricane Creek  Chattahoochee River (direct drainage basin) 
 

 

4.   Traffic Concerns:  Intersections  Right-of-Way  GA DOT Permit Req’d? 
     

 Ingress/Egress  Sight Distance  Existing Roadway Conditions 
 
 
 
 
 
5.   Additional comments by the Engineering Department:  
 
 
 
 
 
 
6.  Are there any existing significant stands of trees or specimen trees on the property? 
 
 
 
 
 
 
7. Are there any viable buffers existing on the perimeter of the property?   
 
 





DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      S2026-19                 DATE OF MEETING: March 3, 2026 

 

This site is located at #5291 Driskell Dr.  This parcel does not have frontage along a public street, the 
access to a public street is via easement from a neighboring property.  There is no public Right-Of-Way 
along this property frontage.  
 
Douglas County Department of Transportation offers the following recommendations: 

1. The applicant shall submit plans to the DRC Committee who will impose current County 
standards to ensure this development complies to UDC Code. 

2. The proposed development will generate minor traffic impacts to the surrounding area. 

Traffic Information 
 

There are no traffic counts along this roadway 



DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 

WATER & SEWER AUTHORITY 
 

REQUEST FOR:      Special Use Permit       Rezoning       Variance 
 
CASE NUMBER:       DATE OF MEETING:       
 
 
WATER 
 
1.   Available for development?  YES   NO 
 
2. Size and location of existing water line (if available): 
 
3. Is there adequate water pressure for the additional fire protection that may be required for the new project? 
 
 
4. Is the existing water line adequate for the project? If not, what size line will be required? 
 
 
5. What are the future plans for expansion of water lines and the approximate time table? 
 
 
SEWER 
 
1. Is sewer available to the project? How far from the proposed development is the nearest sewer line? 
 
 
2. Approximate length of time before the sewer line will be reasonably accessible to the development: 
 
 
3. Estimated waste generation: ADF      PEAK      
 
4. Treatment Plant:               
  

 
5. Plant Capacity:  Available   Not Available 
 

 
6. Line Capacity:  Available   Not Available 
 

 
7. Projected Plant Availability:   0 to 5 years   5 to 10 years  10+ years 
 

 
8. Have pressure-flow tests been completed for preliminary subdivision plats? 

 
 

9. Have the development plans been approved by the water and sewer authority? 

 



 
10. Special Soil Erosion and Sedimentation Control Concern:  State and County law prohibits erosion of 

soil off-site, and requires the installation of a silt fence or other erosion control measures before any land 
disturbance or construction may commence. 

 
 
 
 
  
11. Stormwater Concerns:  
 
 
 
 
 
12. Additional Remarks:  
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Vision: A rural, low-
intensity residential 
community characterized 
by natural areas 
and rolling farmland 
punctuated by county 
crossroads

Parks, Open Space + Trails 
Guidance
The Dog River Basin is rural in 
character with most residents 
having access to greenspace on 
their own property, so there is 
little demand for smaller, local 
parks; however, larger, community 
parks and conservation areas are 
appropriate in this character area. 
Trail connectivity is a community 
priority, particularly those 
connecting to existing parks and 
the Chattahoochee Riverlands.

Housing Guidance
•	 Rural Residential

•	 Suburban Low Density

•	 Accessory Dwelling Unit

Dog River Basin
Description
The Dog River Basin limits development to protect the Dog River 
Watershed.  Douglas County relies on the Dog River Reservoir as its 
drinking water supply, so preservation of water quality and quantity is 
a paramount consideration for policies and regulations of the county. 
Low-density residential uses will predominate in this area and non-
residential uses are discouraged. 

Small- and medium-sized farms in the area continue to operate with 
traditional activities.  Some farms have incorporated agri-tourism 
opportunities into their operations.  Rural-residential development, 
large lot single-family development, and some established single-family 
planned subdivisions comprise the predominant development patterns 
in this area.  Density is largely achieved through the development of an 
accessory housing unit to a principal dwelling. 

Landscape and vegetation to preserve the county’s green canopy 
and rural character is required for all new development. Appropriate 
connections to the county’s bicycle/pedestrian, automotive and transit 
networks will be evaluated for all new developments or changes to 
existing developments. 

