
 
  

 
 

 
 

  
 
 

 
 
Applicant:   Smith Douglas Homes (SDH) 
 
Representative:  Karl Lutjens, PE, Southland Engineering 
 
Property Owner:  Clyde Wilson Jackson Trust 
  
Property Location: 496 Mission Rd (C024-0001-001) 
 
Access to the Property:   Mission Rd & Silo Drive 
 

 
Site Characteristics: 

 
Tract Size: Acres: 12.58 ac         District: 4th      Section: 3rd      LL(S): 448-449 
 
Ward: 5         Council Member: Gary Fox 
 
LAND USE INFORMATION 
 
Current Zoning:  P-D (Planned Development, Jackson Farm Subdiv.)  
 
Proposed Zoning:  Modify zoning conditions to allow townhomes on 12.58 acres originally 

identified for commercial development. 
 
Proposed Use:   Townhouse Development 
  
 
Current Zoning of Adjacent Property: 
North: P-D (Jackson Farm) 
South:    A-G (Agriculture) 
East:    P-D (Jackson Farm) 
West: P-D (Jackson Farm) 
 
The Future Development Plan designates the subject property as: Neighborhood Living 
 
The Future Land Use Map designates the subject property as: Low & Medium Density 
Residential 

 
 

  ZONING SYNOPSIS
Petition Number(s):  Z24-02 

REQUEST SUMMARY:

Smith Douglas Homes, applicant, requests  a change in zoning  conditions of the Jackson Farm 
Planned Development, P-D (Planned Development), to reduce the commercial area in order to 
construct  (103)  townhomes. The area affected is approximately 12.58 acres  of the 103.56 acres.

APPLICANT INFORMATION AND PROPERTY DESCRIPTION



 
 

 
 

  

 
 

 
 

 
 

  
             
             

  
  
  
  

             
  
 

  
  

             
 
 

  
  

  
 

 
 
 

 
 

  

 
  

 
 

 
 

 
 
 

ZONING ANALYSIS

Zoning History

In 2006,  the property  was  rezoned from R-20 and L-I with conditions to P-D  (Planned Development)
for the construction of single family housing in combination with commercial.  Zoning was approved 
on 12/7/06.  The commercial development was  generally  limited to Office-Commercial (O-C)
allowed uses.  The approved commercial area  was  19.47 acres.  Conditions were also applicable to 
the residential development, 80.61 acres.

The zoning conditions attached to the zoning approval in 2006 are as follows and per Ordinance 
80-06:

1) Permitted uses shall be limited to the O-C district uses as well as hardware store, dry 
cleaners, and retail package stores (liquor), as well as O-C district development
standards.

2) Proposed development will consist of a maximum of 191 residential lots.
3) Proposed development shall have a neighborhood swimming pool and clubhouse.
4) All residential homes shall be a minimum of 1,800 heated square feet.
5) Proposed development shall consist of a maximum residential and commercial acreage as 

shown on the proposed site plan.
6) All residential lots shall be a minimum of 10,000 square feet.
7) All proposed commercial buildings shall be a minimum of 30% brick, stone, and/or

stucco.
8) Developer agrees to provide 10 feet of additional right-of-way beyond that which is

necessary for project related improvements.

In 2022,  Smith Douglas Homes  (SDH)  began construction of Phase 1  which included (105)  single 
family  residential lots, (1) amenity lot, and (1) lot for a stormwater pond.  All  but one (1) Phase 1  lot 
has  been developed as of the end of 2023.

In 2023, SDH began construction of the infrastructure for Phase 2 and a portion of the residential 
lots.  Total approved lots in Phase 2 is eighty-six (86).  Total approved residential lots for both 
phases is one hundred ninety-one (191).

Proposed Zoning

The  current  zoning  application  is to amend the  zoning conditions of the  commercial  area  of the P-D.
The applicant requests to convert 12.58 acres of the commercial area to residential to construct 103
townhomes.  The 12.58 acres is located along Mission Rd. between Silo Drive  (Jackson Farm 
entrance)  and the railroad tracks  west of Silo Drive.  The remaining commercial area, approx. 7 
acres east of Silo Dr. along Mission Rd, will remain commercial.

See concept plan and elevations included with the application.

The proposed townhome development is shown with 108 total lots with 103 lots being developed 
for townhomes.  The remaining lots will be common area lots.  A pool is proposed on the lot at the 
Silo Dr and Mission Rd intersection.



