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AGENDA 
PLANNING COMMISSION MEETING 

CITY OF STOCKBRIDGE 
 

THURSDAY, APRIL 17, 2025 6:30 PM   
 
 

I.   Call to Order 
II.   Roll Call 
III.   Invocation 
IV.   Pledge of Allegiance 
V.   Adoption of the Agenda 
VI.   Approval of Minutes 

    March 20, 2025 Summary Meeting Minutes 

VII.   Public Hearing 
Item # 1 - SPECIAL USE PERMIT CASE #SP-2024-03. (To be located in Council 
District 4.) 
Consideration of a request for a Special Use Permit to allow a personal care 
home to operate on property at 270 Shields Road.   Applicant/Agent: Shona 
John.   The property is located in Land Lot 70 of District 12, and it contains 1.47 
+/- acres. 
Presented by: Linda Logan 
  
Item # 2 - COMPREHENSIVE PLAN AMENDMENT CASE #CP-2025-02. (Property 
is located in Council District 4.) 
Consideration of a Comprehensive Plan Amendment for Parcel #029-01011001, 
located between North Henry Boulevard and Old Atlanta Road, south of Valley 
Hill Road, for the purpose of changing the property’s future land use designation 
from “Low-Density Mixed-Use” to “High-Density Mixed-Use” to allow for the 
development of townhomes and office space.  Applicant: Templar Development 
Group, LLC.  Agent: Battle Law, P.C.  The property is located in Land Lot 90 of 
District 12, and it contains 9.90 +/- acres. 
Presented by: Gordon Linton 
  
Item # 3 - REZONING CASE #RZ-2025-03. (Property is located in Council District 
4.)  Consideration of a Rezoning for Parcel #029-01011001, located between 
North Henry Boulevard and Old Atlanta Road, south of Valley Hill Road, for the 
purpose of rezoning the property from ‘C-3’ (Heavy Commercial) and ‘PMU’ 
(Parkway Mixed-Use) Overlay District to ‘PUD’ (Planned Unit Development) 
Master Plan and ‘PMU’ (Parkway Mixed-Use) Overlay District to allow for the 
development of townhomes and office space.  Applicant: Templar Development 
Group, LLC.  Agent: Battle Law, P.C. The property is located in Land Lot 90 of 
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District 12, and it contains 9.90 +/- acres. 
Presented by: Gordon Linton 
  
VIII.   Staff Comments 
IX.   Board Comments 
X.   Adjourn 
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City of Stockbridge 
Mission: To provide visionary leadership and superior municipal services that 

enhance the quality of life for citizens while creating a welcoming business 
atmosphere focused on sustainability and expansion of tourism and cultural events. 

SUMMARY MINUTES 
PLANNING COMMISSION 

THURSDAY, MARCH 20, 2025 AT 6:30 p.m. 
___________________________________________________________________________________ 

 
BOARD MEMBERS:                     ADMINISTRATION: 
Jayden Williams, Chairman                 Ryan Anderson, Community Dev. Director 
Trameka Walker, Vice Chairman         Valerie Ross, City Zoning Attorney 
Stanley Dumas                                      Linda Logan, Senior Planner / PC Secretary       
Harold Thibodeaux                               Gordon Linton, Senior Planner 
David Planchon                                    Jordyn Bucholtz, GIS Analyst / Planner                      
Anthony Mitten                             
------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 
      

     I. CALL TO ORDER – Made by Chairman Jayden Williams at 6:30 p.m. 
 

    II. INVOCATION – Led by Stanley Dumas. 
 

   III. PLEDGE OF ALLEGIANCE – Done in unison. 
 

   IV. ROLL CALL:  (Taken by Linda Logan)    Present:               Absent: 
                                                                                                           
         ~ Jayden Williams                             _____X_____         __________ 
 
         ~ Trameka Walker                              _____X_____         __________ 
 
         ~ Stanley Dumas                                _____X_____         __________ 

          
         ~ Harold Thibodeaux                         _____X_____         __________ 
 
         ~ David Planchon                              _____X_____          __________ 
  
         ~ Anthony Mitten                               _____X_____          __________ 
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    V. ADOPTION OF THE AGENDA 
 
   Stanley Dumas made a motion to adopt the agenda, and Harold Thibodeaux seconded 

the motion.  A vote was taken, and the agenda was unanimously adopted. 
  
   VI. APPROVAL OF MINUTES – January 30, 2025 Summary Minutes. 
 
        David Planchon made a motion to approve the January 30, 2025 Summary Minutes, 

and Harold Thibodeaux seconded the motion.  A vote was taken, and the minutes were 
unanimously approved. 

 
 
  VII. REZONING CASE #RZ-2025-02.  (Property is located in Council District 4.) 
        Consideration of a City of Stockbridge-initiated rezoning request to rezone property 

at 4482 North Henry Boulevard (Parcel #S26-01014000) from ‘SR’ (Suburban 
Residential) and ‘DV’ (Downtown Village Overlay District) to ‘PUD Master Plan’ 
(Planned Unit Development Master Plan) and ‘DV’ (Downtown Village Overlay 
District) for the purpose of allowing the construction of a mixed-residential 
development.  The City of Stockbridge owns this property and is the applicant.  The 
property contains 15.43 +/- acres and it is located in Land Lots 61 & 62 of District 
12. 