Current Character
•	 Rural and rural residential on large lots

•	 Dog River natural system

•	 Very little commercial or industrial

•	 Scenic Byway (Highway 166) passes through character area 

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Dog River Basin



Compatible Zoning 
Districts for Future 
Rezonings

•	 AG

•	 RA

•	 PUD (limited)

Other Considerations:
•	 Density Transfer Program should be explored here

•	 Community desire/need for improved access to commercial services 
such as a grocery store

•	 Community desire to preserve natural areas and rural character

Future Land Use Changes Can Be: 
•	 Rural Places*

•	 County Crossroads 

•	 Public/Institutional

•	 Parks/Recreation Conservation 

•	 Transportation/ Communication/ Utilities

* Predominant Land Use(s)

Dog River Basin



Primary Land Uses: 
•	 Large homesteads on individual 

lots

•	 Large lot single-family home 
subdivisions

•	 Equestrian and golf club 
communities

•	 Master planned, single-
family developments with an 
overall density of 1 unit per 
3 acres (except within the 
Dog River Watershed Overlay 
area), including conservation 
subdivisions

Community Facilities:
•	 Typically lacks public water & 

sewer is not planned.

•	 Modest level of services planned 
due to low-density nature of the 
area.

Master Planned 
Developments: 
•	 Single-family, agriculturally 

oriented and open space and 
master planned developments

•	 Small integrated commercial as 
designated.

Appropriate Zoning 
Districts:
•	 AG

•	 RA

•	 C-G

•	 OI-L Max 3,000 SF

•	 PUD

Character Areas:
•	 Resort Conservation

•	 Byway Reserve

•	 Dog River Basin

•	 Winston

•	 Rural Reserve

•	 Traditional Neighborhood

The complete Comprehensive Plan Update can be found online at www.douglascountyga.gov. 

Rural Places

While considered largely suburban, much of Douglas County’s identity is 
tied to its rural, small-town heritage and its pristine natural resources. 
Although large-scale farms are not a major use within the County, many 
smaller homestead, hobby-agriculture, and estate farms still exist. 
Active farming operations and agriculturally-oriented land uses are 
encouraged within the Rural Places FLU designation. Rural residential 
developments, including large lot single-family homes, are also appropriate 
and can accommodate modest residential growth. This FLU designation 
encompasses sensitive natural resources that require additional protection; 
thus, conservation activities to mitigate environmentally sensitive conditions 
are also encouraged within Rural Places. Areas within this category can 
accommodate limited “County Crossroads” type commercial in identified 
nodes; however, the intent of the Rural Places FLU designation is to preserve 
the County’s its scenic rural landscape and rural-residential community 
rooted in its agrarian history.

Policies and Implementation Strategies:

•	 Retain and conserve the rural character in the area

•	 Protect sensitive natural resources areas and encourage conservation 

•	 Encourage and accommodate the further development of estates and 
mini-farms that are consistent with growth policies of Douglas and that 
blend into the overall fabric of the County

•	 In order to maintain and protect rural character, provide limited 
service levels to these areas, in terms of transportation and sewer 
improvements, and do not plan for sewer expansion


	 APPROVAL of MINUTES
	 Approve the minutes from the February 3, 2026 meet
	February 3, 2026


	 AGENDA
	 Big Power Developments 5, LLC – a request for a Sp
	S2025-13 Big Power Staff Report all combined_reduced

	 Lithia Investments, LLC – a request for a rezoning
	Z2026-07_lithia_march_staff-report

	 Black Horse, LLC – a request for a rezoning from C
	Z2026-14__S2026-08 Black Horse Special Use Staff Report

	 Dana Hayes – a request for a special use permit to
	S2026-15 Dana Hayes_all combined

	 6615 Harper, LLC – a request for a special use per
	6615 Harper Rd LLC Staff Report_all combined

	 Kiran Chinthagumpula – request for a special use p
	S2026-17 Kiran Chinthagumpula_all combined

	 Taylor Smith -  a request for a rezoning from C-G 
	Z2026-18 Taylor Smith staff report_all combined

	 Kaio Quinan – a request for a special use permit t
	S2026-19 Kaio Quinana Staff Report_all combined