Residential Lot summary:  
Phase 1 Lots- 105 
Phase 2 Lots-  86 
Proposed Townhomes- 103 
Proposed Total Lots for Jackson Farm – 294   
 
Two entrances are proposed- one on Mission Rd and one on Silo Dr.  This solution may address 
department comments regarding development regulations requiring more than one entrance for 
developments over 199 lots.  
  
The internal streets are designed to accommodate front entry townhomes (front facades and 
garages along streets) except for townhomes adjacent to Silo Dr. and Mission Rd.  Townhomes 
facing these existing streets will have a covered front patio. 
 
Unit densities (units per acre or un/ac) are a consideration for any residential development.  The 
table below includes the approximate unit densities along Mission Rd. from the DBD to Burnt 
Hickory Rd.  Densities near the DBD range from 6.22 in the R-7 zoning district to the 2.16 un/ ac in 
Jackson Farm. The townhome proposal is 8.66 un/ ac.  A significant increase over any other 
development density along this section of the Mission Rd corridor. 
 
Location or 
Subdivision 

Zoning Category Density-Theoretical Density-Actual 

DBD Area R-7 (min. 7,000sf/ lot) 6.22 --- 
DBD Area R-20 (min. 20,000sf/ lot) 2.18 --- 
Estate Lots- AG AG (Agriculture)  0.12 (min. lot = 5 

acres).                   
Total. ac = 42+/- 

--- 

Estate Lot- R-20 R-20 2.18 0.05 
Reserve at Pettit 
Creek 

R-10 (min. 10,000 sf/lot) --- 1.25 

Jackson Farm P-D (Designed as R-10) --- 2.16 
Jakson Farm 
Townhomes- 
Proposed 

P-D 12 (Per RA-12 zoning 
district standard) 

 

 
 
No details about bedroom counts have been provided.  Staffs’ assumption is that the townhomes will 
be a mix of (2) and (3) bedroom configurations. This is sometimes a consideration by the school 
district to estimate student enrollment.  No hardship is expected on the school district given that 
approx. 2,000 homes in Carter Grove will not be developed do the recent Technology District 
rezoning. 
 
 
 
 
 
 
 
 
 
 
 

8.66 per 12.58ac.
2.85 for entire 103ac 
development.



City Department Comments (from original zoning application, Z23-05, October’23) 
 
A plan review of the concept was held with city departments and Southland Engineering on 10/10/23 
to discuss the department comments below. A revised concept was submitted with this application 
and is under review by the city departments. 
 
Electric:  CES takes no exceptions to the zoning. However, the concept only shows one 
entrance/exit. I thought there was a limitation for lots per entrance/exit. Is this correct? 
 
Fibercom:  No Comment received. 
 
Fire:  Please refer to the snippet below from our development regs for subdivisions that shows 
more than one entrance is required for subdivisions with more than 200 lots.  It does not state 
emergency access or fire department access.   
 

Per 7.5-63, Subdivisions. 
…(5) Entrances: 
(a) Maximum lots served. A subdivision shall serve no more than two hundred (200) lots with 
a single entrance. 

 
Gas:  Takes No Exception 
 
Public Works: Below are initial Public Works comments: 
  
1. Per Section 7.5-63 of the City of Cartersville Code of Ordinances “A subdivision shall serve no 

more than two hundred (200) lots with a single entrance.  This proposes to add 112 lots to the 
191 lots in the single-family section of the subdivision resulting in 303 lots using one entrance to 
the subdivision from a non-subdivision road.  Therefore, a separate entrance from the non-
subdivision road would be required. 

2. The new entrance will require a separate right turn and left turn lane associated with it due to 
Mission Road being classified as a major collector route on the official GDOT functional 
classification map and the number of lots proposed. 

3. Roads cannot dead end without an approved turn around feature that meets City of Cartersville 
standards per Standard No. 3.8.02 as referred to in the City of Cartersville Code of Ordinances 
Section 7.5-63. 

4. Development area appears to be in FEMA floodplain a flood study will be required and all 
requirements of local ordinance Article VI. – FLOODPLAIN MANAGEMENT/FLOOD DAMAGE 
PREVENTION ORDINANCE must be met.  