 
        To be presented by the Community Development Staff. 
 
        Staff Presentation – Linda Logan gave a PowerPoint presentation for RZ-2025-

02.  
 
        Board Questions and Comments: 
 
        1. Harold Thibodeaux -- Mr. Thibodeaux asked whether a traffic study had been 

done. Ms. Logan replied that she was not aware of one, and Ryan Anderson 
stated that it was not required.  Mr. Thibodeaux also asked whether there were 
any prior community commitments with the developer.   Mr. Anderson replied 
that a CZIM meeting was held for citizens two weeks before the Planning 
Commission meeting, with notifications of both meetings being mailed to 
property owners who own property within 500 feet of the subject property.  Mr. 
Thibodeaux wanted the Staff to provide information in their staff reports about 
when the CZIM meeting was held, and when notices were mailed.  Mr. Anderson 
replied that that can be done for future meetings.   

 
        2. Trameka Walker – Ms. Walker asked whether this property could just be left as 

it is, or whether there is an option for the City to sell it to someone else to own.  
Ms. Logan replied that the City would need to hire a developer to prepare details 
of the development plan since only a conceptual site plan has been provided.  
Ryan Anderson added that this is one of several properties which the City owns 
in the Downtown, and it’s a part of the overall Downtown Master Plan, and that 
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the City is trying to increase the density downtown and create new housing 
opportunities for residents to support local businesses downtown.  If the rezoning 
is successful, the City will market the property to a developer to develop the 
property. 

 
        3. Anthony Mitten – Mr. Mitten asked about a buffer being existing homes and the 

proposed homes.  Mr. Anderson stated that a buffer is required when there are 
different adjacent zonings.  For instance, a 25-foot buffer is required between 
the SR district and the proposed PUD zoning.  Mr. Mitten clarified that he 
wondered about existing fencing, trees being left in place, new shrubbery, etc.  
Mr. Anderson stated that there would be a buffer.   

 
        4. Stanley Dumas – Mr. Dumas stated that strategically, he thinks that this would 

be a good product, particularly considering what the City wants to do in the 
Downtown area; it’s a great look.  He was concerned about the scarcity of 
amenities.  Mr. Dumas mentioned the language of Zoning Condition #2c stating, 
“ . . . the developer shall consider adding a dog park, a walking trail, and a 
playground, and / or a barbeque / picnic area . . . “  Mr. Dumas did not think that 
the term “consider” does not mean that it may actually happen.  He wanted to 
see stronger language since other developers are held to amenities, and he did 
not want to set a precedent since the City owns the property. “Shall” sounds 
better than “consider.”   

 
        5. Jayden Williams -- Mr. Williams wondered about the compatibility of the 

proposed project with the surrounding areas. How should the concerns be 
addressed of the residents of Spanish Village and Pinehurst in regards to the 
potential impacts on their property values, their neighborhood character, and the 
increase in density due to the townhomes and single-family uses being added.  
Ms. Logan replied that in the larger context, the goal is to enhance the Downtown 
area with more intense uses, and that it may be unlikely that properties which 
front onto North Henry Boulevard as this property does, would be developed as 
single-family; just at the rear. Ryan Anderson stated that the proposed 
development would be compatible because there is no required density; no 
required Comprehensive Plan Amendment because the density would stay the 
same as that of the surrounding neighborhood. 

 
        6. Stanley Dumas – Mr. Dumas stated that it might be prudent to require the 

developer to choose which of the four suggested amenities would be included 
within the development.   

 
       Public Hearing: 
 
       1. Richard Ordonez of 112 Mann Boulevard – Mr. Ordonez stated that he and his 

wife have lived on Mann Boulevard for over thirty years.  He submitted a map and 
expressed several concerns.  1) He wondered how the construction would affect 
the creek and drainage on Mann Boulevard.  Runoff from the new property would 
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cause more runoff toward current businesses and housing in the area.  With a 
strong rainstorm, the water in the creek could rise by as much as six feet or more 
in a matter of minutes.  2) If this consideration is approved, consideration must 
be given for the safety of children in regards to the creek.  3) There is a SPLOST 
for the expansion of Rock Quarry Road.  This expansion, along with more housing 
construction, would cause more traffic delays and backups. 4) Mr. Ordonez 
wanted to see a traffic study done on the effects of the construction on existing 
homes by blasts and reverberations from the road construction.   5) He also said 
that the proposed development would destroy the local wildlife habitat for deer, 
raccoons, opossums, etc.  His submitted map shows the springs, the creek, and 
other things that he mentioned. 

 
       2. Doug Fodrie of 113 Mann Boulevard – Mr. Fodri said that six deer come through 

his property, and he asked whether a DNR (Georgia Department of Natural 
Resources) study had been done on the potential impacts of the proposed 
development on the wildlife in the area.  He also said that the sound from the 
nearby Amphitheater is excessive, and that the removal of trees on the subject 
property for the proposed development would remove that sound barrier. 

