
ZONING SYNOPSIS 
Petition Number(s):    Z22-01 

 
REQUEST SUMMARY: 
 
The applicant is requesting the rezoning of Parcel No. C108-0001-001 containing 103.85 
acres from R-20 (Single Family Residential) to RA-12 (Single Family Residential, Attached) 
for development of 199 townhomes. 

 
APPLICANT INFORMATION AND PROPERTY DESCRIPTION 
 
Applicant:   Prime Engineering 
 
Representative:  Justin Purucker 
 
Property Owner:  WHM Chattahoochee Hills Investments LLC (Harrison 
Merrill, Jr.) 
  
Property Location: Center Rd & I75 (C108-0001-001) 
 
Access to the Property:   Center Rd 
 

Site Characteristics: 
 
Tract Size: Acres: 103.85         District: 4th      Section: 3rd      LL(S): 245 
 
Ward: 1         Council Member: Kari Hodge 
 
LAND USE INFORMATION 
 
Current Zoning: R-20 Single-Family Residential  
Proposed Zoning:  RA-12 Single-Family Residential 
Proposed Use:   Town Home Development 
  
 
Current Zoning of Adjacent Property: 
North: County R-3CU (Multi-Family Conditional Use); County M-

1 (Mining) 
South:    R-10 (Single Family Residential) 
East:    R-10 (Single Family Residential) 
West: RA-12 (Single family Residential); County M-1 (Mining) 
 
 
The Future Development Plan designates the subject property as: Suburban Living 
 
The Future Land Use Map designates the subject property as: Low & Medium Density 
Residential 
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ZONING ANALYSIS 
 

Site History:  
 
2004:  Z04-14. Approximately 202 acres were rezoned from R-20 to R-10 with 
conditions for two tracts of land north and south of Center Road west of and adjacent to 
I-75.  Tract 1 was north of Center Road and named the Etowah Preserve subdivision.  
Tract 2 was south of Center Road and encompassed what is now the Autumn Canyon 
subdivision.  360 lots were approved with this zoning application. 
 
2018: Z18-03.  Zoning proposal to develop Etowah Preserve in 2 phases.  Phase 1, 
now known as Everton Estates, would improve all existing infrastructure components 
and construct 182 townhome units and one amenity lot on the 50 +/- acres.  Phase I 
requested rezoning from R-10 with conditions to RA-12.  Phase 2 development on the 
remaining 111 +/- acres would occur at a future date and requested rezoning from R-10 
with conditions to R-20 with conditions. 
 
The Z18-03 rezoning request for Phases 1 and 2 was approved with conditions by City 
Council on April 19, 2018.  The conditions are: 
 

1. Maximum of 281 lots/units provided.  No more than 199 lots/units shall be 
built in Phase 1 and 82 lots/units in Phase 2. ((360) lots approved Z04-14 – 
(79) lots Autumn Canyon = 281). 

2. No development or Finished Floor Elevation (FFE) is to occur above the 1100 
ft elevation without the review and approval of the Water Department.  

3. Widen Center Rd out to Minor Collector standards (this includes the donation 
of required R/W to go from 50 ft to 60 ft or more where necessary for project 
related improvements)  

4. A 50ft. buffer must be provided between the development and the Proposed 
Center Road Re-alignment.  

5. A 50ft. buffer must be provided between the development and the Right-of-
Way for Interstate 75. 

6. Provide/maintain a minimum of 36 acres of green space. 
7. Owner/developer is required to re-plat the property prior to development. 
8. As referenced in the letter from Commissioner Steve Taylor, the 

owner/developer is required to leave in place the unnamed county service 
road on property identified as Tax Parcel C108-0001-001 and access to 
Center Road from adjoining properties, identified as Tax Parcel ID Nos. 
0078-0172-001 and 0078-0101-001, or to provide an alternative solution 
for access to Center Road for said adjoining properties. 

 
2019: Z19-02. Zoning proposal for 111 +/- acres currently zoned R-20 with conditions 
be rezoned to MF-14 for the construction of 300 apartment units.   Application 
withdrawn. 
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Zoning Summary:  
Zoning application, Z22-01, requests that 103.85 +/- acres, currently zoned R-20 with 
conditions, be rezoned to RA-12 for the construction of 199 townhome units with an 
amenity area.  The site is located directly west and adjacent to I-75 on the north side of 
Center Road. 
 
In 2004, the original zoning case, Z04-14, approved a maximum of 360 lots for both sides 
of Center Rd.  Currently, Autumn Canyon contains 79 lots/units and Everton Estates will 
have 183 units- a total of 262 leaving (98) lots/units available for development.  Etowah 
Preserve Phase 2 is proposing (199) lots/units for a total of 461 lots/units. This exceeds the 
2004 zoning plans by 101 lots or units. 
 