5. Pond levels below the water table will not count towards meeting stormwater management 
requirements or towards compensatory cut volumes as part of required flood plain calculations.  
A study should be done by a registered professional to establish the water table elevation which 
should be documented and included in the plan package submittal. 

 
 
Water and Sewer: The current site conditions include a sewer main placed as such to allow for the 
commercial development of this tract. It appears the current layout places townhomes over the 
existing sewer line; the sewer main will need to be relocated to a more appropriate location, 
preferably within road right-of-way. 
 
 
Cartersville School District:  Inquiry about townhouse details (bedroom counts). 
 
 



  

 
 

 
 

 
 

  

   
  

 
 

 
   

  
 

 
 

 
 

  
 

   

 
 

 
 

 
 

   
  

 
 

 
 

  
 

 
 

 

Public Comments:
1/25: Joy Peterson.  42 Jackson Farm Rd. Questions about public notice process and general
inquiry.
1/29:  48 Jackson Farm.  General Inquiry.

STANDARDS FOR EXERCISE OF ZONING POWERS.

1. The existing land uses and zoning of nearby property.
The specific 12.58 ac. parcel is part of the 19.47ac. commercial area.  The 
12.58ac. area is generally surrounded by the remaining P-D area to the east,
west and north.  Outside the P-D area, the adjacent areas to the east are single 
family detached properties  that are part of  the  Reserve at Pettit Creek
subdivision.  Areas to the west are undeveloped and zoned commercial.  The
area  to  the south is zoned agricultural containing an estate lot and Mission Road 
Kennels.

2. The suitability of the subject property for the  zoned purposes.
The subject property is suitable for the commercial area of the P-D zoning.

3. The relative gain to the public, as compared to the hardship imposed upon
the individual property owner.
The proposed gain to the public would be minimal.  No true hardship has been 
identified.

4. Whether  the  subject property has  a  reasonable economic  use as  currently
zoned.
The property  may have  a reasonable economic use as currently zoned  (P-D,
Commercial); however, introducing office commercial uses in the middle of a 
residential area and within close proximity to the Burnt Hickory intersection and 
DBD may not be practical.

5. Whether the zoning proposal will permit a use that is suitable in view of the
use and development of adjacent and nearby property (Revised 3-13-24):
The  zoning proposal may permit a use that is suitable in view of the use of the 
adjacent residential properties  with low to medium  unit  density.  Jackson Farm
and Reserve at Pettit Creek have an approximate density of  2.6  un/acre and  1.25
un/ac within the  developed areas.  The  townhomes  would have an approx.
density of 8.66 un/acre.  The densities may not be compatible. When the entire 
development is considered the density is 2.85. (294 units/ 103 acres).

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  and development in a floodplain
will likely be raised.

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.
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9. 

 

 
 

 
 

 
10.  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The zoning proposal generally conforms with the Future Development Plan and 
Comprehensive Land Use Plan for  Neighborhood  Living and Low to Medium 
density requirements.  At 12 units per acre, mathematically,  150  units could be 
constructed  which would be a high density development for the City; however,
the proposed  103  units  at 8.66 un/ acre may be considered in the upper limits of 
medium density.  Low and medium densities are not specifically defined in the 
ordinance.  These densities are referenced with examples in the Comprehensive 
Plan.  See also revision to item 5 above.

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.  The engineer and 
developer would be  required to meet all floodplain development regulations and 
access regulations.

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  local  streets  during  peak  travel 
times.   A  traffic  study  may  be  required  if  the  zoning  condition  change  is 
approved.

No burden is expected on city utilities or schools.

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.



 
 
STAFF RECOMMENDATION:  
 
Staff does not oppose the zoning condition change.  
 
If approved, staff recommends that all department comments be addressed and the following 
zoning conditions for Townhomes be included.  These are in addition to the original 2006 
conditions:  
 
Townhomes 

1. For the northern most units abutting the stormwater easement, limit the front yard property 
line to the southern boundary of the stormwater easement to avoid conflicts with easement 
encroachments. 

2. In addition to required setbacks, install a fifteen-foot wide buffer along all property lines 
which abut a single-family district or use to provide a visual screen in accordance 
with section 4.17 of the zoning ordinance. 
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The following pages contain (4) documents with questions and comments provided to the planning commission at the February 6th meeting. 

The documents were provided by Jackson Farm residents.
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