
ZONING SYNOPSIS 
 

Petition Number(s):   Z24-03  
 
 
REQUEST SUMMARY: 
 
WJDS Inc., applicant, requests a change in zoning from G-C (General Commercial) to RA-12 
(Residential Attached) to construct approximately ninety-six (96) for-rent townhomes on the 9.5 
acre tract. 
 
 

APPLICANT INFORMATION AND PROPERTY DESCRIPTION 
 
Applicant:  WJDS Inc. 

Representative: Walt Busby. 

Location:    0 Thornwood Dr (Tax ID No. C082-0002-100)  

Total Acreage:  9.5 -/+ Acres  

 
 

LAND USE INFORMATION 
 
Current Zoning: G-C (General Commercial),    

Proposed Zoning: RA-12 (Residential Attached) 

Proposed Use:    Townhome Development 

 
 
Current Zoning of Adjacent Property: 

 
North:  R-7 (Residential- Thornwood Subdivision)  

South:  G-C and O-C (Office-Commercial)  

East:  R-20 (Country Club), MF-14 and Utility (Ga Power) 

West:  G-C 

 
 
For All Tracts: 
 
District:   4th      Section: 3rd      LL(S):  18,19,54 & 55     
Ward: 6      Council Member:  Alyssa Cordell 
 
The Future Development Map designates adjacent properties as: Parkway Corridor & 
Neighborhood Living 
 
The Future Land Use Map designates adjacent or nearby city properties as:  Commercial, 
Low-Medium Density Residential, & Parks/ Conservation. 

 



 
ANALYSIS 

 
City Departments Reviews 
 
Electric:  Not in Service Area 
 
Fibercom: Takes no exception.  
 
Fire: CFD takes no exceptions to the request provided all adopted codes and ordinances of the city 
of Cartersville are followed 
 
Gas:  The Gas System takes no exception to the following as shown in the attachments as 
long as the developer provides a City of Cartersville utility easement with a width suitable to 
locate all proposed and future utilities with adequate separation. 
 
Planning and Development:  Takes no exception.  
 
Public Works:  Please see Public Works comments below for this application: 

 
1. Private streets in development will be required to be constructed to all standards for public 

streets.   
2. The geometric design of all internal streets shall accommodate an AASHTO WB-40 design 

vehicle to accommodate City of Cartersville fire trucks.  Turning template tracks need to be 
shown on plans before final approval.  

3. Utility easement required to extend 30 feet from centerline of Thornwood Drive. 
4. Access/maintenance easements will be required for all proposed stormwater conveyances and 

detention facilities associated with proposed development. 
5. A stormwater maintenance agreement will be required for all proposed stormwater conveyances 

and detention facilities associated with proposed development. 
6. Does the developer plan any improvements or long-term maintenance for Thornwood Drive 

where development traffic plans to use Thornwood Drive? 
 
 
Water and Sewer: Cartersville Water Department takes no exceptions to the requested zoning 
application. However, the comments discussed at the concept plan review meeting (1/17/24) still 
apply. Cartersville Water Department will require an extension of the existing water line on 
Thornwood Drive, and for the proposed water line to be looped inside the development. Adequate 
spacing to accommodate all proposed utilities will also be required. 
 
Cartersville School District:    

[In response to D.Hardegree, informing Dr. Feuerbach that the current zoning is G-C, General 
Commercial]…Thanks, David. I'm assuming that means it is not currently zoned to have any type of 
housing. My previous comments/questions regarding other projects remain the same for this project 
but I would like to add one additional comment (third bullet point is new):   

 How does this project align with the other projects that have been previously approved?  

 Where are we currently with how many projects have already been approved and are 
awaiting construction?  



 Since the current zoning is not for any type of residential, we are not in support of this 
project at this time. We are not opposed to growth but with everything that has been 
previously approved, it is our opinion that we need to see what impact the previously 
approved projects are going to be before the approval of any type of current zoning that is 
not initially zoned for any type of residential. 

 
 
Bartow County:  Bartow County Water Department provides sewer service to this area.  No 
comments have been received.  
 
 
 
Public comments:  None received as of 4-3-24. 
 