The 2004 zoning condition #7 for the “developer to provide necessary easements for gas 
lines on the property” was accidentally omitted from the zoning condition on case no. Z18-
03.  It should be carried forward as a condition under this zoning application so that the 
natural gas mains on Center Road and S.R. 20 can be connected at some point in the 
future. 
 
Due to water service restrictions above the 1100 ft. elevation, development is limited to the 
southern half of the property.  Upper elevations are intended to remain as green space due 
to this constraint.   
 
A comparison of the proposed project to the townhome requirements in Chapter 26 of the 
Zoning ordinance, Section 6.7,  RA-12 Single Family Dwelling District, is provided.  Several 
items have been identified as requiring a variance in order to construct the project. These 
items are highlighted. Variances would be addressed during the plan development phase. 
 
In 2021, Everton Estates and Tilley Properties, Inc.  executed and recorded an access 
agreement that would provide access from Tilley property, Tax ID.  0078-0172-001, east 
and south on the Everton Estates property and terminating at the property line of Etowah 
Preserve Phase 2.  This easement is per the Z18-03 zoning condition No. 8,  but was done 
without knowledge of future development that would occur on Etowah Phase 2.  The 
easement access point is in conflict with the proposed amenity area at the southern end of 
Road B.  This conflict will have to be resolved to implement the zoning condition. Continued 
access across the Phase 2 property to Center Road is required. 
 
The Future Development Map identifies the area as Suburban Living which promotes single 
family detached homes as the primary land use; however, language in the description for 
Suburban Living encourages housing choices and internal connectivity to recreation and 
green space which this proposed development would provide. 
 
The Future Land Use Map identifies this area as Low & Medium Density Residential.  The 
proposed development achieves this metric.  Refer to the table below for a comparison of 
development densities for past and current proposals and nearby developments. 
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Density Comparison 
Zoning  Case/ Name 
of Development 

Lots or Units  
(P=Proposed, C= 
Constructed) 

Acreage 
(+/-) 

Density 
(Lots or 
Units/ Acre) 

Allowed 
Density by 
Zoning Cat. 
(Units or 
Lots/Acre) 

Z22-01, Etowah 
Preserve Phase 2, RA-
12 (Townhomes), 
Proposed 

199 (P) *103.85 1.9 12 

     
Z18-03, Etowah 
Preserve Phase 1. 
Everton Estates. RA-
12 (Townhomes) 

183 (P)- Under 
Construction 

58 3.3 12 

Z04-14 (Etowah 
Preserve Original Plan, 
All Phases) 

281 162 1.7 --- 

     
Autumn Canyon Subd. 
(Z04-14) 

79 (C) 37 2.1 4.3 

Hamilton Township 
Subd. 

87 (C) 38 2.3 4.3 

Ponders Mountain 
Subd. Phase 1  

74 (C) 29 2.6 4.3 

Ponders Mountain 
Subd.- All Phases 

Max. allowed = 315 
(241 remaining) 

187 1.7 (based on 
315 lots) 

--- 

 
* Approximately (7) seven acres were removed from the Phase 2 tract and added to the 
Everton Estates tract thereby reducing the original 111 acres to the 103.85 acres. 
 
 
City Department Comments 
 
Electric:  Takes no exception.  
 
Fibercom:  No Comment provided 

 
Fire:  CFD takes no exceptions to the rezoning request for Etowah Phase 2 rezoning from 
R-20 to R-12 provided all city adopted codes and ordinances are followed. 
 
Gas:  Takes No Exception 
 

Public Works: [W. Wilson] We do not support front loading townhomes and would not 
support this being a public drive if the townhomes are loaded from the front. 
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[T. Sanders]  Just to put some official numbers to supplement our conversation, per GDOT 
Center Road near the location of the proposed development has 3,530 vehicles per day.  
The Highway Capacity Manual shows a typical two lane rural road can handle 2650 
vehicles per hour.    The Trip Gen rate for this type of development is 7.32 trips per unit 
which comes out to 1456 trips per day, this means about 750 in and 750 out.  Therefore, 
there should be plenty of remaining capacity for Center Road to handle this development 
and others in the future. 
 
 
Water and Sewer:  See attached. 
 
 
Cartersville School District: Comments pending bedroom counts. 
 
 
Public Comments:  
4/21: Sherri Rys, resident, Autumn Canyon Subdiv. General Inquiry. 
5/2: Robert Walker, attorney, for Tilley Properties, Inc.  Meeting to discuss access to 
Center Rd. 
5/5: See email from Sherri Rys, Autumn Canyon resident 
 
 
 
STANDARDS FOR EXERCISE OF ZONING POWERS. 
 