	 OTHER BUSINESS
	 ADJOURN

	Case Name: Lithia Investments
	Case No: Z2026-07
	Meeting Date: 1/6/26
	Check Box42: Off
	Check Box43: Yes
	Check Box44: Off
	Check Box45: Off
	Check Box46: Yes
	Check Box47: Off
	Check Box48: Yes
	Check Box49: Off
	Check Box50: Off
	Check Box51: Off
	Check Box52: Off
	Check Box53: Off
	Check Box54: Off
	Check Box55: Yes
	Check Box56: Off
	Check Box57: Off
	Check Box58: Off
	Check Box59: Off
	Check Box60: Yes
	Check Box61: Off
	Text62: A similar site plan was reviewed by DRC on 3/5/25.  The main difference with this site plan from the previous plan is the development entrance off of Veterans Memorial Hwy.  Another DRC review of the current plan was not needed.
	Text63: Yes, there are cleared areas but most of the property is wooded.
	Text64: There are cleared areas, but most of the property has trees.
	Text1: 
	CASE NUMBER: S2026-07
	DATE OF MEETING: 
	PROPOSED ZONING 1: 
	CURRENT ZONING: 
	OWNERS NAME: Lithia Investments
	MAILING ADDRESS: 
	LOCATION OF PROPERTY: 
	LAND LOT: 
	DISTRICT: 
	SECTION: 
	PARCEL: 
	Check Box15: Yes
	Check Box16: Off
	Check Box17: Off
	Text18: Multiple zoning and litter violations throughout all three (3) listed property addresses.
	Check Box19: Off
	Check Box20: Yes
	Text21: N/A
	Text22: N/A
	Text23: Over the past few years, there have been multiple violations of prohibited heavy truck parking, prohibited paving, a prohibited asphalt milling sales business, various forms of litter, and prohibited vehicle sales on the listed three (3) property addresses. There has also been a long standing history of a lack of cooperation and of correcting the violations by the property owner(s), accompanied by a very nonchalant and flippant attitude concerning the bringing up of violations by the Douglas County Code Enforcement Department. In short, Code Enforcement has seen an almost complete lack of disregard for following any processes and procedures outlined in the Douglas County codes that pertain to these properties.
	CASE NUMBER 1: S2026-08
	ADF: 
	PEAK: 
	Treatment Plant: South Central WWTP
	Check Box1: Yes
	Check Box2: Off
	Check Box3: Off
	Check Box4: Yes
	Check Box5: Off
	Text6: 8" main in Campground Road 
	Text7: Recommend fire flow test
	Text8: Recommend fire flow test
	Text9: No
	Text10: Yes, 8" sewer in Hamrick Road; 4,250 feet
	Check Box11: Yes
	Check Box12: Off
	Check Box13: Yes
	Check Box14: Off
	Text19: No plans have been submitted. 
	Text20: 
	Case Name1: Black Horse LLC
	Case No1: S2026-08
	Meeting Date1: 1/6/26
	Check Box421: Yes
	Check Box431: Off
	Check Box441: Off
	Check Box451: Off
	Check Box461: Yes
	Check Box471: Off
	Check Box481: Yes
	Check Box491: Off
	Check Box501: Off
	Check Box511: Off
	Check Box521: Off
	Check Box531: Yes
	Check Box541: Off
	Check Box551: Off
	Check Box561: Off
	Check Box571: Off
	Check Box581: Off
	Check Box591: Off
	Check Box601: Off
	Check Box611: Off
	Text621: This site plan was reviewed by DRC on 11/12/25.
	Text631: Yes, the property is mostly wooded.
	Text641: Yes, the property is mostly wooded.
	Text11: None.
	CASE NUMBER1: S2026-08
	DATE OF MEETING1: January 6, 2026
	PROPOSED ZONING 11: 
	CURRENT ZONING1: 
	OWNERS NAME1: Black Horse, LLC
	MAILING ADDRESS1: 
	LOCATION OF PROPERTY1: 
	LAND LOT1: 
	DISTRICT1: 
	SECTION1: 
	PARCEL1: 
	Check Box151: Yes
	Check Box161: Off
	Check Box171: Off
	Text181: N/A
	Check Box191: Off
	Check Box201: Yes
	Text211: Property is in the Secondary Dog River Basin. An impervious surface limit of 25% applies.
	Text221: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Text231: 
	CASE NUMBER 11: S2026-15
	DATE OF MEETING2: March 3, 2026
	ADF1: 
	PEAK1: 
	Treatment Plant1: Sweetwater Creek WWTP
	Check Box18: Yes
	Check Box21: Off
	Check Box31: Off
	Check Box41: Yes
	Check Box510: Off
	Text61: 4" main in Trail Creek Circle  
	Text71: Recommend fire flow test
	Text81: Recommend fire flow test
	Text91: No
	Text101: Yes, 8" sewer in Trail Creek Circle 
	Check Box111: Yes
	Check Box121: Off
	Check Box131: Yes
	Check Box141: Off
	Check Box152: Yes
	Check Box162: Off
	Check Box172: Off
	Text182: N/A
	Text191: No plans have been submitted. 
	Text201: 
	Text212: 
	Text222: No Objection

Prepared by: Diana Johnson
	Case Number: S 2026-15
	Date of Meeting: 3.3.26
	Check Box24: Yes
	Check Box25: Off
	Check Box26: Off
	Text27: Property currently has public water
	Text28: Property is currently connected to sewer. 
	Text29: None known. 
	Text30: NA
	Text31: As part of the state licensing process Environmental Healt will be asked to sign a form presented by the owners.  There is a fee associated with this service.  
	Text32: 
	Text33: 
	Case Name2: Dana Hayes
	Case No2: S2026-15
	Meeting Date2: 3/3/26
	Check Box422: Yes
	Check Box432: Off
	Check Box442: Off
	Check Box452: Off
	Check Box462: Yes
	Check Box472: Yes
	Check Box482: Off
	Check Box492: Yes
	Check Box502: Off
	Check Box512: Off
	Check Box522: Off
	Check Box532: Off
	Check Box542: Off
	Check Box552: Off
	Check Box562: Off
	Check Box572: Off
	Check Box582: Off
	Check Box592: Off
	Check Box602: Off
	Check Box612: Off
	Text622: The applicant met with DRC on 2/4/26.  No DRC requirements are expected due to this being an existing personal care home that has legally been in operation for a number of years.
	Text632: Yes, behind the house to the rear of the property is wooded.
	Text642: Only behind the home.
	Text12: None.
	CASE NUMBER 12: S2026-16
	DATE OF MEETING3: March 3, 2026
	ADF2: 
	PEAK2: 
	Treatment Plant2: Sweetwater Creek WWTP
	Check Box110: Yes
	Check Box22: Off
	Check Box32: Off
	Check Box410: Yes
	Check Box513: Off
	Text65: 6" main in Ben Hill Road
	Text72: Recommend fire flow test
	Text82: Recommend fire flow test
	Text92: No
	Text102: Yes, 8" sewer in Lakeside Mobile Home Park; 3,221 feet
	Check Box112: Yes
	Check Box122: Off
	Check Box132: Yes
	Check Box142: Off
	Check Box153: Yes
	Check Box163: Off
	Check Box173: Off
	Text183: N/A
	Text192: No plans have been submitted. 
	Text202: 
	Text213: 
	Text223: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Name3: 6615 Harper Rd LLC
	Case No3: S2026-16
	Meeting Date3: 3/3/26
	Check Box423: Yes
	Check Box433: Off
	Check Box443: Off
	Check Box453: Off
	Check Box463: Yes
	Check Box473: Off
	Check Box483: Yes
	Check Box493: Off
	Check Box503: Off
	Check Box514: Off
	Check Box523: Off
	Check Box533: Off
	Check Box543: Off
	Check Box553: Yes
	Check Box563: Off
	Check Box573: Yes
	Check Box583: Off
	Check Box593: Off
	Check Box603: Off
	Check Box613: Off
	Text623: It is recommended that the applicant meet with DRC to understand the required property improvements for the intended use.
	Text633: No.
	Text643: No.
	Text13: DOT will likely require improvements along Harper Rd to provide defined ingress/egress points.
	CASE NUMBER 13: S2025-17
	DATE OF MEETING4: March 3, 2026
	ADF3: 
	PEAK3: 
	Treatment Plant3: Sweetwater Creek WWTP
	Check Box113: Yes
	Check Box23: Off
	Check Box33: Off
	Check Box411: Yes
	Check Box515: Off
	Text66: 16" main in W. County Line Road
	Text73: Recommend fire flow test
	Text83: Recommend fire flow test
	Text93: No
	Text103: Yes, 8" sewer in Fairburn Road; 997 feet
	Check Box114: Yes
	Check Box123: Off
	Check Box133: Yes
	Check Box143: Off
	Check Box154: Yes
	Check Box164: Off
	Check Box174: Off
	Text184: N/A
	Text193: No plans have been submitted. 
	Text203: 
	Text214: 
	Text224: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Number1: S 2026-17
	Date of Meeting1: 3.3.26
	Check Box241: Yes
	Check Box251: Off
	Check Box261: Off
	Text271: Property currently has public water
	Text281: UNKNOWN AT THIS TIME
	Text291: None known. 
	Text301: SEE ATTACHD SEPTIC DIAGRAMS .


	Text311: THIS PROPERTY WOULD NEED AN EXISTING EVALUATION TO DETERMINE THE EFFECT ON THE EXISTING SEPTIC SYSTEM.  



A DEPTARTMENT OF AG. PERMT WILL BE NEEDED. 
	Text321: 
	Text331: 
	Case Name4: Kiran Chinthagumpula
	Case No4: S2026-17
	Meeting Date4: 3/3/26
	Check Box424: Yes
	Check Box434: Off
	Check Box444: Off
	Check Box454: Off
	Check Box464: Yes
	Check Box474: Off
	Check Box484: Yes
	Check Box494: Yes
	Check Box504: Off
	Check Box516: Off
	Check Box524: Off
	Check Box534: Off
	Check Box544: Off
	Check Box554: Off
	Check Box564: Off
	Check Box574: Off
	Check Box584: Off
	Check Box594: Off
	Check Box604: Off
	Check Box614: Off
	Text624: None.
	Text634: No.
	Text644: No.
	Text14: None.
	Case Name5: Taylor Smith
	Case No5: Z2026-18
	Meeting Date5: 3/3/26
	Check Box425: Off
	Check Box435: Yes
	Check Box445: Off
	Check Box455: Yes
	Check Box465: Off
	Check Box475: Yes
	Check Box485: Off
	Check Box495: Off
	Check Box505: Off
	Check Box517: Off
	Check Box525: Off
	Check Box535: Off
	Check Box545: Off
	Check Box555: Yes
	Check Box565: Off
	Check Box575: Off
	Check Box585: Off
	Check Box595: Off
	Check Box605: Off
	Check Box615: Off
	Text625: DRC met with the applicant about the site requirements on 2/4/26.  If approved, the applicant will be required to come back to DRC to address the comments that have been provided.  
	Text635: Only in the floodplain area to the rear of the property.
	Text645: Only in the floodplain area to the rear of the property.
	Text15: None.
	Case Number2: Z 2026-18
	Date of Meeting2: 3.3.26
	Check Box242: Off
	Check Box252: Yes
	Check Box262: Off
	Text272: Property currently has public water
	Text282: Property is currently connected to sewer.
	Text292: None known. 
	Text302: Must remain on sewer. 


	Text312: 
	Text322: 
	Text332: 
	CASE NUMBER 14: S2025-18
	DATE OF MEETING5: March 3, 2026
	ADF4: 
	PEAK4: 
	Treatment Plant4: Sweetwater Creek WWTP
	Check Box115: Off
	Check Box27: Yes
	Check Box34: Off
	Check Box412: Yes
	Check Box518: Off
	Text67: 8" main in Crestmark Blvd
	Text74: Recommend fire flow test
	Text84: Recommend fire flow test
	Text94: No
	Text104: Yes, 12" sewer in Crestmark Blvd 
	Check Box116: Yes
	Check Box124: Off
	Check Box134: Yes
	Check Box144: Off
	Check Box155: Yes
	Check Box165: Off
	Check Box175: Off
	Text185: N/A
	Text194: No plans have been submitted. 
	Text204: 
	Text215: State waters and mapped floodplain are on the property in the Sweetwater Creek basin.  A 50-foot buffer and addititona; 25-foot impervious setback would apply.  

	Text225: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	CASE NUMBER 15: S2025-19
	DATE OF MEETING6: March 3, 2026
	ADF5: 
	PEAK5: 
	Treatment Plant5: South Central WWTP
	Check Box117: Yes
	Check Box28: Off
	Check Box35: Off
	Check Box413: Yes
	Check Box519: Off
	Text68: 8" main in Driskell Drive 
	Text75: Recommend fire flow test
	Text85: Recommend fire flow test
	Text95: No
	Text105: Yes, 8" sewer in Spring Valley Court; ~13,000 feet
	Check Box118: Yes
	Check Box125: Off
	Check Box135: Yes
	Check Box145: Off
	Check Box156: Yes
	Check Box166: Off
	Check Box176: Off
	Text186: N/A
	Text195: No plans have been submitted. 
	Text205: 
	Text216: Property in the Dog River Basin.  Impervious surface area limited to 18% of parcel. 

	Text226: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Name6: Kaio Quinan
	Case No6: S2026-19
	Meeting Date6: 3/3/26
	Check Box426: Yes
	Check Box436: Off
	Check Box446: Off
	Check Box456: Off
	Check Box466: Yes
	Check Box476: Off
	Check Box486: Yes
	Check Box496: Off
	Check Box506: Off
	Check Box5110: Off
	Check Box526: Off
	Check Box536: Yes
	Check Box546: Off
	Check Box556: Off
	Check Box566: Off
	Check Box576: Off
	Check Box586: Off
	Check Box596: Off
	Check Box606: Off
	Check Box616: Off
	Text626: DRC met with the applicant about the site requirements on 2/4/26.  If approved, the applicant will be required to come back to DRC to address the comments that have been provided.  
	Text636: The property is partially wooded with large areas of trees and open fields.
	Text646: Yes.
	Text16: None.