 
      3. Brenda Calloway of 102 Ceresea Drive – Ms. Calloway was concerned about 

the potential traffic impacts of the proposed development on the area.  Cutting 
down trees would make it louder, and the street would become a through street, 
increasing the traffic. She was also concerned about noise from the proposed 
construction activity. 

 
     4. Edward Callaway of 102 Ceresea Drive – Mr. Callaway said that Ceresea Drive 

is so narrow, and that his five grandkids play there.  Where would they play if this 
new development comes, especially since the street is so narrow?  He would not 
be able to walk on the street without having to dodge traffic.  He wondered how to 
back out of his driveway with traffic going by. 

 
     5. BruQuesha Perpall of 127 Bryant Street – Ms. Perpall pointed out on the site 

plan the location of her property, which is directly connected to it.  She said the 
younger families are moving into the area, and the proposed development and the 
extension of Ceresea Drive would be a danger to their children.   

 
 
Board Action on RZ-2025-02 – Trameka Walker made a motion to deny RZ-2025-02, 
and Anthony Mitten seconded the motion.  A vote was taken, resulting in a split vote.  
Ms. Walker and Mr. Mitten were in favor of the denial, while Harold Thibodeaux, David 
Planchon, and Stanley Dumas were against the denial.  The motion therefore failed.   
 
Then, Stanley Dumas motioned to approve RZ-2025-02, with two conditions: 1) to 
remove the word “consider” from Zoning Condition #2c regarding amenities; and 2) to 
allow the developer to choose two of the listed amenities in the Staff’s recommended 
Zoning Condition #2c.  Harold Thibodeaux wanted to add a condition to require a fence 
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as a sound barrier, and he seconded the motion.  David Planchon mentioned that the 
Board was just voting on whether to rezone the property, to bring the property in line 
with the future land use designation of the property.  He wanted the word “consider” to 
be removed from Zoning Condition #2c.   
 
Anthony Mitten then suggested that a hand vote be taken, so that everyone could see 
it.  A vote was taken, but this second motion (to approve the rezoning) also failed when 
Chairman Williams asked for a hand vote.  Harold Thibodeaux and Stanley Dumas were 
in favor of the motion to approve RZ-2025-02, while Trameka Walker, David Planchon, 
and Anthony Mitten were opposed to the motion. 
 
To eliminate confusion, Linda Logan suggested that the Chairman simply ask each 
Board member whether he or she was in favor or against the proposed rezoning of the 
property via RZ-2025-02. Chairman Williams proceeded to do that, and he received the 
following votes:  Anthony Mitten—opposed to the rezoning; David Planchon—approved 
of the rezoning; Trameka Walker—opposed to the rezoning; Stanley Dumas—approved 
of the rezoning; and Harold Thibodeaux—approved of the rezoning. Chairman Williams 
then announced that RZ-2025-02 was approved by a vote of 3-2 (without any 
conditions). 
 
 

 VIII. PROJECT UPDATES  
       
      To be presented by the Community Development Staff.  No action is required. 
 
      There were no project updates, said Ryan Anderson. 
 

     IX. STAFF COMMENTS 
         
       To be presented by the Community Development Staff.  No action is required. 
 
       There were no staff comments, said Ryan Anderson. 
       
    X. BOARD COMMENTS 
 
        Harold Thibodeaux stated that he wanted more clarification on their voting 

procedures.  Jayden Williams wished everyone a Happy Women’s History Month.  
He also thanked all of the women, especially the only female Board member, for 
all that they do. 

 
     XI. ADJOURNMENT  
 

        Stanley Dumas made a motion to adjourn the meeting, and David Planchon 
seconded the motion.  A vote was taken, resulting in a unanimous vote to adjourn.  
The meeting was adjourned at 7:28 p.m. 
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Nurse Aide Registry Verification

Applicant Information

Name : JOHN, SHONA

Certification Number : CN0028858298

Original Certification Date : 04/20/2006

Expiration Date : 04/20/2026

Status : Active

Adverse Findings : No

Training Program Program Date

CENTER FOR PROGRESSIVE TRAINING INC 04/20/2006

The Georgia Nurse Aide Program requires a minimum of 85 hours, which includes classroom, lab and clinical

rotation, for all approved nurse aide training program courses in the State of Georgia. The third party test

vendor has administered the Georgia Written/Oral and Skills examination since July 1, 2007. All candidates

are required to pass the written/oral and skills competency examination administered by a third party testing

vendor.

Alliant Health Solutions | P. O. Box 105753 | Atlanta, Georgia 30348 | 678-527-3010 | www.AlliantHealth.org

4/6/25, 3:16 PM Georgia Nurse Aide Registry

about:blank 1/1

https://dch.georgia.gov/
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TO: Stockbridge Mayor and City Council 
Stockbridge Planning Commission 

FROM: Linda M. Logan, Senior Planner, Planning and Zoning Division 
 

CC: Ryan Anderson, Community Development Director  
 

DATE: April 17, 2025 (Planning Commission) and May 12, 2025 (City Council) 
 

SUBJECT: Staff Report for Special Use Permit Case #SP-2024-03: 
Proposed Personal Care Home at 270 Shields Road 

__________________________________________________________________________ 
 

I. PURPOSE 
 
The applicant for Special Use Permit Case #SP-2024-03, Shona John, requests a special use 
permit to allow for the establishment and operation of a personal care home with six residents 
at 270 Shields Road (Parcel #S10-020410000). Section 3.2.29 of the Stockbridge Unified 
Development Code (UDC) requires a special use permit for personal care homes having three 
or more residents.  Section 9.2.5 lists the requirements for special use permits, and they will be 
discussed in the Analysis section of this staff report.  