1. The existing land uses and zoning of nearby property. 

Adjacent properties are zoned for residential (R-10 & RA-12), mining (M-1), 
and multi-family residential (R3CU). 

 
2. The suitability of the subject property for the zoned purposes. 
 The topography, soils and water pressure issues will challenge any 

proposed development.  The site is suitable for development below the 
1100ft. contour elevation. 

 
3. The relative gain to the public, as compared to the hardship imposed upon the 

individual property owner. 
The proposed development would provide a housing product that, 
currently, seems to be in demand.  Attached housing units may be the 
better option for development given the topography and surrounding land 
uses. There is limited hardship to the property owner as the topographic 
and water delivery challenges existed prior to purchase of the property. 
 

4. Whether the subject property has a reasonable economic use as currently zoned. 
 The property has a reasonable economic use as currently zoned; however, 

any development will be challenging. 
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5. 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 may permit a use that is suitable in view of the use of 
the adjacent residential properties. The proposed density is compatible 
with adjacent developments.  
 

6. Whether the proposed zoning will adversely affect the existing use or usability of 
adjacent or nearby property. 

 The zoning proposal should not have an adverse effect on adjacent 
property owners.  Concerns regarding traffic increases will likely be raised. 
The Public Works director stated in his comments that Center Road can 
accommodate significant traffic count increases. 

 The zoning condition that provides access from the Tilley Properties, Inc. 
property to Center Road remains in effect. A modification to the 2021 
recorded easement may be required. 

 
7. Whether the zoning proposal is in conformity with the current future development 

plan and community agenda of the comprehensive land use plan as currently 
adopted or amended in the future. 

 The zoning proposal generally conforms with the Future Development Plan 
and Comprehensive Land Use Plan for Suburban Living and Low to 
Medium density requirements.  At 12 units per acre, mathematically, 1246 
units could be constructed which would be a high density development for 
the City; however, the proposed 199 units would comply with the low-
medium density requirement. 

 
8. 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. 

 Development resulting from an approved zoning proposal would be 
required to meet all local, state, and federal environmental regulations.  

   
9. 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 proposed use could be burdensome on the school district if there is a 
high number of 3 bedroom units.  Center Road would experience an 
increase in traffic, but not a burdensome increase.  No burden is expected 
on city utilities. Water service is not available above the 1100 ft. elevation. 
 

10.  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. 
There are no known conditions. 
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STAFF RECOMMENDATION:  
 
If approved, the following zoning conditions should be adopted: 

1. No more than 199 lots/units shall be built in Etowah Preserve Phase 2 as 
presented in this application and on the concept plan.  

2. No development or Finished Floor Elevation (FFE) is to occur above the 1100 
ft elevation without the review and approval of the Water Department.  

3. A 50ft. buffer must be provided between the development and the Proposed 
Center Road Re-alignment.  

4. A 50ft. buffer must be provided between the development and the Right-of-
Way for Interstate 75. 

5. Developer to provide necessary easements for a natural gas line extension 
on the property. 

6. As referenced in the letter from Commissioner Steve Taylor, the 
owner/developer is required to leave in place the unnamed county service 
road on property identified as Tax Parcel C108-0001-001 and access to 
Center Road from adjoining properties, identified as Tax Parcel ID Nos. 
0078-0172-001 and 0078-0101-001, or to provide an alternative solution 
for access to Center Road for said adjoining properties. 
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David Hardegree

From: Sherri Rys <sherrirys999@gmail.com>

Sent: Thursday, May 5, 2022 1:21 PM

To: David Hardegree

Subject: [EXTERNAL] Zoning Meeting May 10

Attachments: Zoning Ordinance.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

CAUTION!:This email originated from outside the City of Cartersville network. Do not click links or open 

attachments unless you recognize the sender and know the content is safe.  
 
Sender:sherrirys999@gmail.com 

Hello David,  
I was wondering if you could make my questions part of the public record for the rezoning case and provide copies to 
each of the board members at the next public hearing? I believe you did this last time for me in regards to Etowah 
Preserve Phase 1 and the traffic accident report I provided for Center Road.  
 
This is in regards to Phase 2 across from Autumn Canyon subdivision. I will be at the meeting May 10 and wasn’t sure 
if I could get up and address these questions, or not? 
 