 
 
 
 
STAFF SUMMARY: 
 
Applicant requests to rezone 9.5 acres (+/-) located along Thornwood Drive north of Joe Frank 
Harris Pkwy and Clubview Drive on Tax ID C082-0002-100. The property is owned by QC Express, 
LLC and is currently undeveloped. A regional detention pond for the area is located on site near the 
property line with the Thornwood Subdivision. 
 
The applicant is requesting RA-12 zoning for the construction of approximately ninety-six (96) for-
rent townhome units.  All streets will be privately owned. City gas, water, stormwater and County 
sewer utilities are available in the area.  
 
Per the concept plan, all RA-12 zoning development requirements can be met. No variances are 
expected at this time.  See attached analysis sheet. 
 
The proposed density of the development is 10.3 units/ acre. 
 
Several concepts for commercial and residential projects have been proposed for this site since 
2018.  Despite having utilities and stormwater systems in place or nearby, this private street section 
of Thornwood Drive complicates the development process.  The western property line for this 
property is the centerline of Thornwood Dr. The developer understands design solutions will be 
needed to accommodate the city’s request for utility easements. This would be required on any 
project at this location. 
 
 
 
STANDARDS FOR EXERCISE OF ZONING POWERS. 
 
A. Whether the zoning proposal will permit a use that is suitable in view of the use and 

development of adjacent and nearby property. 
 The zoning proposal will permit a use (residential) that is suitable in view of the use 

and development of adjacent and nearby property.  Multi-family and single family 
detached developments are present adjacent to near the site location. 

 



B. Whether the zoning proposal will create an isolated district unrelated to adjacent and nearby 
districts. 

 The proposed application will create an isolated district for townhome development; 
however, the project will provide an additional residential product in area that 
contains a mix of residential, commercial and industrial uses.   

 
C. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or 

nearby property. 
 The proposed zoning should not adversely affect the existing use or usability of 

adjacent property.  
 
D. Whether the property to be affected by the zoning proposal has a reasonable economic use 

as currently zoned. 
 Under the current G-C zoning, the property does have a reasonable, but restricted, 

economic use as zoned with access challenges due to the affected portion of 
Thornwood Dr being a private street. The townhome zoning should be considered a 
downgrade in zoning from G-C and likely more suited to a limited access street. 

 
E. Whether the zoning proposal will result in a use which will or could cause an excessive or 

burdensome use of existing streets, transportation facilities, utilities, or schools. 
The zoning proposal should not result in a use that will have an excessive or 
burdensome use of streets, transportation facilities, utilities or schools.  The 
proposed zoning and project may be less burdensome on the private street or utilities 
than a Commercial project. 
 

F. Whether the zoning proposal is in conformity with the adopted local Comprehensive Land 
Use Plan. 

 The proposed zoning does conflict with city’s land use plan for the area. (General-
Commercial) 

 
G. Whether the zoning proposal will result in a use which will or could adversely affect the 

environment, including but not limited to drainage, wetlands, groundwater recharge areas, 
endangered wildlife habitats, soil erosion and sedimentation, floodplain, air quality, and 
water quality and quantity. 

 The zoning proposal should not have an adverse environmental effect. A regional 
detention pond for the area exists on site and drainage ways exist along Thornwood 
Dr.   

 
H.  Whether there are other existing or changing conditions affecting the use and development 

of the property which give supporting grounds for either approval or disapproval of the 
zoning proposal. 
No additional conditions are known. 

 
 
 
 
 
 
 
 
 
 



RECOMMENDATION:  Staff does not oppose the rezoning with the following conditions for 
utilities. 
 
Zoning Conditions: 
 

1. Developer to provide a City of Cartersville utility easement with a width suitable to locate all 
proposed and future utilities with adequate separation. A utility easement along Thornwood 
Drive is required to extend 30 feet from the centerline of Thornwood Drive. 
 

2. Developer to extend the existing water line on Thornwood Drive and to loop the proposed 
water line inside the development.   