 

II. DEFINITION AND DISTINCTIONS 
 
Section 12.2 of the UDC provides the following definition of a personal care home: 
 

“Personal care home" means a personal care home is a single home where personal 
care services are provided to no more than six (6) nonfamily adults. Personal care 
services include, but is not limited to, individual assistance with or supervision of 
self-administered medication and essential activities of daily living such as eating, 
bathing, grooming, dressing, and toileting. A care home cannot provide nursing or 
other medical services or admit and retain residents who need continuous medical 
or nursing care (see O.C.G.A. § 31-7-12 for State requirements for personal care 
homes). The term "personal care home" does not include buildings which are 
devoted to independent living units which include kitchen facilities in which 
residents have the option of preparing and serving some or all of their own meals, 
nor does it include halfway houses, residential treatment facilities, nursing homes, 
sanitariums, hospital or other institutional facilities, or rooming or boarding facilities 
which do not provide personal care. 
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Personal care homes are distinguished from similar types of facilities to the City of Stockbridge.  
Section 9.70.020 of the Stockbridge Municode, which is part of Title 9 for Licensing and 
Regulation, provides definitions for day care centers, family day care centers, and group day care 
homes, but not specifically for personal care homes.  All three terms are used for places which 
care for children rather than adults.  In addition, day care centers and group day care homes may 
only provide care services for less than twenty-four hours per day.  And group day care homes 
are for places other than a private residence.  Thus, personal care homes are different from day 
care centers, family day care centers, and group day care homes because they may be used for 
adults, and they are not limited to fewer than twenty-four hours per day.   
 
Section 9.70.110 (Prohibitions) states that family day care centers are strictly prohibited within 
the City of Stockbridge, but again, personal care homes are different from them.  In the UDC, 
Section 3.2.23 states that family day care centers and group day care homes are not allowed in 
residential districts, nor on properties that are being used for residential purposes. 

 

III. CASE HISTORY 
 
The applicant, Shona John, requested the preparation of a Zoning Verification Letter for the 
property on May 28, 2024.  Her listed address on the application was 313 Plantation Circle, 
Fayetteville, GA, 30214. After she received the completed letter, she purchased the property 
at 270 Shields Road and applied for a business license.  But her application for a business 
license was denied for three reasons:  1) the address that she listed on the application did not 
match the property’s address; 2) personal care homes of three or more residents not 
perceived as a home occupation under business license regulations; and 3) the applicant was 
not able to produce a license from the State of Georgia to operate a personal care home, nor 
a certification to administer medicine.   
 
The applicant appeared at the CZIM (Community Zoning & Information Meeting) on 
September 4, 2024, and again at the Planning Commission meeting on September 19, 2024.  
SP-2024-03 was deferred until the November 21, 2024 Planning Commission meeting, but 
Ms. John submitted an undated deferral letter, which the Planning & Zoning Office received 
on October 29, 2024.  In her letter, Ms. John requested the deferral to allow time for her to 
obtain a state license to operate a personal care home.          
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IV. TABLE OF CASE FACTS 
 

 
DESCRIPTIVE FACTOR RESEARCH FINDINGS 

Proposed Use: Personal care home. 

Property Address and Parcel 
Number: 

270 Shields Road.  Parcel Number: S10-02041000. 

Parcel Acreage: 1.47 +/- acres. 

Land District and Land Lot: District 12, Land Lot 70. 

Council District: 4. 

Applicant: Shona John. 

Owner: Shona John. 

Existing Zoning: SR (Suburban Residential).  Property is not located in an 
overlay district. 

Surrounding Zoning: The property is surrounded by SR zoning. 

Property Location: East side of Shields Road, south of Davis Road. 

Property Conditions: The property is 1.47 acres, and it contains a single-family 
detached home with 2,296 heated square feet.  A 
driveway up the hill leads to a side-entry, two-car garage 
with a turnaround area.  The structure meets all setback 
requirements for the SR district. 

Current Use: Single-family residential dwelling. 

Surrounding Land Uses: The property is surrounded by single-family detached 
dwellings and some vacant parcels. 

Future Land Use Designation: Medium-Density Residential. 

Road Classification: Collector. 
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V. ILLUSTRATIONS OF EXISTING CONDITIONS: 

      A. Aerial Photo 

      B. Zoning Map 

      C. Future Land Use Map 

      D. Boundary Survey and Enlargement 
_______________________________________________________________________________________________________________ 

 

AERIAL PHOTO OF PARCEL #S10-02041000 

AT 270 SHIELDS ROAD 
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ZONING MAP FOR 270 SHIELDS ROAD 
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BOUNDARY SURVEY 
 

 
 

ENLARGEMENT 
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VI. PROPOSED DEVELOPMENT 
 

The applicant, Shona John, owns the property at 270 Shields Road, and she proposes 
establishing a personal care home there, to care for six residents.  On March 13 2025, she 
obtained a Personal Care Home Permit (#PCH042564) from the Georgia Department of 
Community Health.  It grants a personal care home permit for 270 Shields Road, to be named 
“My Serenity Personal Care Home”, with “a capacity of 3.”  The permit was effective on January 
28, 2025, and it “remains in effect unless revoked or suspended.” A copy of the permit appears 
below.  It is important to note that although the applicant proposes to care for six residents, her 
state license allows only three residents.  Further, O.C.G.A. Rule 111-8-62.06(3) states as 
follows: “A licensed personal care home must not serve more residents that its approved 
licensed capacity.”   
 

 
 

O.C.G.A. Rule 111-8-62.20(3)(6) (Medications) requires that the staff in a personal care home 
who provide medication to residents have completed “Basic Medication Training for Staff 
Assisting with Self-Administration” and have met the Certified Medication Aide Requirements. 
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In addition, Ms. John obtained a Certificate of Completion from Alliant Health Solutions as a 
“Georgia Medication Aide” on October 25, 2024 (Certificate #CN0028858298).  An online 
search of the Georgia Medication Aide Registry confirmed that Shona John is actively certified 
through the Georgia Nurse Aide Program by the Georgia Department of Community Health.  
Her certification began on April 20, 2006, and it expires on April 20, 2026. 

 

 

 
The applicant’s Boundary Survey, which was prepared by Sawhney & Associates on July 28, 
2024, states that the property contains 1.47 acres.  It shows the presence of a single-family 
dwelling with a driveway leading to a side-entry, two-car garage and a turnaround area.   
 
According to information from the Henry County Tax Assessors’ records, the dwelling was built 
in 1969; it has 2,296 heated square feet; and it contains four bedrooms and two bathrooms.  
The applicant, though, has stated that two additional rooms in the basement would be used as 
bedrooms for two more residents. No changes to the interior of the existing home or the exterior 
of the property are currently being proposed. A comparison of the Boundary Survey with the 
Tax Assessors’ aerial photo indicates that the existing structure is well within the required 
setback requirements for the Suburban Residential zoning district (50 feet in the front, 10 feet 
on the side, and 40 feet in the rear). 
 
The submitted floor plan for the interior of the home shows the presence of a master bedroom 
and two other bedrooms on the main floor, plus another bedroom on the lower floor.  Except 
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for the master bedroom, two residents would occupy each bedroom.  It is unclear from the floor 
plan how many bedrooms are in the house, and how many residents would occupy each 
bedroom.  O.C.G.A. Rule 111-8-62.12 (Home Design Requirements) states that each resident  
must have at least 80 square feet of personal space.  The floor plan shows that the master 
bedroom is 12’ X 16’ (192 square feet), and the two other bedrooms are 11’ X 12’ (132 square 
feet), but no sizes have been given for the remaining bedroom(s). 
 
The applicant submitted a “Business Summary” on April 8, 2025 to describe her proposed 
personal care home, admission procedures for residents, and business operations. The table 
below summarizes the planned business operations for the personal care home. 
 

Planned Business Operations for Personal Care Home at 270 Shields Road 

Operating Hours ~ To operate 24 hours/day, 7 days/week. 
~ Staff will work in shifts. 
~ Business hours: 9 AM to 5PM (office, visitation, and deliveries) 

Staffing ~ Initially, 2 full-time staff members for six (6) residents. 
~ Employees would work in shifts to ensure 24-hour care. 

Security Measures ~ Facility Security -- Structure has five (5) outdoor cameras, 
   floodlights, smoke detectors, and an alarm system.  
~ Resident Security -- Structure has security-coded entry doors  
   and a monitored entry system to protect residents. 
~ Medication Storage -- Locked boxes would restrict access. 
~ Accessibility Features -- Would include grab bars and appropriate  
   signs throughout the facility. 
~ Emergency Systems -- Structure has emergency exits with exit 
   signs.  An emergency response plan would include evacuation  
   routes, assembly areas, and emergency services procedures. 

Emergency 
Procedures 

~ Staff would assess the situation, contact 911, and transport  
   residents to hospital, if necessary. 
~ Fire and Evacuation -- All staff would be trained in fire safety and 
   evacuation procedures, and regular fire drills would be   
   conducted.  
~ Weather and Natural Disasters – Facility would have an  
   emergency kit and a disaster preparedness plan to follow in case  
   of severe weather or natural disasters. 
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PROPOSED SITE PLAN AND FLOOR PLAN 
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VII. ANALYSIS #1: COMPLIANCE WITH REQUIREMENTS FOR PERSONAL  
      CARE HOMES 
 
Section 3.2.29 of the Stockbridge Unified Development Code (UD) provides requirements for 
personal care homes in which three or more residents are to receive care.  The applicant for 
such a personal care home must apply for and obtain a special use permit from the City Council, 
and must comply with the following requirements: 

 
    A. All regulated facilities shall comply with State laws and regulations and acquire 
         applicable State licenses for operation. 
    B. The exterior appearance of any residential structure for which a personal care home, 
         boarding home, or group home is approved, shall be maintained as a residential  
         structure and no signs shall be erected. 
    C. Meet all regulations as identified in the adopted building code and adopted fire code. 
    D. Meet all parking standards as identified. 
    E. All facilities must apply for and receive a city business license. 

 
  In addition, Section 3.2.29 lists the standards in the table below for personal care homes 

having three or more people. 
 

Standards for Personal Care Homes, Group Homes and Boarding Homes 
Having Three or More Persons 

 

Development Feature Standard 

Minimum lot size Residential—1 acre 
Commercial—30,000 square feet 

Distance from similar facility At least 1,500 feet 

Building requirement Must not be within a subdivision 

 

Regarding the requirements above, the applicant has complied with State laws by obtaining a 
state license to operate a personal care home at 270 Shields Road, and she has also obtained 
certification to administer medicine to the residents of the personal care home. The applicant 
has not suggested any plans for changing the exterior appearance of the existing residential 
structure.  Building and fire code regulations would need to be met during the permitting process.  
No specific parking standards could be found in the UDC for personal care homes.  The applicant 
would need to apply for a business license from the City of Stockbridge after receiving approval 
for the proposed special use permit. 

 

VIII. ANALYSIS #2: GRANTING OF SPECIAL USE PERMITS  
 
Section 9.2.5 of the Stockbridge Unified Development Code (UDC) provides requirements for the 
granting of special use permits (formerly known as conditional use permits), and Subsection 
9.2.5(2) lists five (5) issues to be considered, in priority, in the preparation of a staff report, as 
are listed below.  Each issue is discussed below. 
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Analysis of Section 9.2.5 Issues for the Granting of Special Use Permits: 
 

a. The proposed use shall not cause traffic congestion or conditions that will adversely 
affect nearby properties. 

 

      The volume of traffic to be generated by the proposed personal care home is anticipated to 
be minimal because only three new residents would live on the property, and since they are 
likely to be elderly, few of them are likely to drive cars.  There would be some increase in 
traffic, though, from the employees who work at the personal care home; from deliveries; 
and from visiting family members and friends.  The applicant has not provided a parking 
plan to indicate the way the existing driveway (or its expansion) would be utilized by the 
residents, employees, delivery personnel, and family and friends. 
 

b. The physical conditions of the site, including topography, drainage and size and 
shape, are suitable for the proposed development. 

 

  With six bedrooms, the existing dwelling has ample room to accommodate three residents.  
Whether there would be sufficient parking, though, is questionable.  The applicant has not 
offered to enlarge the driveway to accommodate more vehicles for employees, deliveries, 
or visiting family members or friends. 

 

 c.  Adequate public facilities are available to serve the proposed use. 
 

       A letter from the City of Stockbridge Utility Billing Office, dated July 31, 2025, stated that the 
City of Stockbridge Public Works Department provides water and sewer services to the 
property. 

 
d. The applicant has made a binding agreement for any specific limitations or conditions 

necessary to protect the public interest and assure the continued beneficial use and 
enjoyment of nearby properties or that no special limitations are necessary to protect 
the public. 

 

       The Planning & Zoning Office has no knowledge of any such binding agreements being 
made by the applicant, and the applicant has not conveyed any specific plans to minimize 
any potential adverse impacts on the surrounding neighborhood.  

 
e. The special use with specific limitations and design features as may have been 

required will further the aims of the comprehensive plan and will not be unduly 
detrimental to nearby properties. 

 

       The proposed personal care home would provide a home for the care of residents who need 
specialized care in a home setting.  While the residents might receive excellent care inside 
of the home, consideration needs to be made to the exterior impacts of the operations of the 
home on adjacent properties in terms of additional traffic generation (from employees, 
deliveries, and family members and friends), screening, and exterior lighting.  These matters 
also need to be considered for the safety of the residents.  Additional parking and fencing 
are likely to be needed. 
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  IX. ANALYSIS #3—USE PERMIT CONSIDERATIONS 
 

Section 9.2.6(A) of the Stockbridge Unified Development Code (UDC) provides requirements 
for the granting of use permits, including ten (10) issues to be considered, in priority, in the 
preparation of a staff report, as are listed below. For the proposed development, the “use 
permit” pertains to a personal care home. Each issue is discussed below and is to be 
considered by the City Council. 

 
1. Whether the proposed use is consistent with the comprehensive land use plan 

adopted by the city council; 
 

      The subject property’s future land use designation is Medium-Density Residential, which 
is the same as that of the surrounding properties. 

 
 2. Compatibility with land uses and zoning districts in the vicinity of the property for 

which the use permit is proposed; 
 

           The subject property is zoned ‘SR’ (Suburban Residential), and it is surrounded by   other 
properties with the same zoning.  The existing single-family detached dwelling is 
surrounded by other single-family detached dwellings, although they are not part of a 
subdivision.  The applicant does not plan to change the exterior of the dwelling, so there 
would be no visible indication of the presence of a personal care home on the property.  

 

 3. Whether the proposed use may violate local, State and/or Federal statutes, 
ordinances or regulations governing land development; 

 
  Although the applicant wishes to care for six residents within her proposed personal care 
home, the state license which she obtained to operate a personal care home at 270 
Shields Road only gives her permission to care for three residents.  Further, O.C.G.A. 
Rule 111-8-62.06(3) prohibits the operator of a personal care home from serving more 
residents than the State license allows. 

 
    4. The effect of the proposed use on traffic flow, vehicular and pedestrian, along 

adjoining streets; 
 
   A minimal amount of additional traffic may be expected on the property because of 

visiting employees, deliveries being made, and family members and friends coming to 
visit. 

 
5. The location and number of off-street parking spaces; 

 
The existing home has a narrow driveway leading up a hill to a two-car garage with a 
turnaround area. It may be difficult for vehicles to pass and to be able to park.  To date, 
the applicant has not proposed enlarging the driveway to accommodate additional 
vehicles for employees, deliveries, or family members and friends. 
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     6. The amount and location of open space; 
 

  According to the aerial photo of the property, ample open space is present on all four 
sides of the existing dwelling.   

 
 7. Protective screening; 

 
     No protective screening (such as a fence) is present on the property, and the applicant 

has not indicated any plans to provide it.  The addition of protective screening could 
benefit the neighbors by shielding them from any excessive comings and goings of 
visitors, and it could protect the residents’ safety by preventing them from inadvertently 
walking off the property. 

 
 8. Hours and manner of operation; 

 
  The proposed personal care home would operate twenty-four hours a day, for seven days 
per week.  The applicant’s “Business Summary” states that initially, there would be two 
employees, who would work in shifts to ensure the continuous care of the residents.  
Business hours would be 9:00 AM to 5:00 PM for office, visitation, and deliveries.  The 
implementation of various security measures and emergency procedures has been 
proposed. 

 
 9. Outdoor lighting; and 

 
 The applicant’s “Business Summary” states that five outdoor cameras and floodlights are 
present. 

 

  10. Ingress and egress to the property. 
 

   Ingress and egress into the property would continue to occur from the existing one-lane, 
narrow driveway off Shields Road.  This could cause some difficulty with multiple vehicles, 
especially since the property is on a hill. 

 
 
X. STAFF CONCLUSIONS 
 

As a result of the foregoing three types of analyses, the Planning & Zoning Staff draws the 
following conclusions: 

 
  1. Number of Residents – Although the applicant proposes to have six residents in the 

proposed personal care home, her state license only allows a capacity of three residents at 
270 Shields Road. 
 

  2. Type of Use – The proposed personal care home is not the best use of the subject property 
in terms of its location in an established residential area. 
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  3. Potential Adverse Impacts -- The applicant does not appear to have considered the 
potential adverse impacts of the proposed personal care home on adjacent properties or the 
surrounding neighborhood, in terms of the following: 

 
        a. Access—The existing access from Shields Road is a narrow, one-lane driveway which  
            goes up a hill. This could cause a conflict between two vehicles that are moving at the 

same time. 
 
        b. Parking – There does not appear to be sufficient parking to accommodate additional  
            vehicles from employees, deliveries, or family and friends, and the applicant has not  
            indicated any plans to provide it. 
 
        c. Protective Screening – No protective screening is currently present on the property,  
            and the applicant has not indicated any plans to provide it for the benefit of either the  
            neighbors or the residents who would live on the property.  
 

XI. STAFF RECOMMENDATIONS 
 
       1. In view of the conclusions that were drawn above, the Planning & Zoning Staff 

recommends the DENIAL of Special Use Permit Case #SP-2024-03 for 270 Shields 
Road. 

 
       2. If the City Council wishes to approve SP-2024-03, then the staff recommends that such 

approval be made with the following three conditions: 
 
           a. That no more than three residents occupy and be served by the personal care home 

at one time since the applicant’s Personal Care Home Permit from the Georgia 
Department of Community Health limits the capacity of the personal care home at 270 
Shields Road to three (3). 

 
           b. That the driveway and parking area be modified to accommodate additional vehicles. 
 
           c. That appropriate screening / fencing be installed for the safety of the residents and the 

protection of the neighbors. 
 
 









































































STATE OF GEORGIA
PERSONAL CARE HOME PERMIT

This is to certify that a permit is hereby granted to

My Serenity Personal Care Home

(Name of Governing Body)

to maintain and operate a Personal Care Home with a capacity of 3 named as My Serenity Personal Care Home 

(Name of Facility)

Said facility and premises are located at 270 Shields Rd

(Street)

in Stockbridge 30281 , County of Henry , Georgia.

(City or Town) (Zip Code)

This permit is effective 1/28/2025  , and remains in effect unless revoked or suspended.

"This permit is granted pursuant to the authority vested in the Department of Community Health pursuant to O.C.G.A. 31-7-3 and signifies that its facilities and 
operations comply with the Rules and Regulations of the Department of Community Health on the date this permit was issued."

THIS PERMIT IS NOT TRANSFERABLE Permit No: PCH042564

In Witness Whereof, we have hereunto set our hand this 13 th day of March , 2025 .

GEORGIA DEPARTMENT OF COMMUNITY HEALTH HEALTHCARE FACILITY REGULATION DIVISION

Lisa C Davies, Executive Director
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TO:   Planning Commission; Mayor/Council  
    

FROM:  Gordon Linton, Senior Planner; Jordyn Bucholtz, GIS Analyst 
 
CC:    R. Ryan Anderson, Community Development Director  

DATE:   April 17, 2025 (Planning Commission); May 12, 2025 (Mayor/Council) 

Subject:  #CP-2025-02 For Parcel #029-01011001 (North Henry Boulevard and Old 
Atlanta Road, south of Valley Hill Road) 

 
I. PURPOSE 

Consider a Comprehensive Plan Amendment application by Templar Development to 
change the future land use designation from ‘Low-Density Mixed-Use’ to ‘High-Density 
Mixed-Use’ for Parcel #029-01011001, which is located between North Henry Boulevard 
and Old Atlanta Road, south of Valley Hill Road. The property contains one parcel with 
9.9 +/- total acres. The purpose of this request is to allow for the development of 
townhomes and office space.  

 
II. Background 

 

Proposed Development 
Mixed-use development that will include 98 units 
and office space 

Site Address 
The subject property is located between North 
Henry Boulevard and Old Atlanta Road, south of 
Valley Hill Road. 

Parcel Identification 029-01011001 

Parcel Acreage 9.9 +/- acres 

Applicant Templar Development, LLC 

Owner 
Miriam Deborah Mays Gilmore and William 
Brooks Gilmore 

Current Land Use Designation Low-Density Mixed-Use 
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Proposed Land Use Designation High-Density Mixed-Use 

Number of Proposed Units Per Acre 9.9 dwelling units per acre 

Current Use Vacant; Heavily wooded 

 

 

SURROUNDING LAND USE DESIGNATION 
 

Location Existing Land Use Existing Future Land Use 
Designation 

Property to the North 
Vacant, 

 
Liberty Baptist Church 

Low Density Mixed Use, 
 

Low-Density Residential 

 
Property to the South 

DC Event Rentals (Party 
equipment rental service), 

 
Army Navy Outdoor Center 

(Gun shop) 
 

 
 

Low-Density Mixed-Use 
 

 
Property to the East 

 
Valley Hill Station 

(Subdivision) 

 
Low-Density Residential 

 
Property to the West 

Stockbridge North  
Shopping Plaza 

 
Low-Density Mixed-Use 

 
 

SURROUNDING LAND USE DENSITIES  

 
Name of Subdivision/Development Units Estimate Density Per 

Acres 

Valley Hill Station 126 1.82 units per acre 

 
Templar Development 

 
98 

 

 
9.9 units per acre 

 
Wildwood Estates  

 
169 

 

 
2.84 units per acre 

 
Pineywoods 

 
31 

 

 
1.79 units per acre 
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Sentry Oaks 

 
30 

 
1.93 units per acre 

 

 
Springwood Valley 

 
58 

 
1 unit per acre 

576 Davis Road 165 6 units per acre 

Victory Worship Center 56 5.65 units per acre 

JP Upchurch Properties 40 1 unit per acre 

 

 
III. Findings of Fact 

 
1. The applicant also applied for a rezoning application (RX-2025-03) from C-3 to PUD. 

The case will be heard concurrently. 

 

2. The vicinity of the area is mostly Low-Density Mixed-Use, Low Density Residential, Medium 
Density Residential, and High Density Residential.  
 

3. The subject property has frontage on Highway 42 which is classified as a minor 

arterial road by the Georgia Department of Transportation State Functional 

Classification Map. 
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IV. Maps and Illustrations 
 

 

 

  

Aerial Photo of Parcel #029-01011001 
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Surrounding Land Use Densities Map 
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Site Plan of Parcel #029-01011001 
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Aerial Site Plan of Parcel #029-01011001 
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Renderings of Proposed Development 
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V. Analysis 
 

Project Description 
 
The applicant has requested a Comprehensive Plan Amendment to change the City 
Future Land Use Designation from Low-Density Mixed-Use to High-Density Mixed-Use 
to allow for a mixed-use development with 98 townhome units with 98 parking spaces. 
The proposed mixed-use development will include a 1,296 square foot office space with 
seven proposed parking spaces, a mail kiosk, five areas of open space, and a detention 
pond. The density of the proposed project is 9.9 units per acre.  
 
The subject property is currently zoned as C-3 (Heavy Commercial District) by the City of 
Stockbridge Zoning Ordinance. However, once the proposed rezoning is approved by the 
city, it will be assigned to the PUD (Planned Unit Development) zoning district. Page 45 
of the City of Stockbridge 2024 Comprehensive Plan states the PUD (Planned Unit 
Development) zoning district is compatible with all the Future Land Use Designations 
which includes the proposed High-Density Mixed-Use designation. 

 

Staff Analysis