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APPROVAL of MINUTES  
  
Approve the minutes from the May 5, 2026 meeting 
 
AGENDA 
Z2026-
31/S2026-32 

Aleene Duff – A request for a rezoning from R-LD (residential low 
density) to R-A  (residential agriculture) and a Special Use Permit to 
allow dog & cat grooming located at 6441 Union Grove Road, Lithia 
Springs, 30122.  Land lot(s) 244, District 18, Section 2 & Parcel(s) 9. 
Lot size:  3.13 acre(s).  Application signed by Aleene 
Duff.  Commission District #1. 

S2026-33 John Lawrence – A request for a Special Use Permit renewal to 
continue agriculture and seasonal use located on Hwy. 166, 
Douglasville, 30135.  Land lot(s) 93, District 1, Section 5 & Parcel(s) 
17.  Lot size: 2 acres.  Application signed by John 
Lawrence.  Commission District #3. 

S2026-34 Vertical Bridge c/o Baker Donelson Law Firm – A request for a 
Special Use Permit to allow a telecommunications tower located at 
8920 Highpoint Road, Villa Rica, 30180.  Land lot(s) 236, District 2, 
Section 5 & Parcel(s) 16.  Lot size: 20 acre(s).  Application signed by 
Mary Palmer.  Commission District #4. 
  

S2026-35 Jose & Jannica Villanueva- A request for a Special Use Permit to 
allow a short-term rental located at 2725 Brandt Place, Lithia Springs, 
30122.  Land lot(s) 919, District 18, Section 2 & Parcel(s) 9.  Lot size: 
1.88 acre(s).  Application signed by Jose Villanueva.  Commission 
District #2. 

Z2026-46 Art Carter – A request for a rezoning from C-G (general commercial) 
to LI (light industrial to bring to continue a manufacturing company 
located at 1470 Dale Court, Austell, 30168.  Land lot(s) 257, District 
18, Section 2 & Parcel(s) 11.  Lot size: 3.15 acre(s).  Application 
signed by Art Carter.  Commission District # 2.     
  

Z2026-
37/S2026-38 

Russell Howard – A request for a rezoning from LI-C (light industrial 
w/conditions) & R-A (residential agriculture) to LI (light industrial) and a 
Special Use Permit to allow to expand a gravel lot expansion located at 
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4018 & 4050 King Drive, Douglasville, 30135.  Land lot(s) 160, District 
1, Section 5 & Parcel(s) 78 & 79.  Lot size: 2 acre(s).  Application 
signed by Russell Howard.  Commission District #2. 

S2026-39 Clark Davidson for Gulf South Towers – A request for a Special Use 
Permit to allow a telecommunication tower located at 4371 Hwy 92 & 
Hwy 166, Douglasville, 30135.  Land lot(s) 138, District 1, Section 5 & 
Parcel(s) 27.  Lot size: 10.72 acre(s).  Application signed by Steve 
Watkins.  Commission District #2. 

S2026-40 Luis De La Rosa – A request for a Special Use Permit to allow an 
1,426 square foot accessory structure located at 1346 McIntosh Road, 
Douglasville, 30134.  Land lot(s) 735, District 18, Section 2 & Parcel(s) 
1.  Lot size: 2.79 acre(s).  Application signed by Luis De La 
Rosa.  Commission District #1. 

S2026-43 Noah Shook – A request for a Special Use Permit to allow outdoor 
storage of landscaping material located at 13221 & 13225 Veterans 
Memorial Highway, Douglasville, 30134.  Land lot(s) 164, District 2, 
Section 5 & Parcel(s) 11.  Lot size: 2.3 acre(s).  Application signed by 
Noah Shook.  Commission District #4. 
  

S2026-45 B9 Douglas Hills Road Owner, LLC – A request for a Special Use 
Permit to bring the property into compliance located on Douglas Hill & 
Bullard Roads.  Land lot(s) 768, District 18, Section 2 & Parcel(s) 1 
and Land lot(s) 797, District 18, Section 2 & Parcel(s) 8.  Lot size: 116 
acre(s).  Application signed by Eric Gilbert.  Commission District #2. 

 
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, Chairman was absent  Romona Jackson-Jones, Chairman 

Frank Payne, Vice-Chairman   Mark Alcarez, Vice Chairman 

Brandon Pennamon was absent   Henry Mitchell 

Orrick Curry      Whitney Kenner-Jones 

Melissa Polk      Martin Raxton 

Chris Small 

Larry Toney    

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 Minter, County Attorney 

Tiffany Stewart-Stanley 

Minutes 

Mr. Payne called for a motion for the minutes of the March 31, 2026 meeting. 

Ms. Polk made a motion to recommend approval of the minutes from the March 31, 2026 
meeting.  Mr. Curry seconded the motion. 

Motion carries 6-0. 

Recommendation is to approve the minutes from the March 31, 2026 meeting. 
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Chairman Jackson Jones called for a motion for the March 31, 2026 meeting. 

Commissioner Raxton made a motion to approve the minutes from the March 31, 2026 
meeting.  Commissioner Kenner-Jones seconded the motion. 

Motion carries 5-0. 

The minutes from the March 31, 2026 meeting are approved. 

 

        Application S2026-23 

First Line Home Care & Medical, Inc.  A request for a Special Use Permit to allow a 
residential care facility located at 4130 Midway Road, Douglasville, 30134.  Land lot(s) 836, 
District 18, Section 2 & Parcel(s) 5.  Lot size: 1.52 acre(s).  Application signed by Lloyd 
Onyirimba.  Commission District #1. 

Ms. Glynn presented this application. 

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. 

Recommendation: 

Staff recommends approval of the special use permit. 

Findings: 

Staff is recommending approval 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, 
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and welfare. 

Mr. Lloyd Onyirimba of 4130 Midway Road represented this application.  He stated at the 
personal care home we will provide activities of daily living for the residents.  There will be 
between three to four residents.  We will have on  CAN to be present each day to assist the 
residents.  There won’t be an impact to road traffic.  Any vehicles will be parked on the 
premises.  As far as noise, that won’t be people coming in and out.  The property value:  we 
will not restructure the beauty or build a new structure.   

Ms. Rosaline Fonju of 4850 Wynford Lane spoke in favor of this application.  She is a 
registered nurse.  Ms. Fonju went over the mission for the personal care home.   

No one else spoke in favor of this application.   

No one spoke in opposition to this application. 

Mr. Curry asked Mr. Onyirimba how many people will occupy and provide service for. 

Mr. Onyirimba replied three to four. 

Mr. Curry asked how many bedrooms. 

Mr. Onyirimba replied five bedrooms. 

Mr. Curry asked are you in an HOA community. 

Mr. Onyirimba replied, no. 

Ms. Polk asked if 4130 Midway Road is where you reside. 

Mr. Onyirimba replied, yes. 

Ms. Polk asked will it just be you and the nurse residing there. 

Mr. Onyirimba replied, just me. 

Ms. Polk asked how long have you lived at this residence. 

Mr. Onyirimba replied since 2023. 

Ms. Polk asked what type of residents will you have such as their limitations, their level of 
care you’ll need to provide. 

Mr. Onyirimba replied there will be no medical care. 

Ms. Polk asked about the CNA that will be on premises as well as the registered nurse. 

Mr. Onyirimba stated that the registered nurse will come and go.  
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Ms. Polk asked Ms. Duncan asked as the request for a Special Use Permit, as a residential 
care facility noting that there are employees, does that not change the classification of 
what is being done at this location. 

Ms. Duncan explained that for a personal care home, the regulation under the code is that 
the primary care taker has to be the owner of the property.  It has to be owner-occupied and 
the owner is the primary care taker.  We need clarification when he says he will have nurses 
come and go.  It would not be the expectation that there would be staff coming on a regular 
basis in the care giving capacity.  If at some point a home-health care worker is called on a 
case by case basis to provide services that would be typical of anyone living in a residential 
care setting, that would be something different than having an employee coming to the 
home.  I think it is worth clarifying whether the intent is to have the employee coming to the 
home or whether in the instance of someone needing follow up attention to a medical 
procedure and someone coming case by case. 

Ms. Polk asked in the event if the requesting client states that he does have intentions of 
someone be there pretty regularly, would it change the classification of the request. 

Ms. Duncan explained that under personal care home, the idea is that if falls under a home 
occupation ordinance.  For these types of uses the residents of the property are they 
employees of the business.  Hiring someone to come in as an employee that would be 
coming in day in and day out would not be the expectation.   

Ms. Polk asked Mr. Onyirimba could you give me the picture of the roll the CNA would play.  
What is the reason you are having a CNA?  Also, having a registered nurse who is employed 
and what her roll is and lastly, you stated that you are the one residing in this home.  Would 
you be having female clients as residents? 

Mr. Onyirimba explained that the nurse would be supervisory.  It’s not something that 
happens everyday to make sure the people that are there are taken care of.  It’s a quality 
assurance.  Also, the CNA is not a care giver but CNAs also work as personal care 
assistants.   

Ms. Polk asked Mr. Onyirimba what trying to do you have for yourself to be there in the 
home with persons that are there because they are there because they are elderly or need 
assistance.   

Mr. Onyirimba stated I’ve been in the care business since 2009.  I don’t have a CNA but I’ve 
worked with personal care associates.  My daughter will be a CNA in a year and I own the 
property with my daughter.   

Mr. Curry asked Mr. Onyirimba are you certified in CPR. 
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Mr. Onyirimba replied yes. 

Mr. Payne asked Mr. Onyirimba have you talked to your neighbors. 

Mr. Onyirimba replied yes. 

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

Commission Mitchell asked Onyirimba you’ve been in this business since 2009 and you’re 
CPR trained. 

Mr. Onyirimba replied yes. 

Commissioner Mitchell asked since this is your home you will be living there. 

Mr. Onyirimba replied correct. 

Commissioner Mitchell asked will this be for both male and females. 

Mr. Onyrimba stated we’re looking at all male intially. 

Commissioner Mitchell asked what will determine that. 

Ms. Fonju explained that the intent is to serve only male clients at this time.  Because of 
guidelines we cannot mix both sexes. 

Commissioner Mitchell asked there will be three to four clients at a time.  Will that free up 
room for you if you have five bedrooms? 

Ms. Fonju replied yes. 

Commissioner Mitchell asked Ms. Glynn where on Midway road is this located. 

Commissioner Alcarez explained the location. 

Commissioner Mitchell asked if you have four individuals will there be four additional cars 
parked there along with your cars. 

Ms. Fonju replied no.  The way the personal care home is set, if there is any need for a nurse 
to come out, the nurse from DCS only comes out to assess once every three months.  If 
there is a client that needs additional services it has to be approved by the state.  At this 
point, the clients that we’re looking at are not medically fragile.   

Commissioner Alcarez asked Mr. Onyirimba you stated that it has five bedrooms but down 
in the basement, that one room is so small.  How are you clarifying that as a bedroom?  It’s 
more like a storage room.  I’ve been to that house.   

Mr. Onyirimba stated that it’s not small.  
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Commissioner Alcarez asked if it would be a separate living area for someone downstairs 
or is that where you’re going to live.  I know it has a full kitchen and bath downstairs. 

Mr. Onyirimba stated that there is no full kitchen there.   

Commissioner Alcarez asked upstairs, you have the one bedroom that leads out to the 
front porch that leads to an exit. 

Mr. Onyirimba replied there is no front porch. 

Commissioner Alcarez stated there is a front porch. 

Mr. Onyirimba stated we have a garage. 

Commissioner Alcarez explained yes, but it comes around. 

Mr. Onyirimba stated there is a garage and a door but no front porch. 

Commissioner Alcarez stated I was just trying to get an understanding because I know that 
there’s things inside there that obviously would have to be modified or remodeled.  I know 
the stairs from the basement need a handrail. I was just trying to figure out where you get 
the fifth bedroom from because unless you have a child’s bed in there that room is small. 

Ms. Fonju stated that we plan to make the a common area for the clients. 

Commissioner Mitchell asked Ms. Glynn were there conditions if this were approved. 

Ms. Glynn replied no conditions. 

There were no more questions from the Board of Commissioners. 

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

Mr. Curry made a motion to recommend approval of Application S2026-23.  Mr. Toney 
seconded the motion. 

Motion carries 3-1.   

Ms. Polk opposed Application S2026-23. 

Mr. Payne did not vote.  

Recommendation is to approve Application S2026-23. 

Commissioner Mitchell made a motion to approve Application S2026-23. Commissioner 
Kenner-Jones seconded the motion. 

Motion carries 5-0. 
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Application S2026-23 is approved. 

        Application S2026-25 

Yoneida Rojas – A request for a Special Use Permit to allow a short-term rental located at 
6295 Hillpine Drive, Douglasville, 30135.  Land lot(s) 99, District 2, Section 5 & Parcel(s) 
112.  Lot size: .45 acre(s).  Application signed by Yonieda Rojas.  Commission District # 3. 

Ms. Glynn presented this application. 

Special Use Permit Criteria Discussion: 

The proposed Special Use does not change the principal use of the property as a single-
family residential structure. The applicant does not propose to make additional changes to 
the interior or exterior to accommodate the Special Use. 

Findings: 

Staff is recommending approval 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. 

  Ms. Yoneida Rojas of 6295 Hillpine Drive of Douglasville represented this application.  She 
stated that I was just like the opportunity for this short-term rental. 

No one spoke in favor of this application. 

Ms. Cindy Brock of 6256 Hillpine Drive spoke in opposition to this application.  She stated 
that we’re trying to find out if this is for the upcoming soccer games, if she’ll rent the house 
to one person, will it be separate rooms.  The live on a hill and there’s three cars sitting on 
the road and they have two driveways.  You cannot see if coming towards their house.  You 
can’t see over the hill.  We’re concerned about the traffic because it’s always taking a 
chance going up the hill or coming down the hill.  Is it a short rental for one person or are 
they going to rent out rooms? 

No one else spoke in opposition to this application. 

Mr. Curry asked Ms. Rojas how many people will be staying here.  Is this AirBnb or VRBO? 
How’s this property going to be utilized with this special use permit?  
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Ms. Alandra Rojas, Ms. Rojas’ daughter explained that the home will be an AirBnb.  The 
house has three bedrooms and it will be capped at six guests max.  Our strict rule prevents 
any parties.   

Mr. Curry asked how many guests at a time. 

Ms. Rojas stated it’s capped at six guests because there’s only two guests allowed in each 
bedroom according to AirBnB rules.  

Mr. Curry asked how many cars can your driveway hold. 

Ms. Rojas stated we have two parking spaces, one on the right and one on the left.  The one 
on the right fits four cars and the one on the left is the same amount.   

Ms. Rojas explained that the car that is there no belongs to a guy that lives there.  It’s 
broken and needs time to fix the car.   

Mr. Curry asked about security. 

Ms. Rojas explained that we’ll have the smart lock system and exterior security cameras 
and we already have automatic exterior lights.   

Ms. Polk asked Ms. Rojas do you reside at this home. 

Ms. Rojas replied yes. 

Ms. Polk asked how many persons in your immediate family reside in this home. 

Ms. Rojas stated three. 

Ms. Polk asked you’re wanting to extend it to an additional six persons so nine possibly 
because you said your max six.  

Ms. Rojas explained that I have the basement.  It’s three bedrooms, one bath and a kitchen.  
I plan to stay in the basement and rent the top.   

Ms. Polk asked how many vehicles do you have currently without having any guests. 

Ms. Rojas stated two. 

Ms. Polk asked you will use one driveway for you and utilize the second driveway for your 
guests. 

Ms. Rojas replied yes. 

Mr. Payne asked if there would be a separate entrance. 

Ms. Rojas replied yes. 
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There were no more questions from the Planning & Zoning Board. 

Commissioner Raxton asked about the car that is parked on the street.  Does that car 
belong to you or a family member.  I’m trying to get an understanding because cars should 
not be parked on the street more than 24 hours.   

Ms. Rojas explained that someone is using the basement right now.  He’ll stay for one 
month and his lease will end.  He has a car that is not working right now.  He asked for a 
little time to repair because I mentioned that I did not want the car in front of the property.  
He asked for a little time to fix it and then remove it. 

Commissioner Raxton asked Ms. Duncan it’s my understanding unincorporated part of the 
county no vehicles should be parked on the street over 24 hours.  

Ms. Duncan replied that is correct.  If this complaint were to be received through Code 
Enforcement it would be investigated and if it were found that the car was disabled or not 
able to run and is parked on the street then citations would be issued.   

Commissioner Raxton stated that is a concern, a car parked there not working is illegal.  
Hearing from the neighbor there are cars parked on the street based on where you live on 
the hill there it’s hard to see now.  If we have six individuals that will be there they will have 
more than one vehicle parked on the street can which can impair safety on the street.  How 
will that be handled? 

Ms. Rojas asked could you repeat the questions. 

Commissioner Raxton asked how many cars will you allow. 

Ms. Rojas stated that we can require that all cars that come to the home to park in the 
driveway so that there is sufficient space.  The only reason that car is on the road is 
because of oil leaking problem and the driveways were recently made.  

Commissioner Raxton asked when the guests are there are you planning to stay there. 

Ms. Rojas replied I’m planning to live on the property.  I want to live with my two kids, my 
little ones.  It’s only my two kids in the basement . 

Commissioner Raxton asked so you’ll be there even when the upstairs is rented out. 

Ms. Rojas replied yes, sir. 

Commissioner Raxton asked are you planning to do this as part of a special event that was 
asked by your neighbor, World Cup. 
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Ms. Rojas replied not really.  I want to do this because I’m a single mom and I’m trying to get 
a little more extra pennies for my family. 

Commissioner Raxton stated that I am concerned about six individuals with three 
bedrooms and one bath. 

Ms. Rojas explained that the top is really four bedrooms.  When I purchased the property 
they made the garage a bedroom.  It’s four bedrooms and two bathrooms.   

Commissioner Raxton asked if there were beds in the bedrooms now. 

Ms. Rojas replied yes. 

Commissioner Raxton asked so they are already utilized. 

Ms. Rojas replied yes. 

Commissioner Raxton asked how many baths. 

Ms. Rojas replied two. 

Commissioner Raxton asked what percentage of the time are you looking to utilize this as a 
short-term rental. 

Ms. Rojas replied we want to use it on a monthly basis.  More than once a month. 

Commissioner Raxton stated that I’m concerned about the six individuals.  Is there any 
flexibility in the maximum number you willing to have there especially if you are going to 
have yourself and small children in the house as well.   

Ms. Rojas explained that some guests from our experience don’t use all the four bedrooms.  
From our knowledge there’s always one car that arrives. 

There were no more questions from the Board of Commissioners. 

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

Ms. Polk asked am I permitted to ask the staff a question at this point to get a clarification 
on something. 

Ms. Duncan replied there is no motion on the floor and if there’s an additional question I’m 
happy to answer it for you or you could make a motion and then as part of a discussion we 
can provide clarification. 

Ms. Polk asked the client had mentioned in their past experience which tells me that they 
have already been utilizing their property for that in order for them to have that reference in 
the past.  Having they been using this as an AirBnB and asking for permission? 
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Ms. Duncan stated that we can check our software monitoring platform.  This didn’t come 
from Code Enforcement.  They voluntarily came forward.  We check to see if it’s been 
flagged for having a short-term rental without a permit.  If it has been flagged for short-term 
rentals without a permit the first step would be to come into compliance and come to you 
to get a permit. 

Ms. Polk asked is it appropriate  to establish with the applicant whether it’s ongoing or 
something that they just want to create from fresh. 

Ms. Duncan explained that if the Board were enclined to approve the request for a short-
term rental we would monitor it from here on out.   They would get their business license.  It 
would go into our data base as a legal rental.  If the board is inclined to deny we would 
continue to monitor and track at that one year mark if they have come into compliance.  
That would be that there is not an active listing on the property.   

Mr. Curry made a motion to defer this application until the June 2, 2026 meeting.  Ms. Polk 
seconded the motion. 

Motion carries 4-1. 

Mr. Toney voted to oppose. 

Recommendation is to defer the application until the June 2, 2026 zoning hearing. 

Commissioner Raxton made a motion to approve Application S2026-25 with three 
conditions: 

1. All cars will be parked in the driveway. 
2. No more than two vehicles at any one time as parked in the driveway. 
3. No street parking allowed at all.  

Commissioner Kenner-Jones seconded the motion. 

Commissioner Mitchell asked based on the conditions that were added to this motion 
shouldn’t we ask these guys are they ok with doing that. 

Ms. Duncan explained that if you would like to confirm with them that they are ok with the 
conditions you can do that.  The desire to impose conditions is at the discretion of the 
Board of Commissioners.  If they say no it may influence your vote it would also not change 
whether they are subject to conditions you’ve put in place.   

Motion carries 5-0 with conditions. 

Mr. Payne asked Ms. Rojas do you agree with the conditions. 
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Ms. Rojas replied yes sir. 

        Application S2026-26 

Arezoo Vakili – A request for a Special Use Permit to allow an auto body & paint repair and 
interior repair and maintenance located at 2795 Lake Monroe Road, Douglasville, 30135.  
Land lot(s) 129, District 1, Section 5 & Parcel(s) 189.  Lot size: .76 acre(s).  Application 
signed by Arezoo Vakili.  Commission District 2. 

Mr. Payne announced that Application Z2026-28 has been withdrawn.  Shall we vote on it? 

Ms. Duncan explained that the next item is Z2026-26.  Have I missed something that was 
on the agenda? 

Chairman Jackson-Jones stated that there was something that needed to be removed. We 
didn’t get it off earlier with a vote. 

Ms. Duncan stated it’s just been withdrawn.  I don’t believe you need to vote to amend the 
agenda.  Is that what your are asking?  There is no pending zoning action on that item.  It is 
just withdrawn completely.   

Mr. Cronan presented this application. 

Existing Conditions: 

The site has a 2,086 sq. ft. non-residential structure, built in 1984, currently sited. The 
site has perimeter fencing. Per Occupational Tax records, the existing, active use on this 
property has been automotive repair and maintenance since at least 2015. 
 

Summary of Proposal: 

The applicant is requesting a Special Use Permit to allow automotive repair and 
maintenance when a property is adjacent or across the street from a residentially zoned 
property. The active and existing use on the property is automotive repair and maintenance. 
With the proposal of a 1,500 sq. ft., one-story, 4-bay structure, the current nonconforming 
automotive repair and maintenance use would be expanding, so the applicants are 
required to appear before the Planning & Zoning Board and Board of Commissioners for 
review and approval. The applicants would be required to bring the site up to current 
standards as required under the Unified Development Code which would provide for an 
enhanced streetscape zone to mitigate off-site viewshed impacts and enhanced 
architecture of the proposed building as well as other, required improvements as 
determined by the Development Review Committee. 
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Special Use Permit Criteria Discussion: 

The applicants have met with the Development Review Committee, and the site plan 
incorporates—well-enough for review as concept—the discussed parking, streetscape, 
right-ofway, and fire & safety improvements. Thus, staff is confident that the proposal 
before the Board of Commissioners and Planning & Zoning Board is accurate and true-to-
form of the condition of the property if it were to be approved pending any, minor 
development changes such as any additional shifting of the structures depicted that 
septic-tank infrastructure may require or other, minor changes of that nature. 

Recommendation: 

Staff is recommending approval based upon the following findings: 

Findings: 

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

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

3. The required improvements as a result of the expansion of the automotive repair and 

maintenance constitute orderly development. 

Mr. Akhim of 2031 Carlton Parkway, Douglasville represented this application.  He stated 
that he is the applicant’s husband.  We are a local business owner with an established 
business in Douglasville.  I am seeking to extend our operation that will be responsible and 
consistent with the County’s standards.  This preferred use is compatible with the 
surrounding area and represents thoughtful investment with the continued growth of the 
community.  The project is expected to contribute positively to the local economy by 
supporting job creation.  We have carefully evaluated potential impacts including traffic, 
site design and environmental considerations.  I have taken appropriate steps to ensure 
each of these areas.  I’m committed to maintaining a high standard of operation, to working 
collaboratively with the county staff and ensuring the community with long-term success.  I 
respectively request your approval of the special use permit. 

No one spoke in favor or in opposition. 

There were no questions from the Planning and Zoning Board. 

Commissioner Kenner-Jones commented that it’s my understanding that this applicant has 
gone above and beyond with being responsive to the Planning  & Zoning Department, being 
a good neighbor and steward of the community. I appreciate you coming and making sure 
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your application it completely together and truly understanding the business that you are 
trying to run and make sure you are a good addition to our community. 

There were no questions from the Board of Commissioners. 

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

Ms. Polk made a motion to recommend approval of Application S2026-26.  Mr. Curry 
seconded the motion. 

Motion carries 5-0. 

Recommendation is to approve Application S2026-26. 

Commissioner Kenner-Jones made a motion to approve Application S2026-26.  
Commissioner Raxton seconded the motion. 

Motion carries 5-0. 

Application S2026-26 is approved. 

        Application S2026-27 

J. Franklin Lee – A request for a Special Use Permit to allow a single-family home on the 
amenities lot located at 5289 Brickleberry Way, Douglasville, 30134.  Land lot(s) 702, 
District 1, Section 3 & Parcel(s) 35.  Lot size: .20 acre(s).  Application signed by J. Franklin 
Lee.  Commission District #1.   

Ms. Glynn presented this application. 

Special Use Permit Criteria Discussion: 

The subject parcel is the designated amenities lot for the Autumn Glen subdivision. The 
applicant is requesting a exemption for the required amenity to construct a single-family 
homeon the subject parcel. The subject parcel is adjacent to Highway 92. The widening of 
the rightof-way along Highway 92 has reduced the size of the subject parcel from 0.35 
acres to 0.20 acres. 

Recommendation: 

Staff recommends approval of the special use permit. 

Findings: 

Staff is recommending approval of the proposed Special Use based upon the following 
findings: 
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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. 

Ms. Patricia Booker of Douglasville represented this application.  Mr. Lee built the 
subdivision years ago.   

No one spoke in favor of this application. 

Ms. Tara Moore of 1194 Pleasant Oak Lane, Douglasville spoke in opposition to this 
application.  Ms. Moore stated that she is adjacent to the property that his wants to build 
the home.  I don’t know how he’s going to build a house there.  At 5289, the run-off goes into 
my lot.  On his property, he has trees.  Because of this run-off, those trees are ascending. 
Some trees are leaning.  He hasn’t taken care of that. This property that he wants to build 
on has concrete.  It’s up and we are more down.  Me and my neighbor are concerned with 
the run-off because it’s more water coming onto my property.  Will there be more water 
coming onto my property when he takes the concrete up and has grass there.  

No one else spoke in opposition to this application. 

Ms. Duncan addresses any concerns about the erosion and run-off. 

Mr. Toney asked if a variance application has been filed. 

Ms. Duncan replied at this point no variance application has been filed. If this is approved it 
will have to meet all the requirements for the Unified Development Code.  A minimum of 
1,800 square feet, mid-density setbacks unless we look at the plat for something different 
specified.  If they can’t meet the requirements they will have to come back for a variance. 

Ms. Duncan asked if this is approved tonight they will require a building permit.  It will have 
to go through all of the appropriate reviews that will include the engineering department to 
make sure they are meeting all of the best practice.  Any of the issues will be addressed at 
the time of the building permit.  I can also relay the concerns to the county engineer who is 
not here tonight.  He can send our development inspectors to check up front if there are 
run-off issues, they are being appropriately addresses. 

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

Commissioner Mitchell asked Ms. Glynn if this approved the builder would go through all of 
the building permits to assure that if an additional house is built the landscape would not 
create a problem for the neighbors.   
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Ms. Glynn replied, correct.  They would need to apply for a building permit and will be 
reviewed by several departments for impact.   

Commissioner Mitchell asked if it is built, would they stay within the same frame work , the 
make-up or the look of the existing houses.  Is that something that’s been around for a 
minute.   

Ms. Duncan explained that under Appendix A of the Unified Development Code we do have 
minimum requirement for architecture standards.  One of the things we do spell out in 
those architecture standards is that they need to take into the consideration of the 
neighborhood.  We will now have them go through that same architectural review that we 
hand make sure they are conforming to what is already there in addition to meeting the 
minimum standards.   

Commissioner Mitchell asked if this is where the pool was. 

Ms. Duncan replied yes, sir.  There was a clubhouse and a swimming pool.  When Hwy. 92 
was widened, the clubhouse and the pool were taken out .   

Commissioner Mitchell asked the average acreage inside that subdivision. 

Ms. Duncan replied I don’t know the average for that subdivision.  I can say in the medium 
residential zoning district the minimum lot size is 10,000 square feet.  With 2/10 of an acre 
this would be in line with the sizes.   

Commissioner Mitchell stated that I know that the Hwy. 92 bypass took up a great bit of 
that property.  I get it.   

Commissioner Mitchell asked if there was an HOA. 

Ms. Duncan explained that if there is an HOA with the age of the community and if not 
renewed then the HOA would not be enforceable.   

There were no more questions from the Board of Commissioners. 

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

Mr. Curry made a motion to recommend approval of Application S2026-27.  Ms. Polk 
seconded the motion. 

Motion carried 5-0. 

Recommendation is to approve Application S2026-27. 

Commissioner Mitchell made a motion to approve Application S2026-27.  Commissioner 
Kenner-Jones seconded the motion. 
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Motion carries 5-0. 

Application S2026-27 is approved. 

      Applications Z2026-29/S2026-30 

Marcus Arceneaux – A request for a rezoning from C-H (heavy commercial) to L-I (light industrial) 
and a Special Use Permit to allow truck parking located at 13301 Veterans Memorial Highway, 
Douglasville, 30134.  Land lot(s) 165, District 2, Section 5 & Parcel(s) 1. Lot size: 4.61 acre(s).  
Application signed by Marcus Arceneaux.  Commission District #4.   

Mr. Cronan presented this application.   

Existing Conditions: 

a. The property is currently vacant and mostly wooded. 

Summary of Proposal: 

a. The applicant is proposing a Rezoning from C-H, Heavy Commercial, to LI, 

Light Industrial, and a Special Use Permit to allow a heavy truck parking facility 

as a principal use with 72 gravel parking spaces proposed. 

Discussion: 

a. The proposed rezoning represents a deviation from long-range planning 

documents whereby the industrially zoned parcels of the Winston area at large is 

meant to be contained in well-defined footprints either in planned, future areas or 

currently existing areas. 

b. The Comprehensive Plan does not support the expansion of industrially zoned 

property outside of defined footprints without a concurrent overall development 

plan to address traffic, environmental, and other concerns as they arise on a siteor 

project-specific basis. The expansion of industrial-oriented uses absent 

concurrency of a master transportation plan or planned roadway improvements to 

facilitate ease of movement for associated heavy truck traffic may adversely 

affect the existing use, value, or usability of adjacent or nearby property. 

c. The proposed use would require the Rezoning to LI to suit the use per Article 2 of 
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the Unified Development Code; however, there has not been a demonstrated 

hardship as to why the property cannot be developed as currently zoned. 

Recommendation and Findings: Request for a Rezoning from C-H to LI 

Staff is recommending denial of the request based upon the following findings: 

1. The Rezoning would modify the intent, purpose, or spirit of the Comprehensive Plan 

insofar as the Winston Small Area Plan does not anticipate the expansion of 
industrialoriented 

uses outside of well-defined footprints. 

2. The Rezoning would adversely affect the public health, safety, or welfare. 

Recommendation and Findings: Request for a Special Use Permit for Heavy Truck 

Parking as a Principal Use without Accessory Uses 

Staff is recommending denial of the request based upon the following findings: 

1. The Special Use would modify the intent, purpose, or spirit of the Comprehensive Plan. 

2. The Special Use would modify the intent, purpose, or spirit of the Unified Development 

Code. 

3. The Special Use would adversely affect the public health, safety, or welfare. 

Mr. Marcus Arceneaux of Lithia Springs represented this application.  He stated that he has 
spoken with several individuals in the area and the need the for truck parking.  There would 
not be an increase in traffic in the area.  Individuals in the area used to park at 1533 
McIntosh Road and 7551 Veterans Memorial but the facilities were sold to a major 
company and won’t allow owner/operators in the area to obtain parking.   

Parking would be available for RVs, boats, trailers and commercial trucks.  This is keeping 
in line with Douglasville Planning code to maintain the character with commercial parking.   

We have 1, 400 trucking companies in Douglasville, Georgia that are owned by individuals.  
For example, Cash Express has three trucks.  There are more small business truck drivers 
like this.  These truck drivers are our neighbors, friends and family members.  With the price 
of diesel skyrocketing why make them drive an extra 37 miles to find adequate parking. 
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In closing, I’m offering a solution for the storage of vehicles mentioned earlier and also 
truck owners and operators.  There would be no hourly, daily or weekly parking for truck 
drivers.  It would be for the community to park their trucks, rvs, boats and trailers.   

The street right next to my property is a junkyard.  Right next to the property is a street 
called Cochran Industrial.  Down the street from my property is called Winston Industrial. 
The property across the street is zoned industrial.  

Mr. Derek Houston of Lithia Springs spoke in favor of this application.  I’m his neighbor.  
When he explained to me about his parking lot that he’s proposing, I need that service as 
well.  I have a trailer that I would like to be able to park on a monthly basis.  I’m actually 
parking it at someone else’s backyard and paying rent there.  I think it’s necessary.  There’s 
nothing like it there in a five mile area. 

No one else spoke in favor. 

Ms. Sabian Kelly of Winston stated that I was under the impression that the Commissioners 
had hired a company to figure out all of our big rigs to get them to slow down in Douglas 
County.  They need to be on I-20 and not on Veterans Memorial and not on our back roads 
and not on Hwy. 166.  They need to stay on I-20.  There is a brand new facility for all those 
trucks on Liberty Road.  They don’t need to come to Winston to park and cause trouble with 
their speeding and accidents.   

In Atlanta, we have OCGA-40-6-51.  There are no big trucks that can go through Atlanta.  I’d 
appreciate it if Douglas County could have the same rule so that they will stay on I-20.  They 
are trying to avoid the transfer station. 

My other concern is I understand that they want to put boats and rvs there.  In Winston, we 
all have major property.  In our subdivision there are three properties that have rvs parked in 
the subdivision.  They are allowed.  For people to have to have a vacant lot to put all of their 
stuff in is not needed in Winston.   

No one else spoke in opposition. 

There were no questions from the Planning & Zoning Board. 

Commissioner Alcarez asked Mr. Cronan we previously denied this application, did we not. 

Mr. Cronan replied yes, sir. 

Commissioner Alcarez asked if this is right next to a residential home.  

Mr. Cronan replied yes.  
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Commissioner Alcarez asked if we approve this and once approve this for truck parking, it 
can be all truck parking, 72 spots, correct. 

Mr. Cronan replied yes,sir.  That would the case unless it were conditioned to be a certain 
percentage and that would be a little odd to administer.  Enforcement would have to kick in 
if there was an infraction with those conditions. 

Commissioner Mitchell asked Mr. Cronan you mentioned that we denied this a few months 
ago.  What is new coming before us? 

Mr. Cronan stated that this is the same site plan presented last time.  I believe the 
applicant has provided this supplement to show the existing uses around the property.  
Other than that I believe the application is exactly the same.  

There were no more questions from the Board of Commissioners. 

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

Ms. Polk made a motion to recommend denial of Application Z2026-29.  Mr. Curry 
seconded the motion. 

Motion carries 5-0. 

Recommendation is to deny Application Z2026-29. 

Commissioner Alcarez made a motion to deny Application Z2026-29.  Commissioner 
Kenner-Jones seconded the motion. 

Motion carries 5-0. 

Application Z2026-29 is denied. 

Chairman Jackson-Jones asked if we had to do S2026-30. 

Ms. Duncan stated that because the zoning failed, S2026-30 would be a moot 
consideration.  That is not a use that would be allowed in the heavy commercial zoning 
district.  So, we don’t need a follow up motion to S2026-30.   

Meeting adjourned. 
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Romona Jackson-Jones, Chairman of the Board of Commissioners 

 

 

 

Johannah Womack, Clerk of the Planning & Zoning Board 
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DOUGLAS COUNTY PLANNING AND ZONING 
REZONING AND SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number Z2026-31/ S2026-32 
Applicant Name Aleene Duff 
Property Owner Name Aleene Duff 
Property Address 6441 Union Grove Road, Lithia Springs 30122 
Land Lot, District, Section, Parcel Land Lot 244 District 18 Section 2 Parcel 9 
Current Zoning Residential Low Density (R-LD) 
Future Land Use Classification Suburban Living 
Character Area Classification Rural Reserve 
Request To rezone the property to AG and a special 

use permit to use the property for dog and 
cat grooming; boarding; and a future farm 
stand 

Associated Future Land Use Map 
Amendment 

n/a 

Size (in acres) 3.1 acres 
Commissioner District 1 
Subject to an HOA, POA, or similar? No 
Recommendation on Rezoning Request • The property does not meet the 

minimum acreage requirements for AG 
zoning, nor for animal boarding, so those 
requested changes should be denied 

• Staff recommends denial of the request 
for dog and cat grooming 

• Staff recommends approval of the 
rezoning to RA, which would allow the 
use of the property for a farm stand 

Meeting Date June 2, 2026 
 
Relevant Code Sections: 

Article Section Description 
2 210(d) Table 2.2 outlines permitted uses by zoning district 

• Pet care services are allowed by special use permit in the AG 
and RA zoning districts only, with additional restrictions as 
specified in Section 319 

3 313 Farm stands are an allowable accessory use in the RA zoning district 
3 319 Specifies minimum acreage required for specific uses related to 

animals 
4 4.03 & 4.04 Specifies minimum acreage required for AG zoning and RA zoning 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
n/a   
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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?  Yes 

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

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

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?  Yes 

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 

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? 

Neutral 

 
Special Use Permit Criteria 

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? 

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? 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 and loading areas on the 
property be located or screened to protect other properties in 
the area from such adverse effects such as noise, light, glare, or 
odor? 

Yes 

8.  Will the 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? 

Yes 

 
Discussion of Criteria: The rezoning of the property to RA would be required to facilitate the 
other requests of the applicant.  Though the rezoning request is supported by the criteria in the 
Code, it is not necessary if the special use permits are not granted.  The property lacks the 
correct acreage for a special use permit for boarding.  The property does have enough acreage 
to operate a grooming facility, however impact statements document previous issues that have 
occurred with the property. Those issues raise concern as to whether approval of the special 
use permit would have an adverse impact on public health, safety and welfare.  
 
Summary of Proposal: The applicant seeks rezoning approval from R-LD to AG for the purpose 
of operating a dog and cat boarding and grooming facility. Eventually, the applicant would also 
like to operate a farm stand on the property.  
  
Existing Conditions: The property is three acres and includes a single family detached house 
and accessory building. An unpermitted grooming operation has been run out of the accessory 
building, but is under a cease and desist until such a time as the Board of Commissioners makes 
a determination on the special use permit request.   
  
Planning Concerns: The applicant has proposed rezoning from R-LD to AG.  The AG zoning 
classification requires a minimum of five acres. The property is only three acres, therefore 
rezoning to AG is not compliant with the minimum standards of the Code.  
 
The Unified Development Code requires a minimum of 10 acres to operate a boarding kennel.  
The subject property only has three acres, therefore the boarding kennel is not compliant with 
the minimum standards of the Code.   
 
Based on impact statements from Animal Control, the applicant has had multiple issues with 
operating a business without proper state and local licenses; issues with their dogs running 
loose onto other properties; concerns about dangerous dogs; and an issue with a bite 
complaint.  The Animal Control department does not recommend approval of the request to 
operate a grooming facility.  
 
Staff has no concerns about rezoning the property from R-LD to RA for the purposes of 
constructing a farm stand. But if the applicant does not propose to initiate the use in the next 
24 months, it may be appropriate to defer rezoning until such a time as use will be established 
on the property.  



Z2026-31/ S2026-32 June 2, 2026 Page 4 of 5 

 
Recommendation: Staff recommends approval of the request to rezone the property from R-LD 
to RA.  Staff recommends denial of the special use permit for dog and cat grooming or boarding 
on the property.  
 
Findings: In regard to the rezoning request, Staff finds 

• The rezoning request is compatible with the Comprehensive Plan Character Area of 
Rural Reserve and Future Land Use classification of Suburban Living. 

• The rezoning request will not modify the intent, purpose or spirit of the Unified 
Development Code.  

• The rezoning request will not adversely impact public health, safety or welfare.  
 
In regard to the special use permit request, Staff finds that  

• The special use permit would adversely impact public health, safety or welfare.  
• The special use permit would modify the intent, purpose or spirit of the Unified 

Development Code.  
 
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) 

• 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 
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• 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 

 
ANIMAL CONTROL 

 
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): 
 

1. __________________________________________________________________ 
 LIVESTOCK   DOMESTIC   EXOTICS 
 
 

2. __________________________________________________________________ 
 LIVESTOCK   DOMESTIC   EXOTICS 
 
 

3. __________________________________________________________________ 
 LIVESTOCK   DOMESTIC   EXOTICS 
 
 
 
IF RELEVANT, DOES THE APPLICANT HAVE ACTIVE LICENSURE FOR 
THE PROPOSED USE: 
 
 
 
 
 
PROPERTY HISTORY: 
 
 

 



HAS APPLICANT REMAINED IN GOOD STANDING WITH RELEVANT 
LICENSING AGENCIES? 

Douglas County YES NO 
Douglas County Animal Services YES NO 
Georgia Department of Agriculture YES NO 

ADDITIONAL COMMENTS OR RELEVANT STATISTICS: 

2022 - First complaints filed with Animal Control after 3 dogs owned by Aleene Duff, tried to attack an elderly citizen in his pasture.

6/2025 - Animal Control responded to an aggressive leash law after 3 dogs tried to attack a citizen. Notice and verbal education was given on leash law ordinance and information on how to apply for Department of Agriculture licensure, SUP via planning and zoning/occupational tax. Advised they were running an animal establishment without a license (1st time).

7/2025 - applied for licensure via Department of Agriculture but failed to set up inspection - file closed. 

3/2026 - Bite Case/Domestic issue 

3/13/26 - Department of Agriculture/Code Enforcement/Animal Control rcvd complaint regarding running an animal establishment without a license, practicing veterinary services without a license and non-compliance with zoning. Again was adivsed by Department of Agriculture inspector that they must apply for licensure through the state and Douglas County (2nd notice).  Advertisement for prescription veterinary medicine was taken down from all sites. 

3/21/26 - Dog vs Dog attack - citation given to both parties for: Public Nuisance, Leash Law, Trespassing and Failure to confine a dangerous dog. Active litigation. 

4/2026 - Stop order for all business activities given by Code Enforcement

















From: Christopher Small
To: Johannah Womack
Subject: Re: June Zoning Impacts
Date: Monday, May 4, 2026 5:17:30 PM
Attachments: image002.png

image003.png

Ms. Womack,

 All applications have been reviewed, and based on the proposed requests, there is no
projected impact on the school system’s enrollment.  

Chris Small, Ed.D. 
Assistant Superintendent of Operations 
Douglas County School System  
770-651-2062

On Thu, Apr 30, 2026 at 8:44 AM Johannah Womack <jwomack@douglascountyga.gov>
wrote:

Good morning,

 

Below are the links to the June 2 zoning impacts.  Please return by May 14th. 

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHK
c9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZ
AaK3BtXxoAqH34E2T6OmEvU?e=0HarFD

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-
zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7Io
dYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h

 

mailto:christopher.small@dcssga.org
mailto:jwomack@DOUGLASCOUNTYGA.GOV
mailto:jwomack@douglascountyga.gov
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
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 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBnjq9Znnh0SaZJNv57kx95
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Johannah Womack

Clerk of The Planning & Zoning Board

P: 770/920-7260

E: jwomack@douglascountyga.gov

4655 Timber Ridge Drive

Douglasville, GA 30135
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DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      Z2026-31 & S2026-32                DATE OF MEETING: June 2, 2026 

 

This site is located at #6441 Union Grove Rd.  Union Grove Rd is classified as a Collector Street on the 
County’s Transportation and Thoroughfare Plan Map, with a posted speed limit of 35 MPH.  The Right-
Of-Way width along Union Grove Rd is 40 feet per the County’s 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.  

 
Traffic Information 

There is no current traffic data 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, residential 
community characterized 
by natural areas, rolling 
farmland, and county 
crossroads

Parks, Open Space + Trails 
Guidance
Given its rural context, appropriate 
park typologies for the Rural 
Reserve include larger, community 
parks and conservation areas. 
Trail connectivity is a priority in 
this character area, particularly to 
Aeromodellers’ Park.

Housing Guidance
•	 Rural Residential

•	 Suburban Low Density

•	 Accessory Dwelling Unit

•	 Cottage Court (limited)

Compatible Zoning 
Districts for Future 
Rezonings

•	 AG

•	 RA

•	 R-LD

Future Land Use Changes 
Can Be: 

•	 Rural Places*

•	 Suburban Living

•	 County Crossroads

•	 Public/Institutional

•	 Parks/Recreation Conservation 

•	 Transportation/ 
Communication/ Utilities

* Predominant Land Use(s)

Rural Reserve
Description
The Rural Reserve are areas where rural character will be the primary 
development pattern for the foreseeable future. Explored further in the 
Winston Small Area Plan, these areas reflect where rural character 
generally should be preserved.

They are in proximity to areas of higher intensity development, but 
they are limited by expansion of infrastructure and environmental 
challenges.  They are characterized by concentrations of estate 
residential and hobby agriculture development interspersed with more 
traditional residential development.  

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 largely undeveloped, primarily woodlands and agricultural 

areas

•	 Scattered single-family, large lots

•	 Mud Creek and Gothards Creek systems are dominant natural 
features

Other Considerations:
•	 Main purpose of this character area is to protect against suburban 

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

Rural Reserve



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:
•	 Public water available.
•	 Public sewer available or 

planned. 
•	 Local public facilities.

Master Planned 
Developments: 
•	 Single-family and duplex
•	 PUD with limited institutional 

uses
•	 Neighborhood commercial.
•	 Limited Community Commercial

Appropriate Zoning 
Districts:
•	 R-A
•	 R-LD
•	 R-MD
•	 PUD

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

Suburban Living

As Douglas County continues to experience growth in both residential 
and commercial development, areas meant for traditional subdivision 
and commercial growth to serve nearby residents are necessary. The 
Suburban Living FLU designation covers areas of the County predominantly 
characterized by established, traditional single-family residential 
neighborhoods. The intent of this FLU designation is to channel growth 
pressures to areas that are suitable in terms of land use patterns and 
infrastructure investment, and to areas that have a more “suburban” feel. 
In addition to traditional single family, Suburban Living could promote 
housing diversity through compatible and accessible—both physically and 
financially—housing types, like cottage courts and ADUs, to accommodate 
senior housing needs and residential growth. 

Commercial activities may take place in identified nodes and along identified 
corridors and should be compatible with existing land uses through size, 
appearance and buffering. Special care should be taken to eliminate 
any negative impacts, such as lighting, parking, and traffic. Large-scale 
commercial development and industrial activities are discouraged and 
should be buffered from adjacent residential uses. 

Public services and facilities are offered at a higher level of service to 
accommodate a denser population. Typically, these areas have access 
to both public water and sewer and have good access to transportation 
networks. Improving connections among parks, greenspaces and 
community amenities through bike/pedestrian networks and transit 
opportunities is a priority.



Suburban Living

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

Character Areas:
•	 Traditional Neighborhood*
•	 Byway Reserve*
•	 Rural Reserve
•	 Winston
•	 Fairburn-Lee Corridor



To: The Douglas County Planning & Zoning Board and 
       The Douglas County Board of Commissioners

Re: 6441 Union Grove Road, Lithia Springs 

We live next door to the property in question and approach the Boards with
great concern and opposition to the application made by Aleene Duff. This new
application for a Special Use Permit is obviously a situation of  “don’t ask for
permission up front, but ask for forgiveness after the fact”.  This is not a new
business. She also operated the same home-based business in Cobb County and we
can only assume that there were no permits or licenses there as well. In our
research of correspondence received through an open records request, we
discovered the very reason the hearing on this matter was rescheduled from May to
June.  Said correspondence also shows that the petitioner stated to Allison Duncan
of Planning and Zoning that she was “unaware that she needed zoning or business
license”. See Exhibit “A”.  Ignorance of the law is not an excuse. However, we
would like to point out that she had the wherewithal to open a LLC in 2016. See
Exhibit “B” and still operates under the name of “A PAWSitively PURRfect Place.
She most likely reaps the tax and personal liability benefits of having the LLC in
place.  Since it’s inception, the LLC has been given Notice of Administrative
Dissolution 3 times by the Secretary of State, due to her failure to renew the
registration. The LLC is currently non-compliant as well, as of the date of this
letter.  These are all examples of the blatant lack of care and responsibility on Ms.
Duff’s part.  

Since they moved in next door in June of  2019, we have personally
witnessed them operating this grooming and boarding business, which includes,
but not limited to, a constant flow of traffic up and down their driveway. We had to
install a gate at the road because her “clients” were showing up at our house at all
hours of the day and night. We addressed this problem with the homeowner, and
she would never hang a sign for her business.  We can only assume that it was
because she knew that she was operating a business illegally out of her home and
didn’t want to draw attention to it. We have attached documentation as Exhibit “C”
showing where she has been advertising this business online and describing it as
grooming and boarding as well.  She has just recently advertised that she is baking
dog treats also, which probably has it’s own set of codes to adhere to.



She has mentioned to us personally that with the change of zoning, she plans
to erect signs for the grooming business as well as open a “farm stand”.  This is
also listed on her application for Special Use Permit.  See Exhibit “D” They
mentioned to us verbally that they merely seek the tax exemptions associated with
operating a “farm and/or agriculture business” and based on our concerns 
expressed herein, we lack the confidence that this “business” will be maintained in
a suitable manner either. We fear the change of zoning to R-A and subsequent
Special Use Permit grant will only make the property owner (who has continuously
shown that she does not care to comply with county or state ordinances) think she
can have carte blanche on an already unkempt property. Therefore, with these and
many more concerns in mind, we ask that the Special Use Permit not be granted at
this time, nor the zoning variance.  We specifically request that the zoning not be
changed to R-A unless the Special Use Permit for pet grooming is actually granted. 

While living next door we have endured smells, constant barking noises,
loud yelling with foul language, trespassing, domestic and farm animals getting
loose onto our property, to include, her cats frequently coming up on our porch and
messing with furniture and pillows and attempting to attack birds in our feeders. In
order to keep some peace among neighbors, we maintained a weary tolerance, until
recently. That neighborly courtesy has not been reciprocated.  It got to the point
that we eventually felt it necessary to build a sound and sight barrier wall in the
front corner of our property. Not only have we dealt with all of the aforementioned,
but feel the constant stress of having an unsightly, scarcely maintained property
right next door as well. To add perspective, our property is a flag lot, therefore, her
property is not just visible beside us, but in front of us as well.  See Exhibit “E”
The adjacent property is a church cemetery. The building she currently uses for the
grooming is in plain view and has also been used to house ducks, a pig and board
animals. Based on the exterior condition of this building and the home, we have
concerns about the interior of this building and how suitable it is to run such a
business. Over the years, they have built make-shift “fences”, “chicken coops”and
“gardens” comprised of discarded pallets, debris and other mix-matched materials
that they can find at the time, subsequently left unattended for years. Her house and
outbuilding stay in a perpetually unfinished state and/or disrepair and are unsightly
to look at.  There are areas that could be potentially hazardous in nature. Piles of
trash, debris and materials are constantly in the yard at given times. Grass goes
uncut for weeks at a time.  We have witnessed dogs being held overnight in
makeshift, uncovered holding areas, subject to predators. Please find attached a
few recent photographs as Exhibit “F”, however, they in no way paint the whole
picture. We would have to trespass to get more photos.  While we acknowledge



and understand that the purpose of the Board’s review is not to evaluate the
aesthetic pleasingness of someone’s property, please know that it does add an extra
element of nuisance and embarrassment. Therefore, we implore the Board(s) to
take these described conditions under thoughtful consideration when deciding to
allow this business to continue to be run in a residential area.

We would like to make the Board(s) aware that we finally filed a complaint
on December 9, 2024 with the Code Enforcement of Douglas County, wherein we
reported that there was trash and debris, but also, the business involving animals
being run on this property.   A copy of said report and subsequent Notice of
Violations is attached as Exhibit “G”. We would like to point out that the letter
issued to them on January 15, 2025 by officer Marquitas Liverman of Code
Enforcement states that “the county ordinances are applicable for the entire
property”.    To our dismay, however, there was no mention of the animal business.
Furthermore, we assume there was no follow-up in regards to said business. We
also walked across the hall on the same day and reported same information to the
Business License Department. We assume that there was no follow-up in regards to
said business.   

 On 6/23/25, we filed a report with Douglas County Animal Control,
speaking with an Officer Galante, after three of her personal pit bulldogs
approached us in a very vicious manner while walking the path of the cemetery
adjacent to her property. The incident caused William R. Burton to injure his
shoulder while throwing rocks at the dogs out of desperation. This was not the first
time we had been approached in such manner by her dogs. Last time it happened to
Mrs. Burton, in her own yard, while walking to the mailbox. Until they built a
fence, only a few months ago, we had gotten to the point where we didn’t feel safe
walking to our own mailbox.  In addition, an elderly friend of ours was approached
in the same manner by her dogs while visiting her husband’s new grave in the
same cemetery. It traumatized her and she will no longer visit the grave alone. 
When personally speaking with Ms. Duff after both of our personal incidents, she
maintained her delusional stance that her dogs are not capable of vicious behavior. 

In addition, I have attached a statement from a previous patron of her
grooming business as Exhibit “H”.  She wishes to remain anonymous for privacy
reasons, but is willing to speak with the proper authorities outside of the record if
necessary. In said statement, she describes how her dog was lost for six hours
while in Ms. Duff’s custody and was also offered medication for the dog by Ms.
Duff.



All of this suffice to say, that if she can’t control her own personal animals,
why allow her to maintain a business working with animals? Shouldn’t the
homeowner demonstrate at least a modicum of responsibility to be considered for
such a permit?  

We mentioned the animal business to the officer at the time of our complaint
in June, 2025.  In preparation for this letter, we made an open records request
regarding the Animal Control reports we made in June, 2025.  The documents were
not provided, stating “it may be part of an ongoing investigation”. To our
knowledge, there was no follow-up course of action taken regarding the animal
business. She continued to run such business until the cease and desist was issued
April, 2026. Apparently it wasn’t until additional complaints were made in the
Spring of 2026 that prompted an investigation into the business.  

Understandably, based on our personal experiences just described herein,
our fear is that this application will be granted to simply facilitate this illegal
business (after the fact) and then (seemingly) no actual follow-up inspections of
the property will ever be made again.  This is the pivotal point of our concern.

The Douglas County Unified Development Code, Section Animals 319(d)
1b states that “concerns for noise or other nuisances from a dog grooming, et al,
facility may result in additional requirements imposed on the site by the Director of
Developmental Services to mitigate impacts”.  We respectfully request that such an
inspection be made in this case. 

 In closing, we have lived in our home for 32 years and raised our children in
Douglas County. We are animal lovers and have housed many on our property over
the years, yet have done so by following the codes and ordinances set in place by
the county.  Please know this pains us to write such things that might affect
someone’s livelihood, however, it is our hope that the Board(s) would require the
homeowner to exhibit some level of responsibility and decorum as a requirement
for approving such a variance and permit. Your careful consideration of our
oppositions and overall concern provided herein is appreciated.  We pray that these
decisions are made with attention to detail, proper knowledge and research of the
issues brought by us as well as care and concern for all of the citizens and animals
affected.  

William Ronald Burton   and   Laura M. Burton
6433 Union Grove Road, Lithia Springs, GA 30122











































S2026-33 June 2nd, 2026 Page 1 of 4 

DOUGLAS COUNTY PLANNING AND ZONING 
SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number S2026-33 
Applicant Name John Lawrence 
Property Owner Name Sandra Brownlee Lawrence & Catherine 

Brownlee Wood 
Property Address 0 Hwy 166, Douglasville, GA 30135 
Land Lot, District, Section, Parcel Land Lot(s): 0068, 0069, 0093, 0094; District: 

01; Section: 5; Parcel: 0017; p/o Parcel ID: 
0093-015-0017 

Current Zoning R-A, Residential-Agricultural 
Future Land Use Classification Rural Places 
Character Area Classification Byway Reserve 
Request Request for a Special Use Permit to Allow 

Agricultural-Related Activities & Events 
Associated Future Land Use Map 
Amendment 

N/A 

Size (in acres) 2 acres +/- 
Commissioner District 3 
Subject to an HOA, POA, or similar? N/A 
Proposed Use Agricultural-Related Activities 
Recommendation on Request Approval with Conditions 
Meeting Date 06/02/2026 

 
Relevant Code Sections: 

Article Section Description 
3 348(e) Regulations Controlling Agricultural-Related Activities under 

Temporary Special Events 
 
Prior Zoning Actions: 

Year Case # Summary of Action 
2025 S2025-21 Request for a Special Use Permit to Allow Agricultural-Related 

Activities 
 
Rezoning 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 
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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? 

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? 

Neutral 

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 and loading areas on the 
property be located or screened to protect other properties in 
the area from such adverse effects such as noise, light, glare, or 
odor? 

Neutral 

8.  Will the 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: 
Summary of Proposal: 
 The applicant is requesting a continuation of the approval for agriculturally oriented 
events as a principal use approved by the Board of Commissioners on April 1st, 2025. The 
Special Use Permit approval at that time was for one year. The applicant has met with the 
Development Review Committee and has an active Occupational Tax Certificate in connection 
with the use on the subject site. The applicant intends to expand the uses from agriculturally 
oriented events related to a holiday season corresponding to the calendar year to year-round 
events and activities that would include pick-your-own produce events, hay rides, corn-maze 
events, and the like. 
 
Existing Conditions: 
 The portion of the subject parcel is cleared, and there are several accessory structures 
constructed to serve the use. The access for the site is from a shared, gravel driveway beginning 
at 3861 Hwy 166. 
 
Planning Concerns: 
  The applicant appeared before the Board of Commissioners on April 1st, 2025, and the 
concerns from staff were thus: 

• Pavilion structures were constructed without issuance of a building permit and 
adequate inspections; 

• The driveway is from a state route, so the driveway for a greater-intensive use 
than the previous timbering use on the property would require review and 
approval by the Georgia Department of Transportation; 
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• The limits of disturbance were not clearly defined from the site plan provided at 
the time; 

• The site plan provided at the time was inadequate and did not comply with 
Article 12, Section 1206; 

• There may have been outstanding concerns by the Development Review 
Committee that would not be addressed until such a time as an adequate site 
plan were furnished and reviewed. 

The applicant has met with the Development Review Committee since approval on April 
1st, 2025 and has met the requirements for the current, seasonally oriented use. The site 
plan provided as a part of this staff report is dimensioned and shows clearly the limits of 
disturbance, semblance of a route of vehicle circulation, and activity area. If the 
applicant were to provide year-round events, permanent restroom facilities would need 
to be permitted, constructed, and inspected prior to commencement of these uses. 
Additional parking facilities and disturbed area may be needed to suit the intended 
event(s). 

 
Recommendation: 
Staff is recommending approval with conditions of the Special Use Permit based upon the 
following findings: 
Findings: 

1. The use will not modify the intent, purpose, or spirit of the Unified Development Code. 
2. The use, if additional, permanent facilities for vehicle parking and patron restroom 

facilities were provided, would not adversely affect the public health, safety, or welfare. 
3. The use as an agriculturally oriented event facility would not adversely affect the intent, 

purpose, or spirit of the Comprehensive Plan insofar as the character of the Scenic 
Byway will not be modified with adequate preservation of greenspace and limited 
disturbance of the site. 
 

Conditions: 
1. The applicant shall seek a building permit to install permanent restroom facilities 

compliant with all relevant codes within 6 months from the date of this ordinance 
(January 2nd, 2027). If the applicant fails to install these facilities, staff shall bring the 
approval before the Board of Commissioners for a show-cause hearing. 

2. Prior to expansion of the use, including, but not limited to, the construction of any 
additional structures, introduction of new impervious surface, or disturbance of any 
land area, the applicant shall submit to the Development Review Committee (DRC) for 
review and consideration of the relevant development standards of the Unified 
Development Code and any additional concerns as addressed in the departmental 
agency impact statements provided within this report or requirements as determined by 
DRC. The Douglas County Engineer shall have discretion to determine if the expansion of 
the use at time of request will require consultation from DRC. 

3. The applicant shall submit to the Building Department for any new structures proposed 
on the property. The applicant shall submit plans in accordance with commercial plan 
review procedures. 



S2026-33 June 2nd, 2026 Page 4 of 4 

4. The use, in any capacity (including, but not limited to, driveways, activity areas, and 
structures) shall not encroach into the boundaries of the Metropolitan River Protection 
Act (MRPA) corridor. 
 

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 
• 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:      S2026-33                 DATE OF MEETING: June 2, 2026 

 

This site is located at 3861 Hwy 166.  Hwy 166 is a Major Arterial roadway on the County’s 
Transportation and Thoroughfare Plan Map, with a posted speed limit of 55 MPH.  The Right-Of-Way 
width along Hwy 166 is 130’ per the County’s 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. It is estimated the seasonal traffic influx for this site will be marginal.   

Traffic Information 
Hwy 166 ADT: (2021) – 9,870   (2022) – 10,100   (2023) – 11,100 
 
 



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 Sheriff's Office
Impact Response - Special Use Permits, Rezoning, and Variances
Case #: S2026-33

Prepared by: Colonel Doug Oliver

Summary:

At present, there is adequate law enforcement coverage in the area. Please note that this
assessment reflects the current status of citizens and businesses. Future impacts on public safety
services will be influenced by continued population growth, as well as new housing
developments, apartment complexes, data centers, warehouses, and commercial businesses that
are anticipated to be approved in the coming years. Providing the expected level of public safety
will carry a significant financial burden for Douglas County.

Current Response Times:

Estimated arrival time for non-emergency calls today: approximately 15–20 minutes.
Response time is influenced by factors such as:

• Time of day

Traffic conditions

• Proximity of deputies to the call
o Number of deputies on duty

• Priority of other pending calls

As the population grows, response times are expected to increase due to:

Higher residential density
Increased commercial and industrial traffic

Congested roadways and surface streets

Staffing and Resource Needs:

Some vacant positions are being filled with new and existing officers.
Current State & policy regulations require a new Deputy to complete:

• 20 weeks of mandate training
• 12 weeks of field training before independent patrol

Currently, the department is approximately 43 positions short with an additional
employee's retiring this year, requiring an increase in overtime to meet staffing needs.
Additional employees will be necessary across all divisions to support the expected
growth from housing developments, commercial buildings, warehouses, and data centers.
Increased traffic and accident response demands are anticipated.



Future Needs (Next 4–6 Years):

Additional patrol deputies, jailers, investigators, and traffic officers will be required once
all new developments are occupied.
Infrastructure improvements should ideally precede large-scale residential and
commercial growth.

Financial Considerations:

The county's current tax burden is primarily supported by existing residents.
Multi-billion-dollar companies receiving tax abatements should share a fair portion of the
cost for public safety and infrastructure to mitigate the financial impact on citizens.

Case Specific Request: Sandra Lawrence 3861 Hwy 166 total 116.5 Ac per tax record 2 Ac
designated for Seasonal Pumpkin patch, hayride, corn maze events

Concerns/ observations: Roadway appears visible in both directions related to ingress and
egress traffic. 4-5 year infrastructure appears well planned to accommodate needs for
visitors. Event is on south end of county diverting traffic away from congested areas of
Douglas County.



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?   
 
 



From: Christopher Small
To: Johannah Womack
Subject: Re: June Zoning Impacts
Date: Monday, May 4, 2026 5:17:30 PM
Attachments: image002.png

image003.png

Ms. Womack,

 All applications have been reviewed, and based on the proposed requests, there is no
projected impact on the school system’s enrollment.  

Chris Small, Ed.D. 
Assistant Superintendent of Operations 
Douglas County School System  
770-651-2062

On Thu, Apr 30, 2026 at 8:44 AM Johannah Womack <jwomack@douglascountyga.gov>
wrote:

Good morning,

 

Below are the links to the June 2 zoning impacts.  Please return by May 14th. 

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHK
c9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZ
AaK3BtXxoAqH34E2T6OmEvU?e=0HarFD

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-
zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7Io
dYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
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IS LOCATED IN A SPECIAL FLOOD HAZARD AREA.
DATED: AUGUST 18, 2009, A PORTION OF THIS PROPERTY 
AS PER DOUGLAS COUNTY F.I.R.M. No. 13097C0162C,

TYPE OF EQUIPMENT USED GEOMAX ZOOM 40 & DATA COLLECTOR.

DATE OF FIELD WORK: APRIL 2, 2026

GE
ORGIA

THE FIELD DATA UPON WHICH THIS PLAT IS BASED HAS AN OPEN
FIELD CLOSURE AND WAS NOT ADJUSTED.

RECORDED IN PLAT BOOK 25, PG 251.
SURVEY FOR CHIGGER RIDGE FARM
REFERENCES:

AREA IS ALONG THE CHATTAHOOCHEE RIVER AND NOT SHOWN.
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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



Vision: An amenity-
rich, rural, natural 
area transitioning to 
accommodate low-impact 
residential communities

Parks, Open Space + Trails 
Guidance
Boundary Waters Park is the 
flagship community park for the 
Byway Reserve and southern 
Douglas County. This character 
area also features Punkintown 
Park, a future community park. 
Despite these high-quality spaces, 
the high-level parks analysis 
identified a community park void 
near Chapel Hill Road between 
Oak Hill Road and Highway 166 
(see map on page 133 in the 
Parks, Open Space, and Trails 
chapter). Conservation lands 
north of West Yeager Road 
present the opportunity for a 
community-serving natural area. 
Related to trails, implementing 
Chattahoochee Riverlands trails in 
this area and connecting existing 
greenspaces are priorities. 

Housing Guidance
•	 Rural Residential

•	 Suburban Low Density

•	 Accessory Dwelling Unit

•	 Cottage Court (limited)

Byway Reserve
Description
The Byway Reserve is centered around the South Douglas Scenic Byway 
and reflects the emphasis on protecting the intrinsic values of this 
area, including its historic, cultural, natural, and scenic qualities. Estate 
residential or other low-density residential uses area appropriate.  
Preserving rural views from the South Douglas Scenic Byway and other 
key corridors is paramount.  Conservation uses are common in this 
area due to challenges to development from environmentally sensitive 
conditions, including topography, granite, watershed protection 
regulations, and floodplains.

The Byway Reserve is composed primarily of rural residential 
development.  This includes large-lot single-family development and 
some established single-family planned subdivisions.  Density in this 
area is largely achieved through the development of an accessory 
dwelling unit to a principal dwelling.  Some areas of limited sewer 
access may be appropriate for cluster-style single-family development 
if completely screened from the road and adjacent uses to preserve the 
rural aesthetic of the area. 

New development should incorporate high quality materials and reflect 
design and landscape considerations appropriate to resort mixed-used 
development patterns of the predominant development anchors in the 
area.  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. 

Byway Reserve



Current Character
•	 Mix of undeveloped woodlands and large-lot suburban-style 

residential

•	 Abundance of natural resources like the Anneewakee Creek and 
Bear Creek systems, Chattahoochee River

•	 Boundary Waters Park

Other Considerations:
•	 The South Douglas Scenic Byway (Highway 166) passes through the 

heart of character area and roughly follows Segment 2 policy area 
included in the South Douglas Scenic Byway Corridor Management 
Plan and its policies align with this Character Area. 

•	 Denser housing types, like conservation subdivisions, are appropriate 
but must be accompanied by adequate conservation provisions. If 
developed, these dense housing types should be located outside the 
viewshed of the Scenic Byway.

Compatible Zoning 
Districts for Future 
Rezonings

•	 AG

•	 R-A

•	 R-LD

•	 PUD

•	 PSP

Future Land Use Changes 
Can Be: 

•	 Rural Places*

•	 Suburban Living* (limited)

•	 Public/Institutional

•	 Parks/Recreation Conservation 

•	 Transportation/ 
Communication/ Utilities

* Predominant Land Use(s)

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

Byway Reserve



 
 
ORDINANCE NO. S2026-33 
 
 

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 special use permit in unincorporated Douglas County, 
 
Applicant: John Lawrence 
Address: 0 Hwy 166, Douglasville, GA 30135 
More Fully Described: Land Lot(s): 0068, 0069, 0093, 0094; District: 01; Section: 5; Parcel: 0017 
Parcel ID: portion of 0093-015-0017  
Acreage: 2 acres +/- 
Use: Special Use Permit to Allow Agricultural-Related Activities and Events 
 
 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 is approved pursuant to the 
requirements established by the Douglas County Unified Development Code, and any findings and conditions 
specified below. 
 
 Findings:  

1. The use will not modify the intent, purpose, or spirit of the Unified Development Code. 
2. The use, if additional, permanent facilities for vehicle parking and patron restroom facilities were provided, 

would not adversely affect the public health, safety, or welfare. 
3. The use as an agriculturally oriented event facility would not adversely affect the intent, purpose, or spirit 

of the Comprehensive Plan insofar as the character of the Scenic Byway will not be modified with adequate 
preservation of greenspace and limited disturbance of the site. 

 
Conditions: 

1. The applicant shall seek a building permit to install permanent restroom facilities compliant with all 
relevant codes within 6 months from the date of this ordinance (January 2nd, 2027). If the applicant fails to 
install these facilities, staff shall bring the approval before the Board of Commissioners for a show-cause 
hearing. 

2. Prior to expansion of the use, including, but not limited to, the construction of any additional structures, 
introduction of new impervious surface, or disturbance of any land area, the applicant shall submit to the 
Development Review Committee (DRC) for review and consideration of the relevant development 
standards of the Unified Development Code and any additional concerns as addressed in the departmental 
agency impact statements provided within this report or requirements as determined by DRC. The Douglas 
County Engineer shall have discretion to determine if the expansion of the use at time of request will 
require consultation from DRC. 

3. The applicant shall submit to the Building Department for any new structures proposed on the property. 
The applicant shall submit plans in accordance with commercial plan review procedures. 

4. The use, in any capacity (including, but not limited to, driveways, activity areas, and structures) shall not 
encroach into the boundaries of the Metropolitan River Protection Act (MRPA) corridor. 
 
 

 Adopted and effective this June 2nd, 2026. 
   
        
       Henry Mitchell, III, District I 
 
         



 
 
ORDINANCE NO. S2026-33 
 
 

       ___________________________________________ 
       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 S2026-34 
Applicant Name Vertical Bridge c/o Baker Donelson Law Firm 
Property Owner Name Angela Everett Real Estate Trust 
Property Address 0 High Point Road, Villa Rica GA 30180 
Land Lot, District, Section, Parcel Land Lot 236 District 2 Section 5 Parcel 16 
Current Zoning Residential Agricultural  
Future Land Use Classification Rural Places 
Character Area Classification Rural Reserve 
Request Request for a 195’ telecommunications 

tower 
Associated Future Land Use Map 
Amendment 

n/a 

Size (in acres) 18.53 acres/ 1,000 sf lease area 
Commissioner District 4 
Subject to an HOA, POA, or similar? no 
Proposed Use Lease area for new telecommunications 

tower 
Recommendation on Rezoning Request Approval with conditions 
Meeting Date June 2, 2026 

 
Relevant Code Sections: 

Article Section Description 
2 210 Table 2.2 allows for alternative tower structures in the residential 

zoning districts by SUP 
3 343 Regulations for specific uses for radio, television and 

telecommunications 
 
Prior Zoning Actions: 

Year Case # Summary of Action 
n/a   

 
Rezoning 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 

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

Yes 
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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? 

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? 

Neutral 

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

Neutral 

8.  Will the 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? 

No 

 
Special Use Permit Criteria Discussion: The Unified Development Code articulates a preference 
for telecommunications facilities to be located on public property or non-residentially zoned 
parcels. In instances where that is not possible, the code directs that towers should not exceed 
100 feet in height if located on a residentially zoned parcel, and should not be sited so as to 
have negative impacts on historic or scenic areas.  
 
Douglas County has approximately 60 telecommunications towers of various heights 
throughout the county.  195’ essentially keeps it below the height that triggers FAA Regulations 
for tower lighting, and is comparable with similarly situated towers.  The applicants have 
submitted coverage maps showing the need for greater service in the area, and the potential 
visual impacts of the new tower.  The Zoning Procedures Law requires that time be set aside for 
public comment on applications.  Consideration should be given to feedback from proponents 
and opponents of the request as to whether the need for better service outweighs the 
potential visual impact.  
 
Criteria for Consideration of a Telecommunications Tower: The UDC identifies 17 criteria for 
consideration in the approval or denial of a telecommunications tower. The applicant has 
addressed the majority of the concerns.  Their application has demonstrated the need for 
coverage in the areas of the towers, and the application addresses why adjacent towers are not 
suitable for co-location.  At the request of our E911 Department, the applicants specifically 
evaluated existing towers owned by Douglas County and documented that they were not 
suitable to meet their needs.  
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Discussion in the Planning Concerns includes a suggestion for type of tower and placement of 
tower on the property.  Feedback from adjacent property owners during the public hearing will 
address concerns about impact to property values, visibility, and the overall desirability of the 
location.  But if approved, the tower proposal will result in a facility and location that is similarly 
situated to other towers in Douglas County.  
 
Summary of Proposal: The applicants propose to construct a 195’ monopine alternative 
telecommunications tower.  The tower will be set back approximately 261 feet from the right-
of-way of High Point Road.   
  
Existing Conditions: The subject tract has areas of both woods and clearing.  It is currently 
vacant. The parcel is rectangular in shape with greater width than depth. The area along High 
Point Road is located in a rural residential area of the county characterized by large tracts of 
land and limited infrastructure.   
  
Planning Concerns: Staff have not received an application for a new telecommunications facility 
since 2021.  Staff have reviewed information for approximately one-third of the existing towers 
in the county.  Tower locations in the city of Douglasville and the city of Villa Rica were not 
reviewed.  Of the seventeen sites for which information was readily available, towers ranged in 
height from 150 feet to 480 feet and included multiple different types, including lattice towers; 
alternative tower structures, such as monopines; and monopole structures anchored with 
guyed wires.   
 
It appears that prior to the 2004 update to the Unified Development Code, towers that exceed 
150’ in height required a special use permit.  It is unknown why the 100’ height restriction for 
alternative tower structures on residentially zoned parcels was included. Nor is it known why 
the regulations capped tower structures at 150’ in the residential zoning districts.  Douglas 
County still has numerous residentially zoned tracts that are large acreage and suitable for 
higher towers without impacting adjacent property. Beyond zoning, consideration for the 
location of towers should include issues with topography, infrastructure, and proximity to other 
towers for signal relay and potential interference.  There will be instances where 
incompatibility with adjacent uses will be a significant concern.  As with all types of 
infrastructure expansion, zoning allows a conduit by which concerns of public health, safety and 
welfare are balanced with aesthetics and the free use of private property.  
 
The Board of Commissioners may approve additional height for a tower as a part of a condition 
of zoning approval.  If the Board of Commissioners chooses to approve the application at the 
proposed height of 195’ staff may understand that it is the will of the Board to return to the 
flexibility of making individual determinations of appropriate tower locations on a case-by-case 
basis.  With the growth of reliance on mobile technology for information, communication and 
emergency services, tower locations are a form of essential infrastructure. 
 
Staff recommends that a monopole, rather than monopine structure would be more 
appropriate to the site.  The proposed placement of the tower is not in a wooded area, 
therefore a monopine structure does not meet the intent of the code to camouflage or conceal 
the presence of the tower by utilizing an alternative tower structure.  The proposed placement 
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of the tower is in close proximity to the road, and does not appear to be sited on the highest 
topographical point of the property.  Staff recommends removal of the tower location further 
toward the rear property line to distance the impact of the viewshed  
   
Recommendation: Staff recommends approval of the application with the following Findings 
and Conditions.  
 
Findings: 

1. The special use permit request is compatible with the Comprehensive Plan Character 
Area of Rural Reserve and the Future Land Use Map classification of Rural Places. 

2. The special use permit will not modify the intent, purpose or spirit of the Unified 
Development Code. 

3. The special use permit request will not adversely impact public health, safety or welfare.  
 
Conditions: 

1. The tower shall be a monopole and shall not exceed 199 feet overall, including the 
monopole, antennae, lighting, lightning rod, and any other appurtenances.   

2. The location and construction of the tower shall be in accordance with all other 
requirements of the Unified Development Code.  

3. At the time of the DRC review, the applicant shall present an alternative lease area on 
the subject parcel for the tower location that is further removed from High Point Road.  
If an alternative lease area cannot be identified, the applicant shall provide 
documentation as to why the proposed lease area is the only suitable location.  The 
Director of Development Services shall have the final determination as to the location of 
the lease area on the parcel.  

4. A review by a radio frequency engineer that is acceptable to Douglas County shall be 
provided in accordance with Article 3, Section 343(i) prior to the issuance of a building 
permit for the tower.  

 
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 
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• 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:      S2026-34                 DATE OF MEETING: June 2, 2026 

 

This site is located at 8920 Highpoint Rd.  Highpoint Rd is a Minor Arterial roadway on the County’s 
Transportation and Thoroughfare Plan Map, with a posted speed limit of 40 MPH.  The Right-Of-Way 
width along Highpoint Rd is 50’ per the County’s 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.  

Traffic Information 
There is no current traffic data along 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:  
  
 
 



From: Christopher Small
To: Johannah Womack
Subject: Re: June Zoning Impacts
Date: Monday, May 4, 2026 5:17:30 PM
Attachments: image002.png

image003.png

Ms. Womack,

 All applications have been reviewed, and based on the proposed requests, there is no
projected impact on the school system’s enrollment.  

Chris Small, Ed.D. 
Assistant Superintendent of Operations 
Douglas County School System  
770-651-2062

On Thu, Apr 30, 2026 at 8:44 AM Johannah Womack <jwomack@douglascountyga.gov>
wrote:

Good morning,

 

Below are the links to the June 2 zoning impacts.  Please return by May 14th. 

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHK
c9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZ
AaK3BtXxoAqH34E2T6OmEvU?e=0HarFD

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-
zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7Io
dYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
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 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBnjq9Znnh0SaZJNv57kx95
AY2Pzi4uvKJkq5Zi_cJ7slc?e=4VTQLY

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgD2V76NWqgYRYCjc
KiGHrBeAZyofrY8C7Rckwo_5b3QGtM?e=OZVIf7

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAv2Q3PZRFdSqyZGL
gtZveCAZ9sJBkoOoGJ3qqRCg_eq9E?e=HJOI1X

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAV2iFftO-
ZRLQ4VLaYtpSxAT1vc4GcrN5U58eeUIjFZEU?e=FBQeNm

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBHkmcGmBhARJ8ZYVdzkG5
1AcKfhmZzxzoY8kG19q8MQ9Q?e=VfmRgF

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBJYPyNefmYQJPPVOLFwd8
KAdNadV6v6j4zUztt6ighlWM?e=v0j6MR

 

 

 

 

Johannah Womack

Clerk of The Planning & Zoning Board

P: 770/920-7260

E: jwomack@douglascountyga.gov

4655 Timber Ridge Drive

Douglasville, GA 30135
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***Caution: This is an external email and may have suspicious subject or content. Please
be cautious when clicking links or opening attachments. When in doubt, please contact the
IS Department.

 CelebrateDouglasCounty.com

 

 

This is a staff email account managed by the Douglas County School System.  This email and 
any files transmitted with it are confidential and intended solely for the use of the individual or 
entity to whom they are addressed. If you have received this email in error please notify the 
sender.



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

Proposed Zoning: 8920 High Point Road 

Date: 05/14/2026 

 

1. Are any additional personnel or equipment necessary to continue providing services 
in these zones?  N/A 
 

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

3. Additional remarks? The Douglas County Radio Tower sites exist in several “key” 
locations around the County, such that, the County has a contract with the Georgia 
Municipal Authority to explore the option of leasing space on the radio towers in lieu 
of constructing new/additional towers in the County.   



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

 
CODE ENFORCEMENT 

 
REQUEST FOR:     X Special Use Permit   � Rezoning    � Variance 
 
CASE NUMBER: S2026-34       DATE OF MEETING:_June 2, 2026_ 
 
PROPOSED ZONING: Wireless Telecommunications CURRENT ZONING: 
Vacant 
 
OWNER’S NAME: Angela Everrett Real Estate Trust  
 
 
MAILING ADDRESS: 14 Willow Rd, Asheville, NC 28804 
 
 
LOCATION OF PROPERTY: 8920 High Point Rd, Villa Rica, GA 30180 
 
 
LAND LOT: 236  DISTRICT: 2 SECTION: 5  PARCEL: 16 
 
 
NATURE OF VIOLATION(S): 
NA  
 
 
PHOTOS ATTACHED: � YES  X NO 
 
COURT ACTION: 
 
No 
 
COURT ORDER: 
 
No 
 
ADDITIONAL COMMENTS: 
 





































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



Vision: A rural, residential 
community characterized 
by natural areas, rolling 
farmland, and county 
crossroads

Parks, Open Space + Trails 
Guidance
Given its rural context, appropriate 
park typologies for the Rural 
Reserve include larger, community 
parks and conservation areas. 
Trail connectivity is a priority in 
this character area, particularly to 
Aeromodellers’ Park.

Housing Guidance
•	 Rural Residential

•	 Suburban Low Density

•	 Accessory Dwelling Unit

•	 Cottage Court (limited)

Compatible Zoning 
Districts for Future 
Rezonings

•	 AG

•	 RA

•	 R-LD

Future Land Use Changes 
Can Be: 

•	 Rural Places*

•	 Suburban Living

•	 County Crossroads

•	 Public/Institutional

•	 Parks/Recreation Conservation 

•	 Transportation/ 
Communication/ Utilities

* Predominant Land Use(s)

Rural Reserve
Description
The Rural Reserve are areas where rural character will be the primary 
development pattern for the foreseeable future. Explored further in the 
Winston Small Area Plan, these areas reflect where rural character 
generally should be preserved.

They are in proximity to areas of higher intensity development, but 
they are limited by expansion of infrastructure and environmental 
challenges.  They are characterized by concentrations of estate 
residential and hobby agriculture development interspersed with more 
traditional residential development.  

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 largely undeveloped, primarily woodlands and agricultural 

areas

•	 Scattered single-family, large lots

•	 Mud Creek and Gothards Creek systems are dominant natural 
features

Other Considerations:
•	 Main purpose of this character area is to protect against suburban 

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

Rural Reserve



 
 
ORDINANCE NO. S2026-34 
 
 

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 special use permit in unincorporated Douglas County, 
 
Applicant: Vertical Bridge c/o Baker Donelson Law Firm 
Address: 0 High Point Road, Villa Rica  
More Fully Described: Land Lot 236 District 2 Section 5 Parcel 16 
Parcel ID: 01380150027  
Acreage: 18.53 acres 
Use: 195’ telecommunications tower and associated ground equipment 
 
 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 is approved pursuant to the 
requirements established by the Douglas County Unified Development Code, and any findings and conditions 
specified below. 
 
 Findings:  

1. The special use permit request is compatible with the Comprehensive Plan Character Area of Rural 
Reserve and the Future Land Use Map classification of Rural Places. 

2. The special use permit will not modify the intent, purpose or spirit of the Unified Development Code. 
3. The special use permit request will not adversely impact public health, safety or welfare. 

 
Conditions: 
1. The tower shall be a monopole and shall not exceed 199 feet overall, including the monopole, 

antennae, lighting, lightning rod, and any other appurtenances.   
2. The location and construction of the tower shall be in accordance with all other requirements of the 

Unified Development Code.  
3. At the time of the DRC review, the applicant shall present an alternative lease area on the subject 

parcel for the tower location that is further removed from High Point Road.  If an alternative lease area 
cannot be identified, the applicant shall provide documentation as to why the proposed lease area is the 
only suitable location.  The Director of Development Services shall have the final determination as to 
the location of the lease area on the parcel.  

4. A review by a radio frequency engineer that is acceptable to Douglas County shall be provided in 
accordance with Article 3, Section 343(i) prior to the issuance of a building permit for the tower.  

 
 Adopted and effective this June 2, 2026. 
   
        
       Henry Mitchell, III, District I 
 
         
       ___________________________________________ 
       Whitney Kenner Jones, District II 
 
        
       ___________________________________________ 
       Martin Raxton, District III 
 



 
 
ORDINANCE NO. S2026-34 
 
 

                      
___________________________________________
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 S2026-35 
Applicant Name Jose & Jannica Villanueva 
Property Owner Name Jose Villanueva 
Property Address 2725 Brandt Place, Lithia Springs, GA 30122 
Land Lot, District, Section, Parcel Land Lot 919, District 18, Section 2, Parcel 9 
Current Zoning Low Density Single-Family Residential (R-LD) 
Future Land Use Classification Suburban Living 
Character Area Classification Traditional Neighborhood 
Request Special Use Permit for Short Term Rental 
Associated Future Land Use Map 
Amendment 

n/a 

Size (in acres) 1.88  
Commissioner District 2 
Subject to an HOA, POA, or similar? n/a 
Proposed Use Short Term Rental 
Recommendation on Rezoning Request Approval 
Meeting Date June 2, 2026 

 
Relevant Code Sections: 

Article Section Description 
3 318 Controls for Travel Accommodations - Short-Term Lodging 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
n/a n/a 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 
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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 and loading areas on the 
property be located or screened to protect other properties in 
the area from such adverse effects such as noise, light, glare, or 
odor? 

Yes 

8.  Will the 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 principal use of the property as a single-family 
residential structure. The applicant does not propose to make additional changes to the interior 
or exterior to accommodate the Special Use. 
 
Summary of Proposal: 
The applicant is proposing to utilize the existing single-family home as a short-term rental.  
 
Existing Conditions: 
The parcel includes a 1,220 sq. ft. (heated) single family detached dwelling unit with three 
bedrooms. The residence was built in 1999 within the Herring Place 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 the owner must 
obtain a Special Use Permit and occupational tax to operate the short-term rental.  
 
Recommendation: 
Staff recommends approval of the special use permit. 
 
Findings: 
Staff is recommending approval 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. 

 
Conditions: 
n/a 
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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 
• 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:      S2026-35                 DATE OF MEETING: June 2, 2026 

 

This site is located at 2725 Brandt Pl.  Brandt Pl 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 Brandt Pl 
is 50’ per the County’s 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.  

 
Traffic Information 

There is no current traffic data 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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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:     X Special Use Permit   � Rezoning    � Variance 
 
CASE NUMBER: S2026-35__       DATE OF MEETING:_June 2, 2026_ 
 
PROPOSED ZONING: Short-term rental   CURRENT ZONING: Single Family 
home 
 
OWNER’S NAME: Jose Villanueva  
 
 
MAILING ADDRESS:  
 
 
LOCATION OF PROPERTY: 2725 Brandt Pl, Lithia Spring Ga, 30122 
 
 
LAND LOT: 919  DISTRICT: 18 SECTION: 2  PARCEL: 9 
 
 
NATURE OF VIOLATION(S): 
 
 
NA 
 
 
PHOTOS ATTACHED: � YES  X NO 
 
COURT ACTION: 
 
NA 
 
COURT ORDER: 
 
NA 
 
ADDITIONAL COMMENTS: 
 









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:
•	 Public water available.
•	 Public sewer available or 

planned. 
•	 Local public facilities.

Master Planned 
Developments: 
•	 Single-family and duplex
•	 PUD with limited institutional 

uses
•	 Neighborhood commercial.
•	 Limited Community Commercial

Appropriate Zoning 
Districts:
•	 R-A
•	 R-LD
•	 R-MD
•	 PUD

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

Suburban Living

As Douglas County continues to experience growth in both residential 
and commercial development, areas meant for traditional subdivision 
and commercial growth to serve nearby residents are necessary. The 
Suburban Living FLU designation covers areas of the County predominantly 
characterized by established, traditional single-family residential 
neighborhoods. The intent of this FLU designation is to channel growth 
pressures to areas that are suitable in terms of land use patterns and 
infrastructure investment, and to areas that have a more “suburban” feel. 
In addition to traditional single family, Suburban Living could promote 
housing diversity through compatible and accessible—both physically and 
financially—housing types, like cottage courts and ADUs, to accommodate 
senior housing needs and residential growth. 

Commercial activities may take place in identified nodes and along identified 
corridors and should be compatible with existing land uses through size, 
appearance and buffering. Special care should be taken to eliminate 
any negative impacts, such as lighting, parking, and traffic. Large-scale 
commercial development and industrial activities are discouraged and 
should be buffered from adjacent residential uses. 

Public services and facilities are offered at a higher level of service to 
accommodate a denser population. Typically, these areas have access 
to both public water and sewer and have good access to transportation 
networks. Improving connections among parks, greenspaces and 
community amenities through bike/pedestrian networks and transit 
opportunities is a priority.



Suburban Living

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

Character Areas:
•	 Traditional Neighborhood*
•	 Byway Reserve*
•	 Rural Reserve
•	 Winston
•	 Fairburn-Lee Corridor



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. 
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DOUGLAS COUNTY PLANNING AND ZONING 
REZONING STAFF RECOMMENDATION 

 
Application Number Z2026-46 
Applicant Name Art Carter 
Property Owner Name 1470 Dale Ct, LLC 
Property Address 1470 Dale Ct, Austell, GA 30168 
Land Lot, District, Section, Parcel Land Lot: 0257; District: 18; Section: 2; 

Parcel: 0011; Parcel ID: 0257-182-0011 
Current Zoning C-G, General Commercial 
Future Land Use Classification Commerce Center 
Character Area Classification Westfork 
Request Request for a Rezoning from C-G to LI, Light 

Industrial, for a Manufacturing Business 
Associated Future Land Use Map 
Amendment 

N/A 

Size (in acres) 3.14 acres 
Commissioner District 2 
Subject to an HOA, POA, or similar? N/A 
Proposed Use Continuation of Previous Manufacturing 

Business 
Recommendation on Rezoning Request Approval with Conditions 
Meeting Date June 2nd, 2026 

 
Relevant Code Sections: 

Article Section Description 
4 Division III, 

Section 
4.19 

Minimum Lot Development Standards for the LI, Light Industrial, 
zoning district 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
N/A N/A N/A 

 
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 

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

3.  Will the proposed use not adversely affect the existing use, value 
or usability of adjacent or nearby property? Yes 
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4.  Is the proposed use compatible with the purpose and intent of 
the Comprehensive Plan?  Yes 

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 

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 

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 

 
Special Use Permit Criteria Discussion: 
Summary of Proposal: 
 The applicant is requesting to rezone the property from C-G, General Commercial, to LI, 
Light Industrial, to continue a manufacturing operation that had operated on the property from 
at least 2015 under the NAICS code 331210. 
 The Occupational Tax Certification (business license) was not renewed from time of 
expiration within a period of 6 months, so the use can no longer be considered a 
nonconforming use per Article 1, Section 107(b)(3). The property would have to be rezoned to 
suit the proposed use. 
 
Existing Conditions: 
 A 50,190 sq. ft. structure, built in 1987, is sited. The structure has six loading bays which 
face Dale Ct, and the building was built with office and warehousing space. 
 No active Occupational Tax Certification is active for the property. 
 
Planning Concerns: 
  The transition of the site from C-G to LI is stark; however, the original platting of the 
subdivision seems to suggest that the lots were subdivided for an Industrial park. This may not 
justify the transition of the subject lot to an industrial designation; however, it may give context 
as to the ethos for the construction of the building as to why it is built to suit a large 
warehousing & loading use. 
 The existing conditions of Dale Ct seem to suggest that the active uses along the 
southerly side of Dale Ct would not be impeded by an adjacent industrial-oriented use. Uses 
along Dale Ct are the following: Masonry Contractor (1481 Dale Ct), Manufacturing (1471 Dale 
Ct), and Warehousing – Wholesale & Retail (1451 Dale Ct). The subject site is the only building 
that derives primary access off of the northerly side of Dale Ct. 
 The conditioning of the use may be appropriate to limit the uses permitted on this site 
so as not to encourage the wholesale transition of Dale Ct to Light Industrial zoning 
(notwithstanding the current uses on the properties).  
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Recommendation: 
Staff is recommending approval with conditions of the request based upon the following 
findings: 
 
Findings: 

1. The use will not modify the intent, purpose, or spirit of the Comprehensive Plan. 
2. The use would not introduce a use dissimilar to the current uses along Dale Ct. 
3. The use would not adversely affect the public health, safety, or welfare. 

 
Conditions: 
Staff is recommending the following conditions: 

1. The applicant shall submit to the Development Review Committee (DRC) for review and 
consideration of the development standards of the Unified Development Code and the 
agency impact statements submitted as a part of this staff report dated June 2nd, 2026. 
The applicant shall also address any parking, landscaping, and stormwater concerns to 
be discussed at DRC. 

2. There shall be no parking in front of the loading and unloading bays. Adequate parking 
shall be delineated on a site plan submitted to DRC for review and consideration, and it 
shall be the determination of the DRC if additional permits are required for construction 
of additional parking spaces. 

3. Outdoor Storage shall not be permitted unless otherwise authorized through a 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 
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• 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:      Z2026-46                 DATE OF MEETING: June 2, 2026 

 

This site is located at #1470 Dale Ct.  Dale Ct is classified as 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 Dale 
Ct is 50 feet per the County’s 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.  

Traffic Information 
There is no current traffic data 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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DQUGLAS COUNTY PLANNING & ZONING DEPARTMENT
Impact Study for Special Use Permits, Rezonings and Variances

FIRE DEPARTMENT

REQUEST FOR: ☐  Special Use Permit Rezoning Variance

CASE NUMBER: 2 2020-416 DATE OF MEETING:

Fire Responding
Unit

Located at

Station#

Estimated

Response Time in

Minutes*

Approximate
Distance in Miles

Fire Engine a 3.9
Advanced Life

Support EMS Unit 1 १ 3.9
Aerial Fire

Apparatus 9 3.8

*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

Miņimum Wafer Main Size: Inches in Diameter Per System Desigw.

Feet IntervalsFire Hydrant Spacing Requirements:

Water Flow Data Required? Yes ✓ NO

(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.

a Ико 5/4/26



Douglas County Sheriff's Office
Impact Response - Special Use Permits, Rezoning, and Variances
Case #: Z2026-46

Prepared by: Colonel Doug Oliver

Summary:

At present, there is adequate law enforcement coverage in the area. Please note that this
assessment reflects the current status of citizens and businesses. Future impacts on public safety
services will be influenced by continued population growth, as well as new housing
developments, apartment complexes, data centers, warehouses, and commercial businesses that
are anticipated to be approved in the coming years. Providing the expected level of public safetywill carry a significant financial burden for Douglas County.

Current Response Times:

Estimated arrival time for non-emergency calls today: approximately 15–20 minutes.
Response time is influenced by factors such as:

• Time of day
•Traffic conditions

• Proximity of deputies to the call
• Number of deputies on duty

• Priority of other pending calls

As the population grows, response times are expected to increase due to:

Higher residential density
Increased commercial and industrial traffic

Congested roadways and surface streets

Staffing and Resource Needs:

Some vacant positions are being filled with new and existing officers.
Current State & policy regulations require a new Deputy to complete:

• 20 weeks of mandate training
• 12 weeks of field training before independent patrol

Currently, the department is approximately 43 positions short with an additional
employee's retiring this year, requiring anan increase in overtime to meet staffing needs.
Additional employees will be necessary across all divisions to support the expected
growth from housing developments, commercial buildings, warehouses, and data centers.

• Increased traffic and accident response demands are anticipated.



Future Needs (Next 4–6 Years):

Additional patrol deputies, jailers, investigators, and traffic officers will be required once
all new developments are occupied.
Infrastructure improvements should ideally precede large-scale residential and
commercial growth.

Financial Considerations:

The county's current tax burden is primarily supported by existing residents.
Multi-billion-dollar companies receiving tax abatements should share a fair portion of the
cost for public safety and infrastructure to mitigate the financial impact on citizens.

Case Specific Request: 1470 Dale Court, Austell, Georgia. Existing buildings zoned LI
seeking same business license and previously granted for manufacturing.

Concerns/ observations: It appears previously this was a metal fabrication business. This is

predominately light industrial area. At present time if it conforms to the County standards
and it does not pose any safety concerns to neighboring residents Dcso is not opposed at
this time.



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  X Rezoning    � Variance 
 
CASE NUMBER: Z2026-46___       DATE OF MEETING:_June 2, 2026_ 
 
PROPOSED ZONING: Manufacturing  CURRENT ZONING: Manufacturing  
 
 
 
OWNER’S NAME: 1470 Dale Court LLC/ Art Carter  
 
 
MAILING ADDRESS: P.O. BOX 33483 Raleigh, NC 27636 
 
 
LOCATION OF PROPERTY:1470 Dale Ct, Austell, GA, 30168 
 
 
LAND LOT: 257__  DISTRICT: 18 SECTION:_02 PARCEL: 11_ 
 
 
NATURE OF VIOLATION(S): 
 
 
NA 
 
 
PHOTOS ATTACHED: � YES  X NO 
 
COURT ACTION: 
 
NA 
 
COURT ORDER: 
 
NA 
 
ADDITIONAL COMMENTS: 
 



From: Christopher Small
To: Johannah Womack
Subject: Re: June Zoning Impacts
Date: Monday, May 4, 2026 5:17:30 PM
Attachments: image002.png

image003.png

Ms. Womack,

 All applications have been reviewed, and based on the proposed requests, there is no
projected impact on the school system’s enrollment.  

Chris Small, Ed.D. 
Assistant Superintendent of Operations 
Douglas County School System  
770-651-2062

On Thu, Apr 30, 2026 at 8:44 AM Johannah Womack <jwomack@douglascountyga.gov>
wrote:

Good morning,

 

Below are the links to the June 2 zoning impacts.  Please return by May 14th. 

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHK
c9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZ
AaK3BtXxoAqH34E2T6OmEvU?e=0HarFD

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-
zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7Io
dYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h

 









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. 



 
 

ORDINANCE NO. Z2026-46 
 
 

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: Art Carter 
Address: 1470 Dale Ct, Austell, GA 30168 
More Fully Described: Land Lot: 0257; District: 18; Section: 2; Parcel: 0011 
Parcel ID: 0257-182-0011 
Acreage: 3.14 acres 
Zoning: Rezoning from C-G, General Commercial, to LI, Light Industrial for a Manufacturing Business 
 
 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 rezoning will not modify the intent, purpose, or spirit of the Comprehensive Plan. 
2. The use would not introduce a use dissimilar to the current uses along Dale Ct. 
3. The rezoning would not adversely affect the public health, safety, or welfare. 

 
Conditions: 

1. The applicant shall submit to the Development Review Committee (DRC) for review and consideration of 
the development standards of the Unified Development Code and the agency impact statements submitted 
as a part of this staff report dated June 2nd, 2026. The applicant shall also address any parking, landscaping, 
and stormwater concerns to be discussed at DRC. 

2. There shall be no parking in front of the loading and unloading bays. Adequate parking shall be delineated 
on a site plan submitted to DRC for review and consideration, and it shall be the determination of the DRC 
if additional permits are required for construction of additional parking spaces. 

3. Outdoor Storage shall not be permitted unless otherwise authorized through a Special Use Permit. 
 

 
 
 Adopted and effective this June 2nd, 2026.   
        
       Henry Mitchell, III, District I 
  
 
       ___________________________________________ 
       Whitney Kenner Jones, District II 
        
 
       ___________________________________________ 
       Martin Raxton, District III 
               
 

___________________________________________
Mark Alcarez, District IV 

 



 
 

ORDINANCE NO. Z2026-46 
 
 

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 Z2026-37/ S2026-38 
Applicant Name Russell Howard 
Property Owner Name Warehouse Solutions of Richmond County, 

LLC 
Property Address 0 & 4050 King Dr, Douglasville, GA 30135 
Land Lot, District, Section, Parcel Land Lot: 0160; District: 01; Section: 5; 

Parcel(s): 0078, 0079; Parcel ID(s): 0160-015-
0078, 0160-015-0079 

Current Zoning R-A, Residential-Agricultural, and LI-C, Light 
Industrial with Conditions 

Future Land Use Classification Workplace Center 
Character Area Classification Campbellton West 
Request Request for a Rezoning from R-A & LI-C to LI 

and a Special Use Permit to Allow Outdoor 
Storage 

Associated Future Land Use Map 
Amendment 

N/A 

Size (in acres) 2.013 acres 
Commissioner District 2 
Subject to an HOA, POA, or similar? N/A 
Proposed Use Outdoor Storage for a Crane-Rental 

Company 
Recommendation on Rezoning Request --- 
Meeting Date June 2nd, 2026 

 
Relevant Code Sections: 

Article Section Description 
3 305(b) Regulations controlling for Outdoor Storage in Industrially Zoned 

Districts 
 
Prior Zoning Actions: 

Year Case # Summary of Action 
1984 Z1984-49 Request for a Rezoning to M-1, now LI, Light Industrial, for an auto 

body shop 
 
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 
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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?  No 

5.  Are there substantial reasons why the property cannot or should 
not be used as currently zoned?  No 

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? 

No 

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?  

No 

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? 

No 

 
Special Use Permit Criteria Discussion: 
Summary of Proposal: 
 The applicant is requesting a Rezoning from LI-C & R-A to LI, Light Industrial, and a 
Special Use Permit to use the subject properties as an Outdoor Storage yard for a Crane Rental 
company. The access will be from the existing business across multiple lots at 4085 Riverside Dr 
that fronts Riverside Dr and Hwy 166 – Hwy 154. The Outdoor Storage use at the properties 
fronting Hwy 166 – Hwy 154 and Riverside Dr has been ongoing prior to the requirement that 
Outdoor Storage receive a Special Use Permit prior to commencement of the use, and the 
request is an expansion of that Outdoor Storage use. 
 
Existing Conditions: 
 The primary office for the business is located at 4085 Riverside Dr, and the existing site 
comprises 5 parcels of land for approximately 3.192 acres. 
The subject properties have been cleared of debris previously and also some, existing 
vegetation and trees. 
This property is subject to an active violation for the use of the site as an Outdoor Storage lot 
through Code Enforcement. 
 
Planning Concerns: 
  The lots intended for use comprise lots originally platted as a part of the Riverside 
Gardens subdivision which provided for approximately 100’-wide lots at a depth of 
approximately 400’. As a result, the lots are fairly small, so additional scrutiny should be given 
to properties that propose development on lots within the existing subdivision because of the 
limited width of these lots to buffer from viewshed and off-site impacts to neighboring 
properties. 
 The utility of expansion of existing industrial-oriented uses to the north along King Dr 
does not appear necessitated by unanticipated market or other conditions not anticipated by 
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the Comprehensive Plan. The Comprehensive Plan anticipates the Workplace Center to develop 
into employment-generating, integrated nodes along major highway corridors with importance 
on buffering, viewshed protection, and off-site impact mitigation. The use of two, originally 
residentially platted subdivision lots that abut existing single-family detached residential does 
not necessarily show deference to the established character along King Dr nor signal 
compatibility with orderly development as outlined in the Comprehensive Plan. It could be that 
the re-orientation of the existing development and Outdoor Storage along Hwy 166 – Hwy 154 
(main office of 4085 Riverside Dr) could be more appropriate so as not to introduce new 
industrial development north along King Dr and also to utilize the existing land area historically 
used for Outdoor Storage. It is necessary to note that Outdoor Storage would only have to 
abide by a 25’ side and rear yard setback as opposed to the 100’ setback for LI, Light Industrial, 
where abutting residentially zoned lot(s). What this means is that, if a building were proposed 
at 4050 King Dr, the parcel to the north included in this request would be used in full as a 
setback area for any structures; however, since no buildings are proposed, only the 25’ side and 
rear yard setbacks would have to be abided with a 50’ incompatible use buffer present where 
abutting residentially zoned property. 
 
Recommendation: 
Staff is recommending denial based upon the following Findings: 
 
Findings: 

1. The use would modify the intent, purpose, or spirit of the Comprehensive Plan. 
2. The use would introduce a character of development inconsistent with the established 

character of King Dr. 
3. The use would adversely affect the public health, safety, and welfare. 

 
Conditions: 
If the Board of Commissions is inclined to approve, staff is recommending the following 
conditions: 

1. There shall be no access onto King Dr. 
2. A 50’ incompatible use buffer shall be maintained, undisturbed, and re-planted where 

currently disturbed where abutting residentially zoned property and shall not be 
reduced. 

3. If site lighting is installed, it shall be directed away from off-site, adjacent property with 
no spillover effect. 

4. The applicant shall install an eight-foot, solid masonry wall where abutting residentially 
zoned property. Screening shall be opaque, maintained in good condition, and finished 
on both sides with brick masonry. 
 

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 
• Draft Ordinance 

 



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

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      Z2026-37 & S2026-38                DATE OF MEETING: June 2, 2026 

 

This site is located at #4018 King Dr.  King Dr is classified as a Minor Arterial roadway on the County’s 
Transportation and Thoroughfare Plan Map, with a posted speed limit of 35 MPH.  The Right-Of-Way 
width along King Dr is 50 feet per the County’s GIS map.    
 
Douglas County Department of Transportation offers the following recommendations: 

1. There shall be no direct access to King Dr. 
2. The frontage of King Dr shall be improved to meet current UDC Code requirements that will be 

defined in detail during DCR Committee meetings.   

 
Traffic Information 

 
King Dr ADT Volumes: (2021) – 858,   (2023) – 1,129,   (2025) – 1,332 
 



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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Applicant:
Location:
Land Lot
Lot Size:
Case #: 

Russell Howard
4050 King Drive
Lot: 160  Dist: 1  Sect: 5 Parcel: 01600150078 & 01600150079
Acres: 2.013
Z2026-37
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Storm Open Drains
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DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT

1: Impact Study for Special Use Permits, Rezonings and Variances

FIRE DEPARTMENT

REQUEST FOR: ☑  Special Use Permit Rezoning ☐Variance

CASE NUMBER: S 2026-38 DATE OF MEETING:

Fire Responding
Unit

Located at

Station#

Estimated

Response Time in

Minutes*

Approximate
Distance in Miles

Fire Engine
6 4 1.5

Advanced Life

Support EMS Unit اف 4 1.5

Aerial Fire 9 11 6.8
Apparatus

*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

Miņimum Water Main Size:

Fire Hydrant Spacing Requirements:

Inches in Diameter Per System Desigus.

Feet Intervals

Water Flow Data Required? Yes NO

(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.

Uuspy 5113126



Douglas County Sheriff's Office

Impact Response - Special Use Permits, Rezoning, and Variances
Case #: S2026-38

Prepared by: Colonel Doug Oliver

Summary:

At present, there is adequate law enforcement coverage in the area. Please note that this

assessment reflects the current status of citizens and businesses. Future impacts on public safety
services will be influenced by continued population growth, as well as new housing

developments, apartment complexes, data centers, warehouses, and commercial businesses that

are anticipated to be approved in the coming years. Providing the expected level of public safety
will carry a significant financial burden for Douglas County.

Current Response Times:

Estimated arrival time for non-emergency calls today: approximately 15–20 minutes.

Response time is influenced by factors such as:

• Time of day
• Traffic conditions

• Proximity of deputies to the call

• Number of deputies on duty
• Priority of other pending calls

As the population grows, response times are expected to increase due to:

Higher residential density
Increased commercial and industrial traffic

Congested roadways and surface streets

Staffing and Resource Needs:

Some vacant positions are being filled with new and existing officers.
Current State & policy regulations require a new Deputy to complete:

• 20 weeks of mandate training

• 12 weeks of field training before independent patrol

Currently, the department is approximately 43 positions short with an additional
employee's retiring this year, requiring an increase in overtime to meet staffing needs.
Additional employees will be necessary across all divisions to support the expected
growth from housing developments, commercial buildings, warehouses, and data centers.
Increased traffic and accident response demands are anticipated.



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:     X Special Use Permit   � Rezoning    � Variance 
 
CASE NUMBER: S2026-38_       DATE OF MEETING:_June 2, 2026_ 
 
PROPOSED ZONING: Gravel Storage      CURRENT ZONING: Undeveloped  
 
OWNER’S NAME: Warehouse Solution of Richmond County LLC  
 
 
MAILING ADDRESS: PO BOX 2371 Rockingham NC 28380 
 
 
LOCATION OF PROPERTY: 0 & 4050 King Dr Douglasville Ga 30135 
 
 
LAND LOT: 160  DISTRICT: 1 SECTION: 5  PARCEL: 78,79 
 
 
NATURE OF VIOLATION(S): 
Using a vacant lot for storage that needs to be rezoned  
 
 
PHOTOS ATTACHED: � YES  X NO 
 
COURT ACTION: 
 
Pending  
 
COURT ORDER: 
 
Pending  
 
ADDITIONAL COMMENTS: 
All actions are pending the outcome of this hearing  











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*



Vision: An area primed 
for redevelopment into 
the next generation of 
industrial and commercial 
uses that incorporates 
spaces to celebrate the 
arts and the County’s 
unique culture

Future Land Use Changes 
Can Be: 

•	 Commerce Center*

•	 Workplace Center

•	 Urban Residential (limited)

•	 Transportation/ 
Communication/ Utilities

•	 Parks/ Recreation/ 
Conservation

* Predominant Land Use(s)

Parks, Open Space + Trails 
Guidance
Campbellton West lacks any parks 
or trail facilities, but Boundary 
Waters Park lies just south of 
the character area. Because of 
the lack of residential, additional 
community parks are not needed. 
The focus of this character area 
is developing linear parks/trails 
to connect to the Chattahoochee 
Riverlands. Because of its 
proximity to the Chattahoochee 
River, parts of Campbellton West 
are subject to development 
restrictions; therefore, natural 
open space and conservation 
areas characterize much of this 
character area. 

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

Campbellton West
Description
The Campbellton West area is a legacy development center of older 
industrial uses.  Light industrial uses should be contained to the 
footprint of this area and not expanded.  Some areas will be limited 
to development due to environmentally sensitive conditions including 
topography, floodplains and Chattahoochee River Corridor Protection 
regulations.  Expansion of recreational uses in otherwise undevelopable 
areas is appropriate.  

Current Character
•	 New industrial office park with campus-like feel

•	 Bordered by Chattahoochee River

Other Considerations:
•	 Desire to see land around Boundary Waters Park developed into an 

arts and culture destination

Compatible Zoning Districts for Future Rezonings
•	 OI

•	 C-G

•	 C-H

•	 LI

•	 LI-R

•	 PSP

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

Campbellton West
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DOUGLAS COUNTY PLANNING AND ZONING 
SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number S2026-39 
Applicant Name Gulf South Tower/ Clark Davidson 
Property Owner Name Jarita Bretherton and Sara Richardson 
Property Address 4371 Hwy 92 & 166, Douglasville GA 30135 
Land Lot, District, Section, Parcel Land Lot 138 District 1 Section 5 Parcel 27 
Current Zoning Residential Low Density  
Future Land Use Classification Suburban Living 
Character Area Classification Traditional Neighborhood 
Request Request for a 195’ telecommunications 

tower 
Associated Future Land Use Map 
Amendment 

n/a 

Size (in acres) 10.72 acres 
Commissioner District 2 
Subject to an HOA, POA, or similar? no 
Proposed Use Lease area for new telecommunications 

tower 
Recommendation on Rezoning Request Approval with conditions 
Meeting Date June 2, 2026 

 
Relevant Code Sections: 

Article Section Description 
2 210 Table 2.2 allows for alternative tower structures in the residential 

zoning districts by SUP 
3 343 Regulations for specific uses for radio, television and 

telecommunications 
 
Prior Zoning Actions: 

Year Case # Summary of Action 
n/a   

 
Rezoning 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 

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

Yes 
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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? 

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? 

Neutral 

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

Neutral 

8.  Will the 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? 

No 

 
Special Use Permit Criteria Discussion: The Unified Development Code articulates a preference 
for telecommunications facilities to be located on public property or non-residentially zoned 
parcels. In instances where that is not possible, the code directs that towers should not exceed 
100 feet in height if located on a residentially zoned parcel, and should not be sited so as to 
have negative impacts on historic or scenic areas.  
 
Douglas County has approximately 60 telecommunications towers of various heights 
throughout the county.  195’ essentially keeps it below the height that triggers FAA Regulations 
for tower lighting, and is comparable with similarly situated towers.  The applicants have 
submitted coverage maps showing the need for greater service in the area, and the potential 
visual impacts of the new tower.  The Zoning Procedures Law requires that time be set aside for 
public comment on applications.  Consideration should be given to feedback from proponents 
and opponents of the request as to whether the need for better service outweighs the 
potential visual impact.  
 
Criteria for Consideration of a Telecommunications Tower: The UDC identifies 17 criteria for 
consideration in the approval or denial of a telecommunications tower. The applicant has 
addressed the majority of the concerns.  Their application has demonstrated the need for 
coverage in the areas of the towers, and the application addresses why adjacent towers are not 
suitable for co-location.  At the request of our E911 Department, the applicants specifically 
evaluated existing towers owned by Douglas County and documented that they were not 
suitable to meet their needs.  
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Discussion in the Planning Concerns includes a suggestion for type of tower and placement of 
tower on the property.  Feedback from adjacent property owners during the public hearing will 
address concerns about impact to property values, visibility, and the overall desirability of the 
location.  But if approved, the tower proposal will result in a facility and location that is similarly 
situated to other towers in Douglas County.  
 
Summary of Proposal: The applicants propose to construct a 195’ monopole 
telecommunications tower.  The tower will be set back approximately 1,000 feet from the right-
of-way of Highway 92.    
 
Existing Conditions: The subject tract is wooded and undeveloped. The subject tract is located 
along the South Douglas Scenic Byway, a designated corridor through the Georgia Scenic 
Byways Program. The parcel is rectangular in shape, with greater depth than width.   
 
Planning Concerns: Staff has not received an application for a new telecommunications facility 
since 2021.  Staff has reviewed information for approximately one-third of the existing towers 
in the county.  Tower locations in the city of Douglasville and the city of Villa Rica were not 
reviewed.  Of the seventeen sites for which information was readily available, towers ranged in 
height from 150 feet to 480 feet and included multiple different types, including lattice towers; 
alternative tower structures, such as monopines; and monopole structures anchored with 
guyed wires.   
 
It appears that prior to the 2004 update to the Unified Development Code, towers that exceed 
150’ in height required a special use permit.  It is unknown why the 100’ height restriction for 
alternative tower structures on residentially zoned parcels was included. Nor is it known why 
the regulations capped tower structures at 150’ in the residential zoning districts.  Douglas 
County still has numerous residentially zoned tracts that are large acreage and suitable for 
higher towers without impacting adjacent property. Beyond zoning, consideration for the 
location of towers should include issues with topography, infrastructure, and proximity to other 
towers for signal relay and potential interference.  There will be instances where 
incompatibility with adjacent uses will be a significant concern.  As with all types of 
infrastructure expansion zoning allows a conduit by which concerns of public health, safety and 
welfare are balanced with aesthetics and the free use of private property.  
 
The Board of Commissioners may approve additional height for a tower as a part of a condition 
of zoning approval.  If the Board of Commissioners chooses to approve the application at the 
proposed height of 195’ staff may understand that it is the will of the Board to return to the 
flexibility of making individual determinations of appropriate tower locations on a case-by-case 
basis.  With the growth of reliance on mobile technology for information, communication and 
emergency services, tower locations are a form of essential infrastructure.    
 
Recommendation: Staff recommends approval of the application with the following Findings 
and Conditions.  
 
Findings: 
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1. The special use permit request is compatible with the Comprehensive Plan Character 
Area of Traditional Neighborhoods and the Future Land Use Map classification of 
Suburban Living. 

2. The special use permit will not modify the intent, purpose or spirit of the Unified 
Development Code. 

3. The special use permit request will not adversely impact public health, safety or welfare.  
 
Conditions: 

1. The tower shall be located a minimum of 1,000 feet from the right of way of Highway 92 
& 166, and shall abide by all other requirements of the Unified Development Code in 
regard to distances from adjacent residential uses.  

2. The tower shall not exceed 199 feet overall, including the monopole, antennae, lighting, 
lightning rod, and any other appurtenances.   

3. The location and construction of the tower shall be in accordance with all other 
requirements of the Unified Development Code.  

4. A review by a radio frequency engineer that is acceptable to Douglas County shall be 
provided in accordance with Article 3, Section 343(i) prior to the issuance of a building 
permit for the tower.  

 
 
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 
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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 Land 
Use Permits, Rezonings and Proposed Subdivisions E-911 

Proposed Zoning: 4371 Hwy 92 & 166 

Date: 05/14/2026 

 

1. Are any additional personnel or equipment necessary to continue providing services 
in these zones?  N/A 
 

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

3. Additional remarks? The Douglas County Radio Tower sites exist in several “key” 
locations around the County, such that, the County has a contract with the Georgia 
Municipal Authority to explore the option of leasing space on the radio towers in lieu 
of constructing new/additional towers in the County.   



From: Christopher Small
To: Johannah Womack
Subject: Re: June Zoning Impacts
Date: Monday, May 4, 2026 5:17:30 PM
Attachments: image002.png

image003.png

Ms. Womack,

 All applications have been reviewed, and based on the proposed requests, there is no
projected impact on the school system’s enrollment.  

Chris Small, Ed.D. 
Assistant Superintendent of Operations 
Douglas County School System  
770-651-2062

On Thu, Apr 30, 2026 at 8:44 AM Johannah Womack <jwomack@douglascountyga.gov>
wrote:

Good morning,

 

Below are the links to the June 2 zoning impacts.  Please return by May 14th. 

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHK
c9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZ
AaK3BtXxoAqH34E2T6OmEvU?e=0HarFD

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-
zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7Io
dYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h

 

mailto:christopher.small@dcssga.org
mailto:jwomack@DOUGLASCOUNTYGA.GOV
mailto:jwomack@douglascountyga.gov
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
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 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBnjq9Znnh0SaZJNv57kx95
AY2Pzi4uvKJkq5Zi_cJ7slc?e=4VTQLY

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgD2V76NWqgYRYCjc
KiGHrBeAZyofrY8C7Rckwo_5b3QGtM?e=OZVIf7

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAv2Q3PZRFdSqyZGL
gtZveCAZ9sJBkoOoGJ3qqRCg_eq9E?e=HJOI1X

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAV2iFftO-
ZRLQ4VLaYtpSxAT1vc4GcrN5U58eeUIjFZEU?e=FBQeNm

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBHkmcGmBhARJ8ZYVdzkG5
1AcKfhmZzxzoY8kG19q8MQ9Q?e=VfmRgF

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBJYPyNefmYQJPPVOLFwd8
KAdNadV6v6j4zUztt6ighlWM?e=v0j6MR

 

 

 

 

Johannah Womack

Clerk of The Planning & Zoning Board

P: 770/920-7260

E: jwomack@douglascountyga.gov

4655 Timber Ridge Drive

Douglasville, GA 30135

https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBnjq9Znnh0SaZJNv57kx95AY2Pzi4uvKJkq5Zi_cJ7slc?e=4VTQLY
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]DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 
CODE ENFORCEMENT 

 
REQUEST FOR:     X Special Use Permit   � Rezoning    � Variance 
 
CASE NUMBER: S2026-39___       DATE OF MEETING:_June 2, 2026_ 
 
PROPOSED ZONING: Undeveloped forested acreage  CURRENT ZONING: 195’ 
monopole telecommunications facility  
 
OWNER’S NAME: Bretherton Jarita & Richardson Sara J  
 
 
MAILING ADDRESS: 96 Craig Street, Suite 112/310 E Ellijay Ga 35540 
 
 
LOCATION OF PROPERTY: 4371 Hwy 92 & 166 Douglasville, GA  30135 
 
 
LAND LOT: 138 DISTRICT: 1 SECTION:_5 PARCEL: 27 T-Mobile. 
 
 
NATURE OF VIOLATION(S): 
 
 
NA 
 
 
PHOTOS ATTACHED: � YES  X NO 
 
COURT ACTION: 
 
NA 
 
COURT ORDER: 
 
NA 
 
ADDITIONAL COMMENTS: 
 



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

TRANSPORTATION PLANNER 

Recommendation Summary 

CASE NUMBER:      S2026-39                 DATE OF MEETING: June 2, 2026 

 

This site is located at 4371 Hwy 92/166.  Hwy 92/166 is a Major Arterial roadway on the County’s 
Transportation and Thoroughfare Plan Map, with a posted speed limit of 55 MPH.  The Right-Of-Way 
width along Hwy 92/166 is 130’ per the County’s 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.  

 
Traffic Information 

ADT Traffic Volumes: (2022) – 11,400,   (2023) – 11,500,   (2024) 11,600 
 
 



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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DESCRIPTION

FOUNDATION APPROVALSTRUCTURE APPROVAL DWG. NO.

1-877-467-4763  Plymouth, IN
1-800-547-2151  Salem, OR

valmont
STRUCTURES

ENG. FILE NO.

P
A

G
EPROPRIETARY NOTE:

THE DATA AND TECHNIQUES CONTAINED IN THIS DRAWING ARE PROPRIETARY INFORMATION OF VALMONT
INDUSTRIES AND CONSIDERED A TRADE SECRET.  ANY USE OR DISCLOSURE WITHOUT THE CONSENT OF
VALMONT INDUSTRIES IS STRICTLY PROHIBITED.

SITE

COPYRIGHT 2013

REV DESCRIPTION OF REVISIONS CPD BY DATE
REVISION HISTORY K_R 11/12/2020

400167

Tower View Page 1

284195T

FACTORY SHOALS, GA
MOTOROLA SOLUTIONS

U 34 X 350'

1
 O

F
 2

0

SHEAR

AXIAL

MOMENT

TORQUE

REACTIONS

MAX. LEG REACTIONS:

DOWN:

UPLIFT:
SHEAR:

11423.4 kip-ft

115.6 K

73.0 K

53.7 kip-ft
120.0 mph WIND (no ice)

426.5 K
-346.0 K

46.9 K

Maximum Base Reactions

TOWER DESIGN CRITERIA

Design Standard:                  TIA-222-H*

Design Wind Speeds:           120 mph (no ice)

                                                    30 mph (1.50" ice)

Service Wind Speed:            60 mph (deflection only)

Risk Category:                        III

Exposure Category:              B

Topographic Category:       1

Crest Height:                           0 ft.

Site Elevation:                         0 ft. (NAVD 88)

*Factored Reactions provided per ANSI/TIA-222 Design Criteria & Load Combinations

MATERIAL STRENGTHS

Solid Rod         A36                     (rod dia. <3/4")

                           A572 Gr.50       (3/4" thru 1" dia.)

                           A572 Gr.58       (>1" dia. T1 - T18 )

Pipe                   A500 Gr.B         (antenna pipes)

                           A500 Gr.B/C     (tower legs min. Fy 50 ksi)

Angle                A36 Gr.36

Plate                  A572 Gr.50

Bolts                  A-325/A-449      (leg & angle)

AnchorBolt      F1554 Grade 105 or A687

Finish: Tower & Hardware are hot dip galvanized

SEE PAGE 2 FOR

APPURTENANCES

0' - 0" 34' - 0"

T-18

20' - 0" 32' - 0"

T-17

40' - 0" 30' - 0"

T-16

60' - 0" 28' - 0"

T-15

80' - 0" 26' - 0"

T-14

100' - 0" 24' - 0"

T-13

120' - 0" 22' - 0"

T-12

140' - 0" 20' - 0"

T-11

160' - 0" 18' - 0"

T-10

180' - 0" 16' - 0"

T-9

200' - 0" 14' - 0"

T-8

220' - 0" 12' - 0"

T-7

240' - 0" 10' - 0"

T-6

260' - 0" 8' - 0"

T-5

280' - 0" 6' - 0"

T-4

300' - 0" 4' - 0"

T-3

320' - 0" 4' - 0"

T-2

340' - 0" 4' - 0"

T-1

350' - 0" 4' - 0"
SECTION ELEVATION FACE WIDTH LEG SIZE LEG STYLE

LEG BOLT

QTY & DIA
DIAGONAL

BRACING SIZE

BRACING BOLT

QTY & DIA
HORIZONAL

BRACING SIZE
PANELS

SECTION

WEIGHT

TOWER COLUMN

513.6 2 x 1"SHFAB1.50"44.0'T1 340' - 350'

1067.87 2 x 1 1/4"SHFAB1.75"84.0'T2 320' - 340'

1848.44 4 x 1"SHFAB2.25"84.0'T3 300' - 320'

2818.681 x 1 "3/16" x  3"  x  3"5/16" x 3-1/2" x 3-1/2"6 x 1"12BDFH1.50"26.0'T4 280' - 300'

2306.971 x 1 "3/16" x 2-1/2" x 2-1/2"6 x 1"12BDFH1.50"28.0'T5 260' - 280'

2352.931 x 1 "3/16" x 2-1/2" x 2-1/2"6 x 1"12BDFH1.50"210.0'T6 240' - 260'

2402.911 x 1 "3/16" x 2-1/2" x 2-1/2"6 x 1"12BDFH1.50"212.0'T7 220' - 240'

3018.811 x 1 "3/16" x  3"  x  3"6 x 1 1/4"12BDFH1.75"214.0'T8 200' - 220'

3598.111 x 1 "5/16" x  3"  x  3"6 x 1 1/4"12BDFH1.75"216.0'T9 180' - 200'

4015.561 x 7/8 "3/16" x  3"  x  3"12 x 1"12BDH22.00"118.0'T10 160' - 180'

4805.761 x 7/8 "1/4" x 3-1/2" x 3-1/2"12 x 1"12BDH22.00"120.0'T11 140' - 160'

5428.291 x 7/8 "1/4" x 3-1/2" x 3-1/2"12 x 1"12BDH22.25"122.0'T12 120' - 140'

5534.131 x 7/8 "1/4" x 3-1/2" x 3-1/2"12 x 1"12BDH22.25"124.0'T13 100' - 120'

6403.381 x 7/8 "1/4" x 3-1/2" x 3-1/2"12 x 1 1/4"12BDH22.50"126.0'T14 80' - 100'

6632.851 x 7/8 "1/4" x 3-1/2" x 3-1/2"12 x 1 1/4"12BDH22.50"128.0'T15 60' - 80'

7858.231 x 7/8 "1/4" x  4"  x  4"12 x 1 1/4"12BDH22.75"130.0'T16 40' - 60'

7996.981 x 7/8 "1/4" x  4"  x  4"12 x 1 1/4"12BDH22.75"132.0'T17 20' - 40'

8012.701 x 7/8 "1/4" x  4"  x  4"12 x 1 1/4"12BDH22.75"134.0'T18 0' - 20'

1.  ALL STRUCTURAL HARDWARE IS GALVANIZED IN ACCORDANCE WITH ASTM A-153 (HDG). TOWER

     SECTIONS & ASSOCIATED STRUCTURAL COMPONENTS ARE GALVANIZED IN ACCORDANCE WITH ASTM A-123 (HDG).

2.  ALL BOLTS & NUTS MUST BE IN PLACE BEFORE ADJOINING SECTION(S) ARE INSTALLED.

3.  ALL STRUCTURAL BOLTS ARE TO BE TIGHTENED TO A SNUG TIGHT CONDITION AS DEFINED BY

     AISC & RCSC SPECIFICATION FOR STRUCTURAL JOINTS UNLESS NOTED OTHERWISE.

4.  ALL WELDING TO CONFORM TO AWS D1.1 SPECIFICATION. 5/16" MINIMUM WELD SIZE UNLESS NOTED OTHERWISE.

5.  MATERIAL LABELED AS ASTM A-572 GR. 58 OR 58 KSI YIELD STRENGTH ALSO CONFORMS TO

     ASTM A-572 GR. 50.

6.  ANALYSIS PERFORMED USING STEEL GRADES LISTED UNDER MATERIALS STRENGTHS SHOWN ON THIS PAGE.

7.  THIS DRAWING DOES NOT INDICATE THE METHOD OF CONSTRUCTION. THE CONTRACTOR SHALL SUPERVISE AND DIRECT

     THE WORK AND HE SHALL BE SOLELY RESPONSIBLE FOR ALL CONSTRUCTION MEANS, SEQUENCES AND PROCEDURES.

8.  (VIBRATION DISCLAIMER)   AL THOUGH RARE, VIBRATIONS SEVERE ENOUGH TO CAUSE DAMAGE CAN OCCASIONALLY OCCUR IN STRUCTURES

     OF ALL TYPES. BECAUSE THEY ARE INFLUENCED BY MANY INTERACTING VARIABLES, VIBRATIONS ARE GENERALLY UNPREDICTABLE. THE USER'S

     MAINTENANCE PROGRAM SHOULD INCLUDE OBSERVATION FOR EXCESSIVE VIBRATION AND EXAMINATION FOR ANY STRUCTURAL SPECIFICALLY

     EXCLUDES FATIGUE FAILURE OR SIMILAR PHENOMENA RESULTING FROM INDUCED VIBRATION, HARMONIC OSCILLATION OR RESONANCE

     ASSOCIATED WITH MOVEMENT OF AIR CURRENTS AROUND THE PRODUCT

REDRAWN PER STRUCTURAL ANALYSIS REPORT 400167-2-1 DATED 11-11-2020

@A <ACBATCH> K_R 3/25/2019

@B <ACBATCH> K_R 9/24/2020

@C <ACBATCH> K_R 11/15/2020

11/15/2020



DESCRIPTION

FOUNDATION APPROVALSTRUCTURE APPROVAL DWG. NO.
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valmont
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ENG. FILE NO.
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G
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THE DATA AND TECHNIQUES CONTAINED IN THIS DRAWING ARE PROPRIETARY INFORMATION OF VALMONT
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VALMONT INDUSTRIES IS STRICTLY PROHIBITED.

SITE

COPYRIGHT 2013

REV DESCRIPTION OF REVISIONS CPD BY DATE
REVISION HISTORY K_R 11/12/2020

400167

Tower View Page 2

284195T

FACTORY SHOALS, GA
MOTOROLA SOLUTIONS

U 34 X 350'

2
 O

F
 2

0

TYPE ELEVATION

DESIGNED APPURTENANCE LOADING

(1) 21' LRE WITH 7'-6" LIGHTNING ROD (ARM=11.5') 350.0000'

(2) 6' BOGNER MOUNT HEAVY DUTY 350.0000'

(3) 6' BOGNER MOUNT HEAVY DUTY (50% ADDITIONAL LO 350.0000'

(2) BEACON 350.0000'

(2) BIRD TECHNOLOGIES 437-83I-01 350.0000'

(2) DS7E12F36U-N 350.0000'

(2) DS7E12F36U-N (50% ADDITIONAL LOAD) 350.0000'

(1) TMA (12"X12"X8") 350.0000'

(1) TMA (12"X12"X8") (50% ADDITIONAL LOAD) 350.0000'

(3) 6' PIVOT SIDE ARM (50" PIPE) 300.0000'

(3) 6' PIVOT SIDE ARM (50" PIPE) (50% ADIDITIONAL 300.0000'

(3) CC807-06 300.0000'

(3) CC807-06 (50% ADDITIONAL LOAD) 300.0000'

(1) SB4-W100C (SBU-W100AC)(0 DEG AZIMUTH) 285.0000'

(1) 2-1/2" X 10' SCH. 40 240.0000'

(1) SB6-W60 ()(0 DEG AZIMUTH) 240.0000'

(2) BEACON 200.0000'

(3) 6' PIVOT SIDE ARM (50" PIPE) 180.0000'

(2) 6' PIVOT SIDE ARM (50" PIPE) (50% ADIDITIONAL 180.0000'

(3) CC807-06 180.0000'

(3) CC807-06 (50% ADDITIONAL LOAD) 180.0000'

(1) 2-1/2" X 19' SCH. 40 155.0000'

(1) SB6-W60 ()(95.989 DEG AZIMUTH) 155.0000'

(1) 2-1/2" X 20' SCH. 40 145.0000'

(1) SB6-W60 ()(10.199 DEG AZIMUTH) 145.0000'

(12) 2" X 72" SCH. 40 130.0000'

(9) PANEL (6' X 1' X 4") 130.0000'

(3) SP1 VFA12-SD 130.0000'

(6) 2" X 72" SCH. 40 120.0000'

(3) PANEL (6' X 1' X 4") 120.0000'

(3) SP1 VFA12-SD 120.0000'

(1) 3" X 23' SCH. 40 115.0000'

(1) SB6-W60 ()(0 DEG AZIMUTH) 115.0000'

(12) 2" X 72" SCH. 40 110.0000'

(3) PANEL (6' X 1' X 4") 110.0000'

(3) SP1 VFA12-SD 110.0000'

(1) *PROPOSED* ()(0 DEG AZIMUTH) 0.0000'

@A <ACBATCH> K_R 3/25/2019

@B <ACBATCH> K_R 9/24/2020

@C <ACBATCH> K_R 11/15/2020

11/15/2020



 (SEE DETAIL A)
 42 BARS EACH WAY

 #9 HORIZONTAL REBAR

TOP OF CONCRETE

DEPTH BELOW GRADE

FINISHED GRADE

NON-SHRINK GROUT TO HAVE COMPRESSIVE STRENGTH OF 5000 PSI @28 DAYS
PACK NON-SHRINK STRUCTURAL GROUT UNDER FLANGE AFTER LEVELING TOWER

PIER DETAIL

OF TOWERq

OF FOUNDATIONq

(SEE DETAIL B)

PLACED INSIDE TIES
EQUALLY SPACED, TO BE

22 PIECES PER PIER
#9 VERTICAL REBAR

PER PIER (SEE DETAIL C)

THE TOP TIE. 10 TIES
PLACED 4" DOWN FROM
PIER, WITH ONE BAR
SPACE TIES ALONG THE

AT TOP OF PIER. EQUALLY
REBAR GRID AND ONE TIE
PLACE ONE TIE AT TOP OF

ARE 180 DEGREES APART.
LAPS ON ADJACENT TIES

PLACE CIRCULAR TIES SO
CIRCULAR TIE NOTES:

1

 P/N 213378

 ASSEMBLY
 TEMPLATE

A

 (TYP)q TOq  1'- 1/8"≈#9 HORIZONTAL REBAR - SPACED EQUALLY

41'-6"

B

 8'-7 5/8"≈APPROX UNBENT LENGTH
AROUND PIER AND INSIDE CIRCULAR TIES

#9 VERTICAL REBAR - TO BE SPACED EQUALLY

7'-3 3/4"

 R 5 5/8"
1'-7 1/8"

C

 13'-10 1/2"≈APPROX UNBENT LENGTH
 9" (TYP)≈#4 CIRCULAR TIE - SPACED EQUALLY

LAP DIM = 1'-5 1/2"

4'

D

 7'-1 1/8"≈APPROX UNBENT LENGTH

 4' (TYP)≈#5 STANDEE (TYPE 26) - SPACED EQUALLY BETWEEN GRIDS

1'-8 5/8"
3'-4 5/8" 1'-11 1/8"

1'-1 1/2"

5. MUST USE TEMPLATE ASSEMBLY# 213378

2" MIN - 4" MAX4. INSTALLED TEMPLATE CLEARANCE:

3. TEMPLATE ASSEMBLY MUST BE LEVEL +/- 1°.
     CAN MAKE IT IMPOSSIBLE TO ERECT TOWER.

     DURING TOWER CONSTRUCTION. IN MORE SEVERE CASES, THIS

     INCORRECTLY LOCATED ANCHOR BOLT GROUPS WILL CAUSE DIFFICULTY

    TEMPLATE WILL CAUSE MISS-LOCATION OF ANCHOR BOLT GROUPS.
     (+/- 3"). FAILURE TO USE THE FULLY ASSEMBLED ANCHOR BOLT

     MUST BE LOCATED IN FOUNDATION AS SHOWN IN THE PLAN VIEW

2. USING THE TEMPLATE ASSEMBLY, EACH ANCHOR BOLT GROUP

     (BASE LEG REFERENCE ANGLE3.31°.)
     ACCURATE ANCHOR BOLT LOCATION & INSTALLATION ANGLE

1. THE PROVIDED TEMPLATE ASSEMBLY MUST BE USED TO ENSURE

TEMPLATE INSTALLATION NOTES:

PRIOR TO INSTALLATION!

IF THERE ARE ANY DISCREPANCIES, PLEASE NOTIFIY VALMONT/PIROD, INC
VERIFY THE PART NUMBER AND SIZES FOR ALL COMPONENTS ON THIS PAGE.

INSTALL ALL ANCHOR BOLTS WITH LONGER THREADED ENDS EXPOSED

1 1/4" DIA. ANCHOR BOLTS REQUIRED.
ATTENTION CONTRACTOR INSTALLING ANCHOR BOLT!

D 144 STANDEE (#5 REBAR) 7.41 1067.29

C 30 CIRCULAR TIE (#4 REBAR) 9.28 278.48

B 66 VERTICAL REBAR (#9 REBAR) 29.40 1940.55

A 168 HORIZONTAL REBAR (#9 REBAR) 141.32 23741.31

2 3 EMBEDMENT PLATE - 217971 30.11 90.33

1 36 1 1/4" DIA. x 80" LONG ANCHOR BOLT - 109881 27.88 1003.60

ITEM QTY PART DESCRIPTION UNIT WT. NET WT.

REBAR/ANCHOR STEEL TABLE

PIER DETAIL (TOP VIEW)

(SIDE VIEW)

PIER DETAIL

 SQUARE PIEROR DIA ROUND4'-6"

4'-10 7/8"

6'-3 5/16"

29'-5 5/16"

6'-3 5/16"

34'-0"

2'-0"

7'-6"

42'-0"

"3

"3

0'-6"

BOLT EXT.
"8 1/2

"3
(TYP)

0'-8 15/16"

REBAR NOTES:  ALL  REINFORCING BARS MUST CONFORM TO ASTM A615 GRADE 60 SPECIFICATIONS.

"4

28121.57APPROX TOTAL WT #

19'-7 9/16"

9'-9 3/4"

4500 PSI @ 28 DAYS

141.3 CU.YD

CONCRETE STRENGTH

CONCRETE VOLUME

2

       THOSE PARAMETERS GIVEN IN THE SOIL REPORT.
  7. THE ON-SITE GEOTECHNICAL ENGINEER SHALL CONFIRM THAT THE INSITU SOIL STRENGTHS MEET OR EXCEED

  6. CROWN TOP OF FOUNDATION FOR PROPER DRAINAGE.
       PROHIBITED.
  5. BENDING, STRAIGHTENING OR REALIGNING (HOT OR COLD) OF THE ANCHOR BOLTS BY ANY METHOD IS
       TO 95% OF STANDARD PROCTOR MAXIMUM DRY DENSITY IN ACCORDANCE WITH ASTM D698.

       CLEAN AND FREE OF ORGANIC AND FROZEN MATERIALS OR ANY OTHER DELETERIOUS MATERIALS. COMPACT FILL
  4. ALL FILL SHOULD BE PLACED IN LOOSE LEVEL LIFTS OF NO MORE THAN 8" THICK. FILL MATERIALS SHOULD BE
       BONDING AGENTS PRIOR TO SECOND POUR.

  3. A COLD JOINT IS PERMISSIBLE UPON CONSULTATION WITH PIROD.  ALL COLD JOINTS SHALL BE COATED WITH
       OF CONCRETE SHALL COVER ALL REINFORCEMENT.  WELDING OF REBAR NOT PERMITTED.
       UNDISTURBED EARTH FREE OF WATER AND ALL FOREIGN OBJECTS AND MATERIALS. A MINIMUM OF THREE INCHES
       TO ACI-318 BUILDING REQUIREMENTS FOR REINFORCED CONCRETE. ALL CONCRETE TO BE PLACED AGAINST

  2. REINFORCING BAR TO CONFORM TO ASTM A615 GRADE 60 SPECIFICATIONS. CONCRETE INSTALLATION TO CONFORM
       6166-18-1038

  1. SOIL AS PER REPORT BY WOOD ENVIRONMENT & INFRASTRUCTURE SOLUTIONS, INC., DATED 03/19/19, PROJECT#

FOUNDATION NOTES:

DESCRIPTION

FOUNDATION APPROVALSTRUCTURE APPROVAL DWG. NO.

1-877-467-4763  Plymouth, IN

1-800-547-2151  Salem, OR

valmont
STRUCTURES

ENG. FILE NO.

P
A

G
EPROPRIETARY NOTE:

THE DATA AND TECHNIQUES CONTAINED IN THIS DRAWING ARE PROPRIETARY INFORMATION OF VALMONT

INDUSTRIES AND CONSIDERED A TRADE SECRET.  ANY USE OR DISCLOSURE WITHOUT THE CONSENT OF

VALMONT INDUSTRIES IS STRICTLY PROHIBITED.

SITE

COPYRIGHT 2013

REV DESCRIPTION OF REVISIONS CPD BY DATE
REVISION HISTORY MVC 3/25/2019 M_S 3/25/2019

400167

SHALLOW MAT WITH RAISED PIERS

TOWER FOUNDATION #1

284195F

FACTORY SHOALS, GA

MOTOROLA SOLUTIONS

U 34 X 340'

1
 O

F
 1

@A ADDED FOUNDATIONS PER GEO M_S 3/25/2019

11/15/2020



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: 
•	 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:
•	 Public water available.
•	 Public sewer available or 

planned. 
•	 Local public facilities.

Master Planned 
Developments: 
•	 Single-family and duplex
•	 PUD with limited institutional 

uses
•	 Neighborhood commercial.
•	 Limited Community Commercial

Appropriate Zoning 
Districts:
•	 R-A
•	 R-LD
•	 R-MD
•	 PUD

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

Suburban Living

As Douglas County continues to experience growth in both residential 
and commercial development, areas meant for traditional subdivision 
and commercial growth to serve nearby residents are necessary. The 
Suburban Living FLU designation covers areas of the County predominantly 
characterized by established, traditional single-family residential 
neighborhoods. The intent of this FLU designation is to channel growth 
pressures to areas that are suitable in terms of land use patterns and 
infrastructure investment, and to areas that have a more “suburban” feel. 
In addition to traditional single family, Suburban Living could promote 
housing diversity through compatible and accessible—both physically and 
financially—housing types, like cottage courts and ADUs, to accommodate 
senior housing needs and residential growth. 

Commercial activities may take place in identified nodes and along identified 
corridors and should be compatible with existing land uses through size, 
appearance and buffering. Special care should be taken to eliminate 
any negative impacts, such as lighting, parking, and traffic. Large-scale 
commercial development and industrial activities are discouraged and 
should be buffered from adjacent residential uses. 

Public services and facilities are offered at a higher level of service to 
accommodate a denser population. Typically, these areas have access 
to both public water and sewer and have good access to transportation 
networks. Improving connections among parks, greenspaces and 
community amenities through bike/pedestrian networks and transit 
opportunities is a priority.



Suburban Living

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

Character Areas:
•	 Traditional Neighborhood*
•	 Byway Reserve*
•	 Rural Reserve
•	 Winston
•	 Fairburn-Lee Corridor



 
 
ORDINANCE NO. S2026-39 
 
 

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 special use permit in unincorporated Douglas County, 
 
Applicant: Clark Davidson for Gulf South Tower 
Address: Hwy 92 & 166 
More Fully Described: Land Lot 138 District 1 Section 5 Parcel 27 
Parcel ID: 01380150027  
Acreage: 10.72 acres 
Use: 195’ telecommunications tower and associated ground equipment 
 
 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 is approved pursuant to the 
requirements established by the Douglas County Unified Development Code, and any findings and conditions 
specified below. 
 
 Findings:  

1. The special use permit request is compatible with the Comprehensive Plan Character Area of 
Traditional Neighborhoods and the Future Land Use Map classification of Suburban Living. 

2. The special use permit will not modify the intent, purpose or spirit of the Unified Development Code. 
3. The special use permit request will not adversely impact public health, safety or welfare. 

 
Conditions: 
1. The tower shall be located a minimum of 1,000 feet from the right of way of Highway 92 & 166, and 

shall abide by all other requirements of the Unified Development Code in regard to distances from 
adjacent residential uses.  

2. The tower shall not exceed 199 feet overall, including the monopole, antennae, lighting, lightning rod, 
and any other appurtenances.   

3. The location and construction of the tower shall be in accordance with all other requirements of the 
Unified Development Code.  

4. A review by a radio frequency engineer that is acceptable to Douglas County shall be provided in 
accordance with Article 3, Section 343(i) prior to the issuance of a building permit for the tower. 

 
 Adopted and effective this June 2, 2026. 
   
        
       Henry Mitchell, III, District I 
 
         
       ___________________________________________ 
       Whitney Kenner Jones, District II 
 
        
       ___________________________________________ 
       Martin Raxton, District III 
 
                      



 
 
ORDINANCE NO. S2026-39 
 
 

___________________________________________
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 S2026-40 
Applicant Name Luis De La Rosa 
Property Owner Name Luis S. De La Rosa 
Property Address 1346 McIntosh Rd, Douglasville, GA 30134 
Land Lot, District, Section, Parcel Land Lot: 0735; District: 18; Section: 2; 

Parcel: 0001; Parcel ID: 0735-182-0001 
Current Zoning R-LD, Residential, Low-Density 
Future Land Use Classification Workplace Center 
Character Area Classification VMH Professional Corridor 
Request Request for a Special Use Permit to Allow an 

Oversized Accessory Structure in the R-LD 
Zoning District 

Associated Future Land Use Map 
Amendment 

N/A 

Size (in acres) 3.22 acres 
Commissioner District 1 
Subject to an HOA, POA, or similar? N/A 
Proposed Use Oversized Accessory Structure in the R-LD 

Zoning District 
Recommendation on Rezoning Request Approval 
Meeting Date June 2nd, 2026 

 
Relevant Code Sections: 

Article Section Description 
3 313(a)(1)(c) Regulations Controlling for Size Limitations for Accessory Structures 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
N/A N/A 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 
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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 and loading areas on the 
property be located or screened to protect other properties in 
the area from such adverse effects such as noise, light, glare, or 
odor? 

Yes 

8.  Will the 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: 
Summary of Proposal: 
 The applicant is requesting a Special Use Permit to entitle an already built structure in 
order to begin the building permit process to modify the interior of the structure. The structure 
appears to have been built in 1998 per available tax records and is approximately 1,426 sq. ft. 
The structure appears to have been constructed without a building permit. 
 The Unified Development Code controls that properties in the R-LD zoning district, on 
lots with 1 acre up to 5 acres, shall not be permitted to have accessory structures that exceed 
1,000 sq. ft. unless through an Administrative Variance which may permit an increase of 250 sq. 
ft. The 1,426 sq. ft. structure would not be permitted either by right or by Administrative 
Variance; however, the UDC does allow for requests before the Board of Commissioners for 
accessory structures greater than 1,250 sq. ft. which may otherwise be permitted 
administratively. 
 
Existing Conditions: 
 The property has a 1,629 sq. ft. single-family detached dwelling built in 1954, a 720 sq. 
ft. manufactured home installed in 1969, and a 1,426 garage structure (subject structure) built 
in 1998 sited. 
 
Planning Concerns: 
  The subject accessory structure was constructed without a building permit. Entitlement 
of the structure would still require the property to meet all, relevant building codes should 
permits be pulled for modifications for the structure. 
 The intensity of the use of the lot is not proposed to change as a result of this request. 
The applicant intends to run power to the structure for personal use. No exterior modifications 
to the site are proposed. 
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Recommendation: 
Staff is recommending approval of the Special Use Permit based upon the following Findings: 
 
Findings: 

1. The use will not modify the purpose, spirit, or intent of the Unified Development Code. 
2. The use will not modify the purpose, spirit, or intent of the Comprehensive Plan. 
3. The use will not adversely affect the public health, safety, or welfare. 

 
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 
• 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:      S2026-40                 DATE OF MEETING: June 2, 2026 

 

This site is located at 1346 McIntosh Rd.  McIntosh 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 
McIntosh Rd is 40’ per the County’s 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.  
However, if the parcel is to be recognized as Commercial because of the use, then the owner 
should submit plans to DRC and comply with all UDC Code requirements. 

 
Traffic Information 

There is no current traffic data 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:  
  
 
 



!!2

!!2

!!2

!!2

!8

!8G!.
G!.

INDUSTRIAL ACCESS RD

MC
IN

TO
SH

 R
D

¢

DDCWSA Impact Study Map 5/13/2026
Joselyn Beckwith

Applicant:
Location:
Land Lot
Lot Size:
Case #: 

Luis De la Rosa
1346 McIntosh Rd, Douglasville, GA 30134
Lot:  Dist:  Sect:  Parcel: 0735182001
Acres: 02.79
S2026-40

Legend
G!. Water Hydrants

Water System Valves
!8 <all other values>

WSA_Roads
Water Mains
Water Lateral Lines
Sewer Pressurized Mains

Sewer Gravity Mains
<all other values>

!!2 Sewer Manholes
Border
WSA_Parcel_Poly



INDUSTRIAL ACCESS RD

MC
IN

TO
SH

 R
D

¢

DDCWSA Impact Study Map 5/13/2026
Joselyn Beckwith

Applicant:
Location:
Land Lot
Lot Size:
Case #: 

Luis De la Rosa
1346 McIntosh Rd, Douglasville, GA 30134
Lot:  Dist:  Sect:  Parcel: 0735182001
Acres: 02.79
S2026-40

Legend
WSA_Roads
Storm Culverts
Storm Open Drains
Border
WSA_Parcel_Poly



DQUGLAS COUNTY PLANNING & ZONING DEPARTMENT
1: Impact Study for Special Use Permits, Rezonings and Variances

FIRE DEPARTMENT

REQUEST FOR: ☑Special Use Permit Rezoning Variance

CASE NUMBER: 2026-40 DATE OF MEETING:

Fire Responding
Unit

Located at

Station#

Estimated

Response Time in

Minutes*

Approximate
Distance in Miles

Fire Engine i S.3

Advanced Life

Support EMS Unit 1 5.3
Aerial Fire

Apparatus
1 5.3

*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: 150 Gallons Per Minute plus Domestic Demand

Miņimum Water Main Size:

Fire Hydrant Spacing Requirements:

Inches in Diameter Per System Desiguw.

Feet Intervals

Water Flow Data Required? Yes NO

(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.

UeUurpz 5/13/26



Douglas County Sheriff's Office

Impact Response - Special Use Permits, Rezoning, and Variances
Case #: S2026-40

Prepared by: Colonel Doug Oliver

Summary:

At present, there is adequate law enforcement coverage in the area. Please note that this
assessment reflects the current status of citizens and businesses. Future impacts on public safety
services will be influenced by continued population growth, as well as new housing
developments, apartment complexes, data centers, warehouses, and commercial businesses that
are anticipated to be approved in the coming years. Providing the expected level of public safety
will carry a significant financial burden for Douglas County.

Current Response Times:

Estimated arrival time for non-emergency calls today: approximately 15–20 minutes.
Response time is influenced by factors such as:

• Time of day
•Traffic conditions

• Proximity of deputies to the call

• Number of deputies on duty
• Priority of other pending calls

As the population grows, response times are expected to increase due to:

Higher residential density
Increased commercial and industrial traffic

Congested roadways and surface streets

Staffing and Resource Needs:

Some vacant positions are being filled with new and existing officers.
Current State & policy regulations require a new Deputy to complete:

• 20 weeks of mandate training

o 12 weeks of field training before independent patrol
Currently, the department is approximately 43 positions short with an additional
employee's retiring this year, requiring an increase in overtime to meet staffing needs.
Additional employees will be necessary across all divisions to support the expected
growth from housing developments, commercial buildings, warehouses, and data centers.
Increased traffic and accident response demands are anticipated.



Future Needs (Next 4–6 Years):

Additional patrol deputies, jailers, investigators, and traffic officers will be required once
all new developments are occupied.
Infrastructure improvements should ideally precede large-scale residential and
commercial growth.

Financial Considerations:

The county's current tax burden is primarily supported by existing residents.
Multi-billion-dollar companies receiving tax abatements should share a fair portion of the
cost for public safety and infrastructure to mitigate the financial impact on citizens.

Case Specific Request: Luis Rosa 1346 McIntosh Road, Douglasville, Georgia 2.79 aс

Concerns/ observations: Restore 1426 barn/building to bring it up to date. Structure is
used for storage and work shoр.



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:     X Special Use Permit   � Rezoning    � Variance 
 
CASE NUMBER: S2026-40__       DATE OF MEETING:_June 2, 2026_ 
 
PROPOSED ZONING: Continuation of existing residential    CURRENT ZONING: 
Single-family home with accessory structures  
 
OWNER’S NAME: Luis De La Rosa 
 
 
MAILING ADDRESS: 2448 Tift Kennesaw ga 30152 
 
 
LOCATION OF PROPERTY: 1346 Mcintosh Rd, Douglasville Ga 30134 
 
 
LAND LOT: 735  DISTRICT: 18 SECTION: 2  PARCEL: 1 
 
 
NATURE OF VIOLATION(S): 
 
 
NA 
 
 
PHOTOS ATTACHED: � YES  X NO 
 
COURT ACTION: 
 
NA 
 
COURT ORDER: 
 
NA 
 
ADDITIONAL COMMENTS: 
 











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*



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



 
 
ORDINANCE NO. S2026-40 
 
 

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 special use permit in unincorporated Douglas County, 
 
Applicant: Luis De La Rosa 
Address: 1346 McIntosh Rd, Douglasville, GA 30134 
More Fully Described: Land Lot: 0735; District: 18; Section: 2; Parcel: 0001 
Parcel ID: 0735-182-0001  
Acreage: 3.22 acres 
Use: Special Use Permit to Allow an Oversized Accessory Structure in the R-LD Zoning District 
 
 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 is approved pursuant to the 
requirements established by the Douglas County Unified Development Code, and any findings and conditions 
specified below. 
 
 Findings:  

1. The use will not modify the purpose, spirit, or intent of the Unified Development Code. 
2. The use will not modify the purpose, spirit, or intent of the Comprehensive Plan. 
3. The use will not adversely affect the public health, safety, or welfare. 

 
 Adopted and effective this June 2nd, 2026. 
   
        
       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        
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DOUGLAS COUNTY PLANNING AND ZONING 
SPECIAL USE PERMIT STAFF RECOMMENDATION 

 
Application Number S2026-43 
Applicant Name Noah Shook 
Property Owner Name Richard Kevin Anderson 
Property Address 13221 Veterans Memorial Hwy, Douglasville, 

GA 30134 
Land Lot, District, Section, Parcel Land Lot(s): 0164, 0189; District: 02; Section: 

5; Parcel: 0011; Parcel ID: 0164-025-0011 
Current Zoning LI, Light Industrial 
Future Land Use Classification Workplace Center 
Character Area Classification Winston 
Request Request for a Special Use Permit to Allow 

Outdoor Storage 
Associated Future Land Use Map 
Amendment 

N/A 

Size (in acres) 2.334 acres 
Commissioner District 4 
Subject to an HOA, POA, or similar? N/A 
Proposed Use Outdoor Storage for a Landscape Supply 

Company 
Recommendation on Rezoning Request Approval with Condition 
Meeting Date June 2, 2026 

 
Relevant Code Sections: 

Article Section Description 
3 305(b) Regulations Controlling for Outdoor Storage in an Industrial Zoning 

District 
 
Prior Zoning Actions: 

Year Case # Summary of Action 
1988 Z1988-87 Request for a Rezoning from R-1 to M-1 for a Grading Company 

 
Rezoning 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 
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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? 

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 

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

Yes 

8.  Will the 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: 
Summary of Proposal: 
 The applicant is proposing Outdoor Storage of landscape supply materials. No 
modifications to the existing site are proposed. 
 
Existing Conditions: 
 The subject site has two warehouse-oriented buildings sited. The site has two 
driveways. 
 
Planning Concerns: 
  Adequate screening out Outdoor Storage is necessary to distinguish the Outdoor 
Storage area from any Outdoor Display area as defined in Article 3, Section 304. 
 
Recommendation: 
Staff is recommending approval with condition of the Special Use Permit requested based 
upon the following findings: 
 
Findings: 

1. The use will not modify the intent, purpose, or spirit of the Unified Development Code. 
2. The use will not adversely affect the public health, safety, or welfare. 
 

Conditions: 
1. An opaque, imitation-wood vinyl, polymer or composite-based material fence shall be 

used to screen the limits of the Outdoor Storage. A landscape plan shall be submitted to 
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the Douglas County Arborist and shall include a 25’ landscape strip adjacent to Veterans 
Memorial Hwy with a minimum of 3 canopy trees, 3 understory trees, 2 evergreen trees, 
and 18 shrubs every 100’ of linear strip. Sufficiency of screening and consideration for 
existing conditions on the site shall be at the discretion of the Douglas County Arborist. 
In the event that the trees specified here are anticipated to obstruct power lines, 
additional shrubs are to be provided as a substitution. Sufficiency of substitution is 
subject to the discretion of the Douglas County Arborist. 

 
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 
• 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:      S2026-43                 DATE OF MEETING: June 2, 2026 

 

This site is located at 13225 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 80’ per the County’s GIS map.    
 
Douglas County Department of Transportation offers the following recommendations: 

1. The applicant shall comply with all current UDC Code requirements within the existing Right-Of-
Way  of Veterans Memorial Hwy. 

 
Traffic Information 

 
Veterans Memorial Hwy ADT: (2022) – 9,320   (2023) – 9,390   (2024) – 9,470 
 
 



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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DQUGLAS COUNTY PLANNING & ZONING DEPARTMENT

1: Impact Study for Special Use Permits, Rezonings and Variances

FIRE DEPARTMENT

REQUEST FOR: ☑  Special Use Permit Rezoning ☐Variance

CASE NUMBER: S2076-43 DATE OF MEETING:

Fire Responding
Unit

Located at

Station#

Estimated

Response Time in

Minutes*

Approximate
Distance in Miles

Fire Engine
8 १ 8.8

Advanced Life

Support EMS Unit १ S8

Aerial Fire

Apparatus
8 १ 5.8

*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

Miņimum Water Main Size:

Fire Hydrant Spacing Requirements:

Inches in Diameter Per Systemw Design.

Feet Intervals

NOWater 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.

Murpy 81131 26



Douglas County Sheriff's Office

Impact Response - Special Use Permits, Rezoning, and Variances
Case #: S2026-43

Prepared by: Colonel Doug Oliver

Summary:

At present, there is adequate law enforcement coverage in the area. Please note that this
assessment reflects the current status of citizens and businesses. Future impacts on public safety
services will be influenced by continued population growth, as well as new housing
developments, apartment complexes, data centers, warehouses, and commercial businesses that
are anticipated to be approved in the coming years. Providing the expected level of public safety
will carry a significant financial burden for Douglas County.

Current Response Times:

Estimated arrival time for non-emergency calls today: approximately 15–20 minutes.
Response time is influenced by factors such as:

• Time of day
• Traffic conditions

• Proximity of deputies to the call

• Number of deputies on duty

• Priority of other pending calls

As the population grows, response times are expected to increase due to:

Higher residential density

Increased commercial and industrial traffic

Congested roadways and surface streets

Staffing and Resource Needs:

Some vacant positions are being filled with new and existing officers.
Current State & policy regulations require a new Deputy to complete:

• 20 weeks of mandate training

• 12 weeks of field training before independent patrol
Currently, the department is approximately 43 positions short with an additional
employee's retiring this year, requiring an increase in overtime to meet staffing needs.
Additional employees will be necessary across all divisions to support the expected
growth from housing developments, commercial buildings, warehouses, and data centers.
Increased traffic and accident response demands are anticipated.



Future Needs (Next 4–6 Years):

Additional patrol deputies,  jailers, investigators, and traffic officers will be required once
all new developments are occupied.
Infrastructure improvements should ideally precede large-scale residential and
commercial growth.

Financial Considerations:

The county's current tax burden is primarily supported by existing residents.
Multi-billion-dollar companies receiving tax abatements should share a fair portion of the
cost for public safety and infrastructure to mitigate the financial impact on citizens.

Case Specific Request: 13225 Veterans Memorial Hwy- Richard Anderson

Concerns/ observations: Outdoor storage for retail use- landscape supplies. Egress and
egress decent. Suggest video cameras and security alarms.



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:     X Special Use Permit   � Rezoning    � Variance 
 
CASE NUMBER: S2026-43_       DATE OF MEETING:_June 2, 2026_ 
 
PROPOSED ZONING: retail store      CURRENT ZONING: dump truck business 
 
OWNER’S NAME: Richad Anderson 
 
 
MAILING ADDRESS: 106 Peeks Hill Rd Carrollton Ga 30116 
 
 
LOCATION OF PROPERTY: 13225 Veterans Memorial Hwy , Douglasville Ga 
30134 
 
 
LAND LOT: 189  DISTRICT: 2 SECTION: 5  PARCEL: 11 
 
 
NATURE OF VIOLATION(S): 
 
 
NA 
 
 
PHOTOS ATTACHED: � YES  X NO 
 
COURT ACTION: 
 
NA 
 
COURT ORDER: 
 
NA 
 
ADDITIONAL COMMENTS: 
 







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*



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. S2026-43 
 
 

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 special use permit in unincorporated Douglas County, 
 
Applicant: Noah Shook 
Address: 13221 Veterans Memorial Hwy, Douglasville, GA 30134 
More Fully Described: Land Lot(s): 0164, 0189; District: 02; Section: 5; Parcel: 0011 
Parcel ID: 0164-025-0011  
Acreage: 2.334 acres 
Use: Special Use Permit to Allow Outdoor 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 Manager’s file; and 
 
 NOW, THEREFORE, it is hereby ordained that the 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 use will not modify the intent, purpose, or spirit of the Unified Development Code. 
2. The use will not adversely affect the public health, safety, or welfare. 

 
Conditions: 

1. An opaque, imitation-wood vinyl, polymer or composite-based material fence shall be used to screen the 
limits of the Outdoor Storage. A landscape plan shall be submitted to the Douglas County Arborist and 
shall include a 25’ landscape strip adjacent to Veterans Memorial Hwy with a minimum of 3 canopy trees, 
3 understory trees, 2 evergreen trees, and 18 shrubs every 100’ of linear strip. Sufficiency of screening and 
consideration for existing conditions on the site shall be at the discretion of the Douglas County Arborist. 
In the event that the trees specified here are anticipated to obstruct power lines, additional shrubs are to be 
provided as a substitution. Sufficiency of substitution is subject to the discretion of the Douglas County 
Arborist. 
 

 Adopted and effective this June 2nd, 2026. 
   
        
       Henry Mitchell, III, District I 
 
         
       ___________________________________________ 
       Whitney Kenner Jones, District II 
 
        
       ___________________________________________ 
       Martin Raxton, District III 
 
                      

___________________________________________
Mark Alcarez, District IV 

 
 



 
 
ORDINANCE NO. S2026-43 
 
 

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 S2026-45 
Applicant Name B9 Douglas Hills Road Owner, LLC 
Property Owner Name B9 Douglas Hills Road Owner, LLC 
Property Address 1050 and 1001 Douglas Hill Road 

0 Bullard Road 
Land Lot, District, Section, Parcel Land Lot 768 District 18 Section 2 Parcel 1 

Land Lot 797 District 18 Section 2 Parcel 8 
Current Zoning Light Industrial (LI) 
Future Land Use Classification Commerce Center 
Character Area Classification Thornton South 
Request Special Use Permit for buildings over 50,000 

square feet 
Associated Future Land Use Map 
Amendment 

n/a 

Size (in acres) 116 acres 
Commissioner District 2 
Subject to an HOA, POA, or similar? n/a 
Proposed Use The property already has four buildings over 

50,000 square feet.  The applicants wish to 
obtain the special use permit as a matter of 
due diligence pursuant to a Code 
amendment in 2023. 

Recommendation on Rezoning Request Approval 
Meeting Date June 2, 2026 

 
Relevant Code Sections: 

Article Section Description 
4 4.19 A building can be up to 1,000,000 sf with a special use permit; 

without a special use permit, the maximum square footage for a 
single building is 50,000 sf 

 
Prior Zoning Actions: 

Year Case # Summary of Action 
2022 Z2022-22 Rezoning from RA to LI for construction of four warehouses with a 

total of 970,000 gross square feet 
2021 Z2021-30 Rezoning from RA to PRD for a residential subdivision - WITHDRAWN 

 
Special Use Permit Criteria Analysis: 

Number Special Use Permit Criteria 
Supports 

Requested 
Use 
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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 

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

Yes 

8.  Will the 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 request is to entitle the properties with a special 
use permit for buildings to exceed 50,000 square feet.  The buildings were constructed prior to 
a change in the UDC in 2023.  They were conforming at the time of construction.  As a result of 
the code change, the buildings would be considered legal non-conforming structures.  This 
could create issues at a future date in the event of any needed renovation, expansion or 
reconstruction.  
 
Summary of Proposal: The request is to entitle the properties with a special use permit for 
buildings to exceed 50,000 square feet.  The buildings were constructed prior to a change in the 
UDC in 2023.  They were conforming at the time of construction.  As a result of the code 
change, the buildings would be considered legal non-conforming structures.  This could create 
issues at a future date in the event of any needed renovation, expansion or reconstruction.  
 
Existing Conditions: The subject property includes four buildings for approximately 970,000 sf 
of warehouse and distribution space.   
 
Planning Concerns: Staff have no concerns with this request.  
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Recommendation: Staff recommends approval of the special use permit for buildings over 
50,000 square feet.  
 
Findings: Staff recommends approval with the following findings: 

1. The special use permit request is compatible with the Comprehensive Plan Character 
Area Thornton South and the Future Land Use Map classification of Commerce Center. 

2. The special use permit will not modify the intent, purpose or spirit of the Unified 
Development Code. 

3. The special use permit request will not adversely impact public health, safety or welfare.  
 
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) 

• 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 
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• Character Area and Description 
• Draft Ordinance 

 



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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B9 Douglas Hill Rd Owner, LLC, c/o The Galloway Law Group, LLC
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]DOUGLAS COUNTY PLANNING & ZONING DEPARTMENT 
Impact Study for Special Use Permits, Rezonings and Variances 

 
CODE ENFORCEMENT 

 
REQUEST FOR:     X Special Use Permit   � Rezoning    � Variance 
 
CASE NUMBER: Z2026-45___       DATE OF MEETING:_June 2, 2026_ 
 
PROPOSED ZONING: Existing Light Industrial  CURRENT ZONING: 
Continuation of the existing light industrial/warehouse  
 
OWNER’S NAME: B9 Douglas Hills Road Owner LLC  
 
 
MAILING ADDRESS: P.O. BOX 2980, Chicago, IL 60690  
 
 
LOCATION OF PROPERTY:1050 and 1001 Douglas Hill Road 0 Bullard  
 
 
LAND LOT: 767-769-796-800-857-858  DISTRICT: 18 SECTION:_02 PARCEL: 
0001-0008Impact. 
 
 
NATURE OF VIOLATION(S): 
 
 
NA 
 
 
PHOTOS ATTACHED: � YES  X NO 
 
COURT ACTION: 
 
NA 
 
COURT ORDER: 
 
NA 
 
ADDITIONAL COMMENTS: 
 



From: Christopher Small
To: Johannah Womack
Subject: Re: June Zoning Impacts
Date: Monday, May 4, 2026 5:17:30 PM
Attachments: image002.png

image003.png

Ms. Womack,

 All applications have been reviewed, and based on the proposed requests, there is no
projected impact on the school system’s enrollment.  

Chris Small, Ed.D. 
Assistant Superintendent of Operations 
Douglas County School System  
770-651-2062

On Thu, Apr 30, 2026 at 8:44 AM Johannah Womack <jwomack@douglascountyga.gov>
wrote:

Good morning,

 

Below are the links to the June 2 zoning impacts.  Please return by May 14th. 

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHK
c9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZ
AaK3BtXxoAqH34E2T6OmEvU?e=0HarFD

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-
zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7Io
dYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h

 

mailto:christopher.small@dcssga.org
mailto:jwomack@DOUGLASCOUNTYGA.GOV
mailto:jwomack@douglascountyga.gov
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBlEtTKQxHQSp3HHKc9QzFcAQFCyzx6ohE4e77rfOy6L0w?e=0QbPs2
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgC8x1QhG8iqQblPISpMWnrZAaK3BtXxoAqH34E2T6OmEvU?e=0HarFD
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgA7y5Uhch0NSL5cqH1-zn_ZAZf0aUVmvQQH5rPDvwtPIsY?e=nhBNdM
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgDePkhZrL53Q4DL7IodYw58AYVxxS00GjMWg12Z9HhvalM?e=3vGa8h
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 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBnjq9Znnh0SaZJNv57kx95
AY2Pzi4uvKJkq5Zi_cJ7slc?e=4VTQLY

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgD2V76NWqgYRYCjc
KiGHrBeAZyofrY8C7Rckwo_5b3QGtM?e=OZVIf7

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAv2Q3PZRFdSqyZGL
gtZveCAZ9sJBkoOoGJ3qqRCg_eq9E?e=HJOI1X

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAV2iFftO-
ZRLQ4VLaYtpSxAT1vc4GcrN5U58eeUIjFZEU?e=FBQeNm

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBHkmcGmBhARJ8ZYVdzkG5
1AcKfhmZzxzoY8kG19q8MQ9Q?e=VfmRgF

 

 https://codouglasgaus-
my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBJYPyNefmYQJPPVOLFwd8
KAdNadV6v6j4zUztt6ighlWM?e=v0j6MR

 

 

 

 

Johannah Womack

Clerk of The Planning & Zoning Board

P: 770/920-7260

E: jwomack@douglascountyga.gov

4655 Timber Ridge Drive

Douglasville, GA 30135

https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBnjq9Znnh0SaZJNv57kx95AY2Pzi4uvKJkq5Zi_cJ7slc?e=4VTQLY
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBnjq9Znnh0SaZJNv57kx95AY2Pzi4uvKJkq5Zi_cJ7slc?e=4VTQLY
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgBnjq9Znnh0SaZJNv57kx95AY2Pzi4uvKJkq5Zi_cJ7slc?e=4VTQLY
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgD2V76NWqgYRYCjcKiGHrBeAZyofrY8C7Rckwo_5b3QGtM?e=OZVIf7
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgD2V76NWqgYRYCjcKiGHrBeAZyofrY8C7Rckwo_5b3QGtM?e=OZVIf7
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgD2V76NWqgYRYCjcKiGHrBeAZyofrY8C7Rckwo_5b3QGtM?e=OZVIf7
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAv2Q3PZRFdSqyZGLgtZveCAZ9sJBkoOoGJ3qqRCg_eq9E?e=HJOI1X
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAv2Q3PZRFdSqyZGLgtZveCAZ9sJBkoOoGJ3qqRCg_eq9E?e=HJOI1X
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAv2Q3PZRFdSqyZGLgtZveCAZ9sJBkoOoGJ3qqRCg_eq9E?e=HJOI1X
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAV2iFftO-ZRLQ4VLaYtpSxAT1vc4GcrN5U58eeUIjFZEU?e=FBQeNm
https://codouglasgaus-my.sharepoint.com/:f:/g/personal/jwomack_douglascountyga_gov/IgAV2iFftO-ZRLQ4VLaYtpSxAT1vc4GcrN5U58eeUIjFZEU?e=FBQeNm
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DOUGLAS COUNTY PLANNING AND ZONING DEPARTMENT 
REZONING STAFF REPORT AND RECOMMENDATIONS 

 

Application Number M2022-03 
Z2022-22, 23, 24, 25, 26, 27, 28, 29 
 

Applicant Strategic Development Partners / GC 
Fairlane, LLC 

Property Owners Laurie Barish Pereria 
Frederick Talant 
Larry E. Speights 
Byron L. Glisson 
Angie L. Reese & Vicky R. Wohlers 
John and Patricia Wright 

Location Jacob’s Road/Douglas Hill/Factory 
Shoals Roads within Land Lot 768, 
District 18, Section 2, Parcel 1 

Current Zoning RA- Residential Agricultural 

Request LI, Light Industrial  

Future Land Use Urban Residential 

Future Land Use Map Amendment Commerce Center Requested 

Associated Special Use Permit N/A- 

Associated Subdivision Parcel Re-combination  

Size 135 acres 

Commissioner District 2 

Proposed Use 4 warehouse buildings with approximately 
970,000 sq. ft. gross floor area 

Recommendation Approval with conditions 

Hearing Date April 5, 2022 

 
 
Existing Conditions 
 

• The subject properties front the 
sides of unimproved gravel sections 
of Factory Shoals Road (variously 
named as Douglas Hill and Jacob’s 
Road). 

• The sites are bounded on the north 
and west by the Sweetwater Creek 
and is bounded on the south by the 
Sweetwater State Park and Bullard 
Road. 

• The sites are densely wooded and 
undeveloped along the westerly tract 
with the easterly tracts being 
partially developed with several 

single family homes and accessory 
buildings. 

• The sites are accessible only from 
the Bullard Road corridor and 
partially from Douglas Hill as 
Douglas Hill has been terminated at 
the Prologis property and a 3-point 
turn around bump out has been 
installed with a curb blocking the 
right-of-way. 

 
 
Applicants Proposal 
 
The applicant is proposing a mix of four 
warehouse structures with 
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approximately 970,000 square feet total 
floor area.  The buildings would be 
single side loading structures and 
incorporate office spaces along with the 
working floor areas.  The buildings will 
comprise a 530,000 square foot model, 
along with a 182,000, 131,000 and 
121,000 square foot structures and their 
associated parking and loading bays 
parking and drive lanes.  All the 
buildings would be served by access to 
the existing Douglas Hill right-of-way. 
 
Planning Concerns 
 
The site for the project is along an 
unimproved segment of Douglas Hill 
Road and Bullard Road between the 
State Park property and Sweetwater 
Creek.  The developer will be required 
to design and implement a connecting 
road link to existing paved County right-
of-way according to County standards 
for width and cross section as part of the 
Development Review Committee 
process.  Utilizing the corridor identified 
in the site plans indicates approximately 
1,000 linear feet of the north end of 
Douglas Hill Road along with 
Jacobs/Bullard Road would need to be 

built to County standards with 
appropriate connection to the existing 
terminus of Douglas Hill Rd. 
 
Development of Regional Impact 
Review 
 
The scale of the proposal exceeded the 
threshold (500,000 square feet) for 
industrial developments that triggered a 
Development of Regional Impact (DRI) 
required review procedure managed by 
the Atlanta Regional Commission (ARC) 
and the Georgia Regional 
Transportation Authority (GRTA).  The 
project submitted the required 
documentation under cover of DRI # 
3515 in January of 2022. 
 
The project was reviewed according to 
the requirements of the ARC and GRTA 
standards and a final report was issued 
for the project on March 5, 2022.  The 
issuance of this final report allows the 
County to proceed with the rezoning 
application. 
 
From the actual report are the following 
comments and recommendations. 
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Notice of Decision GRTA 
 
The Notice of Decision from GRTA, dated February 17, 2022 provides several 
recommendations and conditions as follows: 
 

 
 
Southwest Thornton Activity Center Sweetwater Master Plan 
 
The Southwest Thornton Activity Center Sweetwater Master Plan document outlines a 
plan and process to guide development in the area to support a complete diverse and 
dynamic daytime and evening activity center.  The Douglas County Economic 
Development Authority led this project in coordination with the Douglas County Planning 
and Zoning Department, Douglas County Department of Transportation, and the City of 
Douglasville Community Development Department. The approximate 3,700 acre study 
area is defined by a combination of natural features, municipal boundaries and 
transportation infrastructure, including Sweetwater Creek State Park (west); Cobb 
County (north and east); the Chattahoochee River (east and south); and Interstate 20 
(north). 
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The majority of the project site is west of, but a portion of the project on the east end is 
within, the study area for the adopted Southwest Thornton Activity Center Sweetwater 
Master Plan prepared in 2017 to guide future growth in the area.  That plan made a 
number of assumptions regarding future growth and use demands that have not been 
realized as pertains to the residential projections.  The business and industrial 
projections have been materializing slowly but appear to be in position to supplant the 
residential projections in such a manner that they will never materialize.  Whether a lack 
of County support for developing the needed infrastructure or the pricing of land, there 
appears to be a significant disconnect between the aspirational proposals in the plan 
and the reality that has been emerging on the land. 
 

 
 

The study area included approximately 3,700 acres of the County and identified that 
approximately 465 acres were devoted to residential development, 1,260 acres to 
business development and 1,970 acres was undeveloped.  The study provided the 
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following maps with tracts in white being undeveloped, gray being industrial and yellow 
being residential. 
 

  

Project Site – 
Not in Study 
Area 

Project Site 
in the Study 
Area 
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The Future Land Uses were depicted on the following map with residential adjoining the 
State Park and the rest being Commerce Center.  The portion of the project not within 
the study area is depicted as “Urban Residential” in the official County Future Land Use 
Map as are the yellow tracts depicted on the map below.  The aspiration of the plan was 
to place a residential ring around the State Park.  As the park’s management has 
conveyed a message to the County planning staff that they do not anticipate allowing an 
easterly entrance nor do they wish to see residential development along their east 
boundary, clearly the assumptions of the Master Plan are no longer valid.  The Park 
management expressed a specific desire to see industrial development because it does 
not trespass the way residential development does. 
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The study revealed a significant number of tracts in the area were zoned for industrial 
development for both the County and the City jurisdictions.  The industrial zoning is 
again colored light and dark gray in the map: 
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Given the amount of area already zoned for industrial use, and the amount of industrial 
development extant, the study still provided a projection of the Future Land Use Map 
that incorporated a very significant amount of the area within the Commerce Center 
Character Area and that includes commercial and industrial zoning uses as opposed to 
the desired residential uses. 
 
In addition, the study identified areas that were “prime” for development versus requiring 
additional infrastructure or environmentally constrained.  A portion of the subject 
property within the study area was identified as “low-hanging fruit” meaning ripe for 
immediate promotion for development.  The tract across the street to the north was then 
permitted for 1.1 million square feet of industrial warehouse under the Prologis banner. 
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Existing Industrial Projects and Proposed Industrial Projects 
 
Staff reviewed the as-built square footages of the various projects that have been built 
throughout the County and provides this update to the amount of industrial construction 
as well as what is in the pipeline for the Douglas Hill area. 
 

 
Blue colors represent existing industrial zoning while the red and mustard are 
applications in process.  The boxes represent square footages.  Black text represents 
as-built.  Red text represents approved and in process while orange text represents 
proposed but not yet approved.  The combined as built totals 12.5 million square feet.  
The approved and in process is 1.52 million square feet.  The newly proposed 
represents an additional 2+ million square feet. 
 
If approved, this commercial node would represent 14-15 million square feet of 
industrial activity.  Most importantly, the industrial approvals and these newer requests 
will have eliminated all tracts from future residential development in this area.  
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SUMMARY OF IMPACTS/CONCERNS 

 
Douglas County DOT Assessment 
 
This site borders Douglas Hill Rd, Factory 

Shoals Rd (Jacobs Rd) and Bullard Rd.  

Douglas Hill Rd is a Collector roadway on 

the County’s Transportation and 

Thoroughfare Plan Map, with a posted 

speed limit of 35 MPH.  The Right-Of-Way 

width along Douglas Hill Rd varies per 

Douglas County GIS Map.  This parcel also 

borders the old Factory Shoals Rd 

alignment (Jacobs Rd) which is a Local 

Road on the County’s Transportation and 

Thoroughfare Plan Map, with a posted 

speed limit of 25 MPH.  The Right-Of-Way 

width along Factory Shoals Rd (Jacobs Rd) 

is 45 MPH per Douglas County GIS Map.  

This parcel also borders the Bullard Rd 

which is also a Local Road on the County’s 

Transportation and Thoroughfare Plan Map, 

with a posted speed limit of 25 MPH. 

 

 Engineering & Transportation Department 

offers the following recommendations: 

1. Approval of this development would 

not be consistent with the approved 

South Sweetwater Master Plan.  

 

[Ed note:  this comment is only 

applicable to the lots east of the easterly 

border of Land Lot 78 between Douglas 

Hill Road on the north and Bullard Road 

on the south.  The original 100-acre 

application was not within the study area 

and the study findings and proposals 

would not be completely appropriate for 

that tract.] 

 

 

 
 

2. The Board of Commissioners would 

need to approve an extension of 

Douglas Hill Rd.  The road is 

currently a gravel roadway that will 

need to be improved to industrial 

road standards that would terminate 

into a industrial designed cul-de-sac 

if this development is approved. 

3. Douglas Hill Rd, Factory Shoals Rd 

(Jacobs Rd) and Bullard Rd will not 

be abandoned.  Additional Right-Of-

Way shall be dedicated to Douglas 

County along the property 

frontage(s) equal to a minimum of 80 

feet, or a minimum of 40 feet from 

the existing Right-Of-Way centerline 

for each roadway. 

4. Road improvements shall comply to 

the latest version of the UDC Code 

for Commercial / Industrial roadway, 

including sidewalks, curb & gutter, 

drainage structures along each 

property frontage. 

5. It will be the developer’s 

responsibility to implement off-site 

improvements identified in the Traffic 

Study. 

 

Not in 

Study 

Area 

In 

Study 

Area 
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Environmental Health 
 
Water is available and due to the scope 
of the project, sewer service, not septic, 
will be required. 
 
Water and Sewer Authority 
 
Water service is available.  The property 
has water service available from a 12” 
main line in the ROW of Douglas Hill 
Road. 
 
Sewer service is required and available, 
and the line is approximately 360 feet 
away.  Both plant capacity and line 
capacity are available to accommodate 
the project via the Sweetwater Creek 
WWTP. 
 
DDCWSA has granted permission to 
connect to the lift station across the 
Sweetwater Creek from the property. 
 
Fire Department 
 
The Fire Department states that 
response time to the site is 
approximately 10-12 minutes depending 
on the type of responding fire unit 
required, with station 1 responding.  The 
proposed development will need to 
comply with fire hydrant spacing and 
location and provide adequate access 
for all emergency response equipment 
and personnel. 
 
Sheriff’s Department 
 
There is adequate police presence, and 
an approximate 10-15-minute non-
emergency response time. It is not 
anticipated that additional personnel and 
equipment would be necessary to 
continue efficient service.  
 

 
Tax Assessor’s Office 
 
Taxes are paid. 
 
Engineering/Development Control 
 
The property does contain floodplain 
(Zone AE) as it adjoins the Sweetwater 
Creek banks.  It is within the 
Sweetwater Creek Drainage Basin. 
 
Additional comments are the need for 
road improvements as determined by 
DCDOT. 
 
Arborist 
 
A timbering permit was issued for the 
property in 2016 and much forest has 
been removed except the tree cover in 
the stream buffers, which should provide 
adequate buffers around the property.   
 
There don’t appear to be any significant 
specimen trees remaining on the 
property. 
 
Code Enforcement 
 
There are no citations or summons 
actions pending.   
 
Board of Education 
 
No impacts expected from the industrial 
proposal.   
 
Cemetery Commission 
 
No impacts anticipated; recommend 
approval with the provision that 
additional inspection should take place 
when appropriate.  
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Adjacent Land Use and Zonings are: 

 
Direction Land Use Zoning 

North Residential and industrial 
within the City 

City PUD-Residential and 
County and City LI, Light 
Industrial  

South State Park and residential PSP, Public, Semi-Public 
and RA, Residential 
Agricultural 

East Residential and Industrial RA, Residential Agricultural 
and LI, Light Industrial 

West Residential and industrial 
along with State Park 

R-LD (Residential Low 
Density) 

 
 

 
 

Zoning Map for subject property and properties surrounding the Douglas Hill/Factory 
Shoals Road area.  The grey colored parcels depict City of Douglasville jurisdiction. 
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Site Plan for the project. 
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Surveys of the properties 
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Zoning and Parcel Map 

 
 

 
Subject Property location and road network. 
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One option for location of sewer connection is across the creek and within the City of 

Douglasville at an existing lift station maintained by the DDCWSA. 
 

 
Subject Property 
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A Transportation Analysis Impact Study for the proposed development was 
prepared by Kimley-Horn and Associates, Inc. and sealed/signed by John D. 
Walker, PE and dated January 4, 2022.  This Traffic analysis was submitted for the 
GRTA review under review of DRI 3515 and the GRTA Final Report was 
transmitted to ARC for their final report detailed above. 
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Analysis for Future Land Use Map Amendment 
 
Sec. 1215 - Standards governing consideration of a future land use map amendment.  
 
The Planning & Zoning Board and the Board of Commissioners shall consider the 
following in evaluating a future land use map amendment, giving due weight or priority 
to those factors particularly appropriate to the circumstances of the application:  

 
 

Future Land Use Map depicting the Commerce Center in blue, Urban Residential in 
Yellow, among several other Character Areas adjoining the site including Public Semi-

Public in green. 
 

(1) The extent to which a change in the economy, land use or development 
opportunities of the area has occurred.  

Project Site 

State Park 
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The newest economic cycle is the demand to find locations for warehousing 
operations with access to major highway corridors.  Large-scale warehousing 
operations must be connected to public sewer to accommodate the numbers of 
employees that could potentially occupy the premises.  This site has access to 
sewer within 360 feet of the site.  The site has proximity to Douglas Hill Road 
and Factory Shoals Road over to the Thornton corridor and then I-20.  Existing 
industrial development within this Industrial area already benefits from this 
transportation network. 

 

 

Zoning Map showing industrial zoning (in blue) along Factory Shoals and Douglas Hill Roads. 

 
(2) The extent to which the proposed designation is in compliance with the goals 

and policies of the Comprehensive Plan.  

The proposed character area of Commerce Center would be in line with the 
properties immediately east of the site.  The proposed Commerce Center character 
area at this location is generally consistent with the intent of the Comprehensive 
Future Land Use Plan to “ensure compatible and unified development within 
specified areas of the County”. 
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(3) The extent to which the proposed designation would require changes in the 
provision of public facilities and services.  

This type of development is normally required to connect with public sewer to 
serve the site.  Sewer connection is approximately 360 feet away.  Other public 
services such as fire, sheriff and waste collection, are already established and 
would not need additional supplementation.  Transportation-related 
improvements along Douglas Hill Road would be required to provide for direct 
driveway access, turn movements among other improvements. 

(4) The extent to which the proposed designation would impact the public health, 
safety, and welfare.  

The conversion of this site to Light Industrial zoning would continue the pattern of 
development in the area along Douglas Hill Road, Factory Shoals Road and 
Thornton Road and has the advantage of relatively immediate access to the I-20 
interchange at Thornton.  The proximity of public sewer also advantages the site.  
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Improvements to road frontages would provide additional capacity and safe 
operations along the property length. 

(5) The extent to which additional land area needs to be made available or 
developed for a specific type of use.  

This amendment would provide additional land for the development of 
warehousing spaces.  The County has seen significant demand for such uses 
and currently has a significant amount of square footage under development or 
already approved and as yet unbuilt.  Staff is aware of approximately 3.5 to 5 
million square feet of proposed warehouse spaces not yet approved but in some 
stage of applying for approval.  In addition, the County has already approved 
approximately 2 million square feet that is under final review for construction or 
actually under construction.  This includes warehouse facilities of 35,000 to over 
1 million square feet each. 

The graphic below depicts the Lee Road / I-20 industrial node.  Existing 
structures provide 1.021M square feet of space.  Permitted but not yet built 
represents another 94K square feet.  Of the existing, staff has been approached 
to allow for 62K to be replaced by 385K square feet as a redevelopment.  An 
additional request on Lee Road adds another 325K square feet for an all-built 
total of 1.5M square feet in this immediate Interstate interchange area. 

 

For comparison, the Blairs Bridge corridor (east of Mt Vernon) node provides 
about 2.73M square feet of existing space with around 50k permitted for 
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construction and an additional 300k - 400K of space proposed in the City but not 
certain of approval status. 

 

Another industrial node along Thornton is the Westfork Business Park, approved 
in the 1970s and constructing its final industrial building in 2019, which provides 
approximately 4.45M square feet of built industrial space including the Maxham 
Road extension southwest of Thornton.  

 

Westfork Business Node 
4.45M sq. ft. 
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Staff has reviewed the overall land area currently zoned for industrial use and 
across the County it represents approximately 3.9% by acreage.  While the 
available industrial zoning represents only around 4% of the land area, the 
existing square footage of as-built industrial structures does represent a bit over 
28 million square feet between all the County areas and City areas.  Proposed 
additional square footage amounts to about 5.8 million square feet in aggregate. 

(6) The extent to which area demographics or projections are not occurring as 
projected.  

The projections of the Comprehensive Plan and Sweet Water Master Plan are in 
need of update, but within all character areas the specific problem is the lack of 
public sewer, which renders the redevelopment aspirations and projections of the 
Comprehensive Plan virtually impossible to accomplish.  Modifying this future 
character area to a more intensive type will continue the development pattern of 
neighboring properties and benefits from reasonable access to public sewer and 
highway access. 

 
Analysis for Rezoning 

 
Section 1207(a) provides that all amendments to the zoning map shall be viewed in light 
of the following standards used to interpret the balance between an individual's 
unrestricted right to the use of his or her property and the public health, safety, morality, 
or general welfare of the community.  Emphasis may be placed on those criteria most 
applicable to the specific use proposed: 

 
Factor: (1) Is the proposed use consistent with the stated purpose of 

the zoning district that is being requested?  
 
Analysis: The LI Light Industrial District is established to protect and promote 

a suitable environment for light industrial purposes and uses that 
require both office and distribution facilities at the same site, as well 
as related and compatible commercial uses and appropriate 
accessory uses and including accessibility to major transportation 
facilities, availability of adequate utilities and other public services, 
and availability of large quantities of suitable land. Uses compatible 
with light industrial development are to be encouraged insofar as 
they are in accordance with comprehensive development plans for 
the county.   

 
The proposed industrial use is consistent with this purpose. 

 
Supports Requested Use:  Yes 
 
 
Factor: (2) Is the proposed use suitable in view of the zoning and 

development of adjacent and nearby property?  
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Analysis: The proposed industrial uses for this specific rezoning are generally 
compatible with the surrounding State Park recreational and light 
industrial uses given the required buffering and other standards in 
the Development Code. 

 
Supports Requested Use:  Yes 

 
 

Factor: (3) Will the proposed use not adversely affect the existing use, 
value or usability of adjacent or nearby property?  

 
Analysis: The existing development pattern along Preston Boulevard in the 

City is residential detached and attached mixed with light industrial 
warehouse activity.  The few developments to the south along Rock 
House are likewise residential detached neighboring industrial 
warehouses.  The proposed rezoning would continue the existing 
pattern and valuations of nearby properties. 

 
Supports Requested Use:  Yes 
 
 
Factor: (4) Is the proposed use compatible with the purpose and intent 

of the Comprehensive Plan? 
 
Analysis: The proposed use is consistent with the Comprehensive Future 

Land Use Plan Character area of “Commerce Center” area 
incorporating mixed commercial and industrial uses. 

 
Supports Requested Use:  Yes 
 
 
Factor: (5) Are their substantial reasons why the property cannot or 

should not be used as currently zoned?  
 
Analysis: The general area around this property has been in transition for 

some years with mostly industrial uses developing on the available 
tracts.  The property has remained as undeveloped low density 
single-family residential for decades.  Given the industrial nature of 
development all around this site, this proposal appears more like 
infill development of one of the last remaining sites along the 
Douglas Hill Road corridor.   

 
Allowing this property to develop with industrial zoning would place 
the industrial activities in proximity to existing truck corridors and 
eliminate the potential for trucks and cars to directly mix or conflict. 

 



 
Staff Report  Z2022-22-29 April 5, 2022 Page 29 of 31 
 M2022-03 

Supports Requested Use:  Yes 
 
Factor: (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?  

 
Analysis: The developer projects connecting the project to the paved public 

right-of-way via Douglas Hill Road to Factory Shoals Road to 
provide a finished roadway to access the property.  Central sewer 
service will be required at the developer’s expense and is projected 
to connect to the existing lift station along Sweetwater Creek.  The 
developer will be required to install all public infrastructure for the 
subdivision as part of the site plan review and approval process.  
No additional fire or police services were indicated to serve the 
development beyond what is already available. 

 
Supports Requested Use:  Yes 

 
 
Factor: (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? 

 
Analysis: The Comprehensive Plan and more importantly the Sweetwater 

Master Plan have based their future guidance and plans on 
assessments and assumptions that are no longer valid.  The 
aspirational goals of those plans will need to be re-evaluated within 
the Comprehensive Plan update being prepared for 2022-2023.  

 
Supports Requested Use:  Yes 

 
Factor: (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? 

 
Analysis: Given the existing Development Code requirements that will be 

imposed on the development of the site and the amount of land lost 
to floodplain that can’t be developed, the proposed project plans do 
appear to allow the appropriate amount of development.   

 
Supports Requested Use:  Yes 
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RECOMMENDATION FOR FUTURE LAND USE MAP AMENDMENT 

 
 

Staff RECOMMENDS APPROVAL of this request M2022-03 to amend the 
Future Land Use Map from Urban Residential to Commerce Center with the 
following FINDINGS: 
 
A. The character of this area has been evolving towards a higher intensity of 

industrial and commercial development. 
B. The proposed Commerce Center character area at this location is generally 

consistent with the intent of the Comprehensive Future Land Use Plan to “ensure 
compatible and unified development within specified areas of the County”. 

 
 

RECOMMENDATION FOR REZONING 
 
 

The Planning Commission and Board of County Commissioners are given the 
opportunity to consider the compatibility of the use with the surrounding uses, to ensure 
consistency with the character of the area and to minimize impacts. Section 1207(a), 
standards for Rezoning consideration, of the Douglas County UDC requires that, before 
approving an application for a zoning change, the Planning Commission and County 
Commissioners shall find, based upon evidence and testimony presented at the 
hearing, the required standards have been met: A zoning change shall be considered to 
be appropriate provided that due consideration is given to the 8 objective criteria 
previously analyzed.  Emphasis may be placed on those criteria most applicable to the 
specific zoning proposed 
 

 
Staff RECOMMENDS APPROVAL of this requested rezoning 2022-22-29 from 
R-A to LI with the following FINDINGS and CONDITIONS: 
 
Findings: 

 
A. The rezoning will not modify the intent, purpose, or spirit of the Douglas County 

Unified Development Code. 
B. The proposed zoning is consistent with the Comprehensive Future Land Use 

Plan categorization of this property as within the “Commerce Center” area 
incorporating varying mixed commercial and industrial uses. 

C. The uses permissible in the proposed zoning district are generally compatible 
with surrounding properties. 

D. The character of this area has been evolving towards denser industrial 
development for several years. 

E. The granting of the Rezoning will not adversely affect the public health, safety, or 
welfare. 
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Conditions: 
 
1. The applicant shall be required to connect to the Public Sewer system for this 

development with design criteria and specifics to be reviewed for compliance by 
the DDCWSA. 

2. The applicant shall submit to the Development Review Committee (DRC) for 
review and consideration the specific site development and access management 
plans to address the development standards in the UDC and the concerns and 
requirements expressed in the specific agency impact statements reviewed in 
this staff report dated April 5, 2022. 

 
 



Thornton South Vision: Center for 
light industrial and 
technology-oriented 
employment

Parks, Open Space + Trails 
Guidance
Because of limited residential 
development, Thornton South 
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

Thornton South
Description
Thornton South 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.



 
 
ORDINANCE NO. S2026-45 
 
 

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 special use permit in unincorporated Douglas County, 
 
Applicant: B9 Douglas Hills Road Owner LLC 
Address: 1050 and 1001 Douglas Hill Road; 0 Bullard Road 
More Fully Described: Land Lot 768 District 18 Section 2 Parcel 1; Land Lot 797 District 18 Section 2 Parcel 8 
Parcel ID: 07681820001; 07971820008  
Acreage: 116 acres 
Use: special use permit for buildings that exceed 50,000 square feet 
 
 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 is approved pursuant to the 
requirements established by the Douglas County Unified Development Code, and any findings and conditions 
specified below. 
 
 Findings:  

1. The special use permit request is compatible with the Comprehensive Plan Character Area Thornton 
South and the Future Land Use Map classification of Commerce Center. 

2. The special use permit will not modify the intent, purpose or spirit of the Unified Development Code. 
3. The special use permit request will not adversely impact public health, safety or welfare. 

 
Conditions: n/a 
 

 Adopted and effective this June 2, 2026. 
   
        
       Henry Mitchell, III, District I 
 
         
       ___________________________________________ 
       Whitney Kenner Jones, District II 
 
        
       ___________________________________________ 
       Martin Raxton, District III 
 
                      

___________________________________________
Mark Alcarez, District IV 

 
Attest:         
       ___________________________________________ 
       Dr. Romona Jackson Jones, Chairman 



 
 
ORDINANCE NO. S2026-45 
 
 

______________________________________        
Allison Duncan, AICP 
Planning and Zoning Manager        
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	CASE NUMBER: S2026-32
	PROPOSED ZONING:  B/AG
	CURRENT ZONING:  R
	OWNERS NAME:  Aleene Duff
	MAILING ADDRESS:  6441 Union Grove Rd. Lithia Springs, ga 30122
	LOCATION OF PROPERTY: 6441 Union Grove Rd. Lithia Springs, ga 30122
	LAND LOT:  244
	DISTRICT:  18
	SECTION:  2
	PARCEL:  9
	1:  Aggressive Leash Law
	2: Running an animal establishment without a license
	3: Dog on Dog attack
	Check Box6: Off
	Check Box7: Off
	Check Box8: Off
	Check Box9: Yes
	Check Box10: Yes
	Check Box18: Yes
	Check Box19: Yes
	Check Box20: Yes
	Text23: It is the recommendation of Animal Control that the SUP for 6441 Union Grove Rd., should be denied based upon the history of non-compliance with local and state regulations on animal establishments and licensing, failure to adhere to local animal ordinances and continued public safety risks. 
	CASE NUMBER 1: Z2026-31/S2026-32
	DATE OF MEETING:  
	ADF: 
	PEAK: 
	Treatment Plant: Sweetwater Creek WWTP
	Check Box1: Yes
	Check Box2: Off
	Check Box3: Off
	Check Box4: Yes
	Check Box5: Off
	Text6: 8" main in Union Grove Road 
	Text7: Recommend fire flow test
	Text8: Recommend fire flow test
	Text9: No
	Text10: Yes, 8" sewer in the rear of 10687 Veteran Memorial  Hwy; over 4,700 feet
	Check Box11: Yes
	Check Box12: Off
	Check Box13: Off
	Check Box14: Off
	Check Box15: Off
	Check Box16: Off
	Check Box17: Off
	Text18: N/A
	Text19: No plans have been submitted. 
	Text20: 
	Text21: No, licensure has not been obtained via multiple agencies
	Text22: Please see relevant statistics for complete history. 
	CASE NUMBER 11: S2026-33
	DATE OF MEETING1: June 2, 2026
	ADF1: 
	PEAK1: 
	Treatment Plant1: South Central WWTP
	Check Box110: Yes
	Check Box21: Off
	Check Box31: Off
	Check Box41: Yes
	Check Box51: Off
	Text61: 8" main in Hwy 166
	Text71: Recommend fire flow test
	Text81: Recommend fire flow test
	Text91: No
	Text101: Yes, 8" sewer in Black Bear Trail; 16,280 feet
	Check Box111: Yes
	Check Box121: Off
	Check Box131: Yes
	Check Box141: Off
	Check Box151: Yes
	Check Box161: Off
	Check Box171: Off
	Text181: N/A
	Text191: No plans have been submitted. 
	Text201: 
	Text211: 
	Text221: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Name: John Lawrence
	Case No: S2026-33
	Meeting Date: 6/2/26
	Check Box42: Yes
	Check Box43: Off
	Check Box44: Off
	Check Box45: Yes
	Check Box46: Off
	Check Box47: Yes
	Check Box48: Off
	Check Box49: Off
	Check Box50: Yes
	Check Box511: Off
	Check Box52: Off
	Check Box53: Off
	Check Box54: Off
	Check Box55: Off
	Check Box56: Off
	Check Box57: Off
	Check Box58: Off
	Check Box59: Off
	Check Box60: Off
	Check Box61: Off
	Text62: None.
	Text63: The overall property is mostly wooded, except for the area that has been cleared and planned for seasonal activities.

	Text64: Yes.
	Text1: None.
	Case Name1: Vertical Bridge
	Case No1: S2026-34
	Meeting Date1: 6/2/26
	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 Box512: Off
	Check Box521: Off
	Check Box531: Off
	Check Box541: Off
	Check Box551: Yes
	Check Box561: Off
	Check Box571: Off
	Check Box581: Off
	Check Box591: Off
	Check Box601: Off
	Check Box611: Off
	Text621: Site is currently being used a utility staging point.
	Text631: No. 
	Text641: In limited areas.
	Text11: None.
	CASE NUMBER 12: S2026-34
	DATE OF MEETING2: June 2, 2026
	ADF2: 
	PEAK2: 
	Treatment Plant2: Northside WWTP
	Check Box112: Yes
	Check Box22: Off
	Check Box32: Off
	Check Box410: Yes
	Check Box510: Off
	Text65: 8" main in High Point Road
	Text72: Recommend fire flow test
	Text82: Recommend fire flow test
	Text92: No
	Text102: Yes, 8" sewer near Dorris Road; 29,000 feet
	Check Box113: Yes
	Check Box122: Off
	Check Box132: Yes
	Check Box142: Off
	Check Box152: Yes
	Check Box162: Off
	Check Box172: Off
	Text182: N/A
	Text192: No plans have been submitted. 
	Text202: 
	Text212: No objection
	Text222: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Name2: Jose & Jennica Villanueva
	Case No2: S2026-35
	Meeting Date2: 6/2/26
	Check Box422: Yes
	Check Box432: Off
	Check Box442: Off
	Check Box452: Yes
	Check Box462: Off
	Check Box472: Yes
	Check Box482: Off
	Check Box492: Yes
	Check Box502: Off
	Check Box513: 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: None.
	Text632: The majority of the property is wooded.
	Text642: Yes, but not to the nearest neighbor to the east.
	Text12: None.
	CASE NUMBER 13: S2025-35
	DATE OF MEETING3: June 2, 2026
	ADF3: 
	PEAK3: 
	Treatment Plant3: Sweetwater Creek WWTP
	Check Box114: Yes
	Check Box23: Off
	Check Box33: Off
	Check Box411: Yes
	Check Box514: Off
	Text66: 8" main in County Line Road 
	Text73: Recommend fire flow test
	Text83: Recommend fire flow test
	Text93: No
	Text103: Yes, 8" sewer in County Line Road 
	Check Box115: Yes
	Check Box123: Off
	Check Box133: Yes
	Check Box143: Off
	Check Box153: Yes
	Check Box163: Off
	Check Box173: Off
	Text183: N/A
	Text193: No plans have been submitted. 
	Text203: 
	Text213: Floodplain on the property. State waters are present on the property within the Sweetwater Creek Basin. A 50 foot undisturbed stream buffer would apply. 
	Text223: No objection

Prepared by: Diana Johnson
	CASE NUMBER 14: Z2026-46
	DATE OF MEETING4: June 2, 2026
	ADF4: 
	PEAK4: 
	Treatment Plant4: Sweetwater Creek WWTP
	Check Box116: Off
	Check Box24: Yes
	Check Box34: Off
	Check Box412: Yes
	Check Box515: Off
	Text67: 8" main in Dale Court
	Text74: Recommend fire flow test
	Text84: Recommend fire flow test
	Text94: No
	Text104: Yes, 8" sewer in Dale court
	Check Box117: Yes
	Check Box124: Off
	Check Box134: Yes
	Check Box144: Off
	Check Box154: Yes
	Check Box164: Off
	Check Box174: Off
	Text184: N/A
	Text194: No plans have been submitted. 
	Text204: 
	Text214: Floodplain on the property. State waters are present on the property within the Sweetwater Creek Basin. A 50 foot undisturbed stream buffer would apply. 
	Text224: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Name3: Art Carter
	Case No3: Z2026-46
	Meeting Date3: 6/2/26
	Check Box423: Off
	Check Box433: Yes
	Check Box443: Off
	Check Box453: Yes
	Check Box463: Off
	Check Box473: Yes
	Check Box483: Off
	Check Box493: Off
	Check Box503: Off
	Check Box516: Off
	Check Box523: Off
	Check Box533: Off
	Check Box543: Off
	Check Box553: Yes
	Check Box563: Off
	Check Box573: Off
	Check Box583: Off
	Check Box593: Off
	Check Box603: Off
	Check Box613: Off
	Text623: Any parking area being used to meet the minimum required parking count would need to be paved and striped.  The gravel parking area to the west of the building and the driveway leading to it will need to be paved.  This may trigger stormwater management requirements if it is over 5,000 sf of new impervious surface.
	Text633: There are existing trees along the west side of the property along Sweetwater Creek.
	Text643: Only along Sweetwater Creek.
	Text13: None.
	CASE NUMBER 15: Z2026-37/S2026-38
	DATE OF MEETING5: June 2, 2026
	ADF5: 
	PEAK5: 
	Treatment Plant5: Sweetwater Creek WWTP
	Check Box118: Yes
	Check Box25: Yes
	Check Box35: Off
	Check Box413: Yes
	Check Box517: Off
	Text68: 6" main in King Drive
	Text75: Recommend fire flow test
	Text85: Recommend fire flow test
	Text95: No
	Text105: Yes, 8" sewer in Palmer Falls Subdivision; 4000 feet
	Check Box119: Yes
	Check Box125: Off
	Check Box135: Yes
	Check Box145: Off
	Check Box155: Yes
	Check Box165: Off
	Check Box175: Off
	Text185: N/A
	Text195: No plans have been submitted. 
	Text205: 
	Text215: 
	Text225: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Name4: Russell Howard
	Case No4: S2026-38
	Meeting Date4: 6/2/26
	Check Box424: Yes
	Check Box434: Off
	Check Box444: Off
	Check Box454: Off
	Check Box464: Yes
	Check Box474: Off
	Check Box484: Yes
	Check Box494: Off
	Check Box504: Off
	Check Box518: Off
	Check Box524: Off
	Check Box534: Off
	Check Box544: Yes
	Check Box554: Off
	Check Box564: Off
	Check Box574: Off
	Check Box584: Off
	Check Box594: Off
	Check Box604: Off
	Check Box614: Off
	Text624: Since acquiring the properties, the owner has cleared out a lot of illegal dumping debris but cleared the trees from the property more than they were allowed to in the process.  Since then there have been instances of the owner using these parcels for outdoor storage of equipment and supplies, which has been handled through Code Enforcement.
	Text634: No.
	Text644: No.
	Text14: None, assuming no new access to King Drive.
	Case Name5: Clark Davidson for Gulf S Towers
	Case No5: S2026-39
	Meeting Date5: 6/2/26
	Check Box425: Yes
	Check Box435: Off
	Check Box445: Off
	Check Box455: Off
	Check Box465: Yes
	Check Box475: Off
	Check Box485: Yes
	Check Box495: Off
	Check Box505: Off
	Check Box519: Off
	Check Box525: Off
	Check Box535: Off
	Check Box545: Yes
	Check Box555: Off
	Check Box565: Off
	Check Box575: Off
	Check Box585: Off
	Check Box595: Off
	Check Box605: Off
	Check Box615: Off
	Text625: None.
	Text635: Yes, the property is fully wooded.

	Text645: Yes, the property is fully wooded.
	Text15: None.
	CASE NUMBER 16: S2026-39
	DATE OF MEETING6: June 2, 2026
	ADF6: 
	PEAK6: 
	Treatment Plant6: South Central WWTP
	Check Box120: Yes
	Check Box26: Off
	Check Box36: Off
	Check Box414: Yes
	Check Box520: Off
	Text69: 20" main in Hwy 166
	Text76: Recommend fire flow test
	Text86: Recommend fire flow test
	Text96: No
	Text106: Yes, 16" sewer in the rear of the property
	Check Box1110: Yes
	Check Box126: Off
	Check Box136: Yes
	Check Box146: Off
	Check Box156: Yes
	Check Box166: Off
	Check Box176: Off
	Text186: N/A
	Text196: No plans have been submitted. 
	Text206: 
	Text216: State waters present on property.  Property in the Chattahoochee River Basin.  A 50-foot undisturbed stream buffer applies. 
	Text226: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	CASE NUMBER 17: S2026-40
	DATE OF MEETING7: June 2, 2026
	ADF7: 
	PEAK7: 
	Treatment Plant7: North Side WWTP
	Check Box127: Yes
	Check Box27: Off
	Check Box37: Off
	Check Box415: Yes
	Check Box526: Off
	Text610: 8" main in McIntosh Road
	Text77: Recommend fire flow test
	Text87: Recommend fire flow test
	Text97: No
	Text107: Yes, 8" sewer in McIntosh Road
	Check Box1111: Yes
	Check Box128: Off
	Check Box137: Yes
	Check Box147: Off
	Check Box157: Yes
	Check Box167: Off
	Check Box177: Off
	Text187: N/A
	Text197: No plans have been submitted. 
	Text207: 
	Text217: WSA regs do not apply 
	Text227: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Name6: Luis De La Rosa
	Case No6: S2026-40
	Meeting Date6: 6/2/26
	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 Box527: Off
	Check Box536: Off
	Check Box546: Off
	Check Box556: Yes
	Check Box566: Off
	Check Box576: Off
	Check Box586: Off
	Check Box596: Off
	Check Box606: Off
	Check Box616: Off
	Text626: None.
	Text636: The property is mostly wooded except for the home, buildings and yard areas.
	Text646: Yes.
	Text16: None.
	CASE NUMBER 18: S2026-43
	DATE OF MEETING8: June 2, 2026
	ADF8: 
	PEAK8: 
	Treatment Plant8: South Central WWTP
	Check Box129: Yes
	Check Box28: Off
	Check Box38: Off
	Check Box416: Yes
	Check Box528: Off
	Text611: 8" main in Veterans Memorial Hwy
	Text78: Recommend fire flow test
	Text88: Recommend fire flow test
	Text98: No
	Text108: Yes, 8" sewer on property locate 13051 Veterans Memorial Hwy; 3,400 ft
	Check Box1112: Yes
	Check Box1210: Off
	Check Box138: Yes
	Check Box148: Off
	Check Box158: Yes
	Check Box168: Off
	Check Box178: Off
	Text188: N/A
	Text198: No plans have been submitted. 
	Text208: 
	Text218: 
	Text228: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson
	Case Name7: Noah Shook
	Case No7: S2026-43
	Meeting Date7: 6/2/26
	Check Box427: Yes
	Check Box437: Off
	Check Box447: Off
	Check Box457: Off
	Check Box467: Yes
	Check Box477: Off
	Check Box487: Yes
	Check Box497: Off
	Check Box507: Off
	Check Box5111: Off
	Check Box529: Off
	Check Box537: Yes
	Check Box547: Off
	Check Box557: Off
	Check Box567: Off
	Check Box577: Off
	Check Box587: Off
	Check Box597: Off
	Check Box607: Off
	Check Box617: Off
	Text627: We would recommend requiring a front landscape strip be planted along Veterans Memorial Hwy for beautification and/or landscaping in front of the front fence to screen the outdoor storage areas.
	Text637: No.
	Text647: No.
	Text17: None
	Case Name8: BP Douglas Hills Rd Owner LLC
	Case No8: S2026-45
	Meeting Date8: 6/2/26
	Check Box428: Yes
	Check Box438: Off
	Check Box448: Off
	Check Box458: Yes
	Check Box468: Off
	Check Box478: Yes
	Check Box488: Off
	Check Box498: Yes
	Check Box508: Off
	Check Box5112: Off
	Check Box5210: Off
	Check Box538: Off
	Check Box548: Off
	Check Box558: Off
	Check Box568: Off
	Check Box578: Off
	Check Box588: Off
	Check Box598: Off
	Check Box608: Off
	Check Box618: Off
	Text628: None.
	Text638: Yes

	Text648: Yes
	Text110: None.
	CASE NUMBER 19: S2026-45
	DATE OF MEETING9: June 2, 2026
	ADF9: 
	PEAK9: 
	Treatment Plant9: Sweetwater Creek WWTP
	Check Box130: Yes
	Check Box29: Off
	Check Box39: Off
	Check Box417: Yes
	Check Box530: Off
	Text612: 8" main in Douglas Hill Road
	Text79: Recommend fire flow test
	Text89: Recommend fire flow test
	Text99: No
	Text109: Yes, 8" sewer in Douglas Hill Road
	Check Box1113: Yes
	Check Box1211: Off
	Check Box139: Yes
	Check Box149: Off
	Check Box159: Yes
	Check Box169: Off
	Check Box179: Off
	Text189: N/A
	Text199: No plans have been submitted. 
	Text209: 
	Text219: State waters present on property. Floodplain on the property  Property in the Sweetwater Creek Basin.  A 50-foot undisturbed stream buffer would apply.
	Text229: A project concept meeting should be held with the Authority prior to proceeding beyond a preliminary design.

Prepared by: Diana Johnson