 



6.7 RA-12 Single-family dwelling district. Z24-03  P&D Analysis.  Thornwood Dr

  

Code 

Section

Description and/ or Requirements Required Proposed Notes

6.7.1 RA-12 district scope and intent. Regulations set forth in this section 

are the RA-12 district regulations. The RA-12 district is intended to 

provide land areas devoted to high density uses consisting of single-

family dwellings as further described in section 3.1.8 of this chapter. 

Land areas zoned RA-12 are also intended to provide a transition 

between medium density single-family residential areas and higher 

density multifamily residential areas or between medium density 

residential areas and nonresidential areas. The RA-12 district is 

intended to encourage home ownership.

--- Fee Simple 

Implied

Condo Association required.  

6.7.2 Use Regulation --- --- ---

6.7.3 Development Standards --- --- ---

A. Height regulations. Buildings shall not exceed a height of thirty-five 

(35) feet or two and one-half (2½) stories, whichever is higher.

Y ---  2-story units.

B. Minimum lot area per dwelling unit: Two thousand (2,000) square 

feet.

2000sf None shown For condo, building footprint only. No 

lot.

C.  Maximum density: Twelve (12) units per gross acre. Max. 111 un/ 

allowed

10.3un/ac. 96 units proposed on 9.28ac. 

D. Minimum lot width: Twenty (20) feet. Y --- Building width = 20-21ft measured on 

concept plan.

E. Minimum lot frontage: --- --- ---

1 Single-family detached units: Thirty-five (35) feet. --- NA ---

2 All other uses: Twenty (20) feet. Y OK Can be met

F. Minimum lot depth: One hundred (100) feet. Y --- Building depth @50ft.  As per plan.  

No lots shown.

G. Minimum development area: One-half (0.5) acres. Y 9.28

H.  Minimum heated floor area: One thousand (1,000) square feet. Y 1,000-2,000sf 

est.

20x50' unit measured as per plan x 2 

floors= 2,000sf.

I. Setbacks: --- --- ---



Code 

Section

Description and/ or Requirements Required Proposed Notes

1 Front yard: Ten (10) feet. Y --- Min. 20ft provided per plan.

2 Side yard: Ten (10) feet (each end of row). Y --- Min. 20ft provided.

3 Rear yard: Twenty (20) feet. Y --- 20ft provided.

J.  [Gable or hip roofs.] Gable or hip roofs shall have a minimum roof 

pitch of 6/12. Both gable and hip roofs shall provide overhanging 

eaves on all sides that extend a minimum of one (1) foot beyond the 

building wall.

Y No data 

provided

Addressed during building plan 

review. 

K. Accessory use, building and structure requirements. See section 

4.9 of this chapter.

--- --- ---

L. Minimum buffer requirements. In addition to required setbacks, a 

fifteen-foot wide buffer is required along all property lines which abut 

a single-family district or use to provide a visual screen in accordance 

with section 4.17 of this chapter.

Y --- Buffer required along Southview Dr 

homes and Country Club Dr. Potential 

natural buffer. 

M. Other required standards. --- --- ---

1 No fewer than three (3) dwelling units in a row shall be allowed. Y 8 or 10 units 

per block per 

concept

2 Alley or private drive access required. Y Private 

Driveways 

shown.

3 Required parking shall be allowed in the rear yard only. Y Unit driveways are on the rear of the 

units.

4  Principal buildings shall front a private drive or public right-of-way. Y Private 

Driveway 

shown.

5 Principal structures on lots within the RA-12 district shall have a 

minimum of fifty (50) percent finish product on the exterior walls of 

the buildings consisting of brick, stone, hard-coat stucco, or fiber 

cement siding.

Y No data 

provided

Addressed during building plan 

review. 



Code 

Section

Description and/ or Requirements Required Proposed Notes

6 A metal panel exterior finish product shall not be allowed on metal 

buildings exceeding one hundred fifty (150) square feet in gross floor 

area constructed or placed on lots within the RA-12 district.

--- NA ---

Ordinance Source: 

https://library.municode.com/ga/cartersville/codes/code_of_ordinances?nodeId=COOR_CH26ZO_ARTVISIMIDWDIRE_S6.7RASIMIDWDI
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