My questions are: 
 
According to the City of Cartersville Zoning Ordinance (I have a copy dated June 17, 2020) Chapter 26, Article 1, Sec. 
1.4: (attached and highlighted) 
 
The City of Cartersville Zoning Ordinance is designed to implement the provisions of the Comprehensive Plan for the 
development and use of the land. The purpose of these regulations shall be to: 
 
6. Lessen congestion on streets (Center Road is already busy, especially getting out on JFH/41, 
and dangerous, according to the accident report I compiled for the Zoning Meeting for Phase 1. Adding 200 units is 
adding another 200-400 cars. This doesn’t even take into consideration the 300 Bartow County townhomes going on 
Center Road and Smiley Ingram or the 200 Phase 1 townhomes that are being built right now) That means a total of 
700-1400 more cars traveling on Center Road when all are complete) 
 
9. Avoid undue concentration of population (adding 200 units in addition to what the county (100 units) and city (200 
units) are adding on Center Road is putting a large population in one area) 
 
10. Facilitate the adequate provision of transportation, water, sewerage, schools, parks and other public 
requirements (are there going to be more schools, parks, recreation areas added to accommodate the additional 
population?) 
 
12. Discourage urban sprawl (spreading development over a beautiful, green, mountainous area close to the city 
rather than preserving it) 
 
I do not see how the above regulations are being honored with all the high density housing that is going up on a road 
that is very dangerous. I would like the board to address this, please. 
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Thanks, David.  
 
Sherri Rys 
22 Canyon Trail SE 
Cartersville, GA 
 









Date: April 22, 2022 
 

WATER DEPARTMENT ANNEXATION/ZONING REVIEW COMMENTS 
 

Zoning Petition Number: Z22-01            Applicant:  Prime Engineering                                                                                        

      
 

Location: Center Rd. & I-75  

  

Acreage: 103.85 
 

 

 

 

WATER SERVICE COMMENTS: 

 

 This property is located in the City of Cartersville Water Department’s water service 

area.  Water service to this property is limited to the portions of the site with finished floor 

elevations below 1050 feet MSL.  The Owner/Developer is advised to proceed as soon as 

possible with development of site plans and water demand calculations to determine if the 

existing water system is capable of meeting water demands for the increased development 

density.  The Owner/Developer will be responsible for all costs associated with hydraulic 

studies for determining water service availability.   The Owner/Developer will be 

responsible for all costs for water system improvements and water line extensions necessary 

to serve the proposed development.  

 

 

SEWER SERVICE COMMENTS: 

 

This property is located in the City of Cartersville Water Department’s sewer service 

area.  Sewer service is available from an existing 18-inch diameter sanitary sewer 

paralleling the south side of Center Road. 
 

  



6.7 RA-12 Single-family dwelling district. Z22-01  P&D Analysis.  Etowah Preserve Phase 2

Center Rd @I-75

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

Fee Simple or Rental?

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 No data 

provided

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

feet.

Y 1875sf 

(25x75)

Can lot dimensions be adjusted to 

achieve 2,000sf min. area? Potential  

Variance item. 

C.  Maximum density: Twelve (12) units per gross acre. Y 1.92 un/ac

D. Minimum lot width: Twenty (20) feet. Y 25ft. Shown as note 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 Shown as note on concept plan

F. Minimum lot depth: One hundred (100) feet. Y 75ft Can lot dimensions be adjusted to 

achieve 100ft depth? Potential  

Variance item.  Proposed dim. 25x75

G. Minimum development area: One-half (0.5) acres. Y 103.85

H.  Minimum heated floor area: One thousand (1,000) square feet. Y No data 

provided

Addressed during site plan review. 



Code 

Section

Description and/ or Requirements Required Proposed Notes

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

1 Front yard: Ten (10) feet. Y No data 

provided

Addressed during site plan review. 

2 Side yard: Ten (10) feet (each end of row). Y No data 

provided

Addressed during site plan review. 

3 Rear yard: Twenty (20) feet. Y No data 

provided

Addressed during site plan review. 

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 Everton Estates 

development. Potential natural 

buffer. Addressed during site plan 

review. 

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

1 No fewer than three (3) dwelling units in a row shall be allowed. Y 4 to 8 units/ 

block

2 Alley or private drive access required. Y None shown Potential  Variance item. 

3 Required parking shall be allowed in the rear yard only. Y None shown Potential  Variance item. 

4  Principal buildings shall front a private drive or public right-of-way. Y Public Works will require  private 

streets if front parking and access is 

desired.

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























Bartow County, GA

Developed by

Parcel ID C108-0001-001

Sec/Twp/Rng n/a

Property Address CENTER RD

Alternate ID 38131

Class Agricultural

Acreage 103.85

Owner Address WHM CHATTAHOOCHEE HILLS INVESTMENTS LLC 

8000 CAPPS FERRY 

DOUGLASVILLE, GA 30135

District Cartersville

Brief Tax Description LL245 D4 Etowah preserve Ph 2

(Note: Not to be used on legal documents)

Date created: 5/2/2022
Last Data Uploaded: 4/29/2022 9:58:24 PM

1,948 ft
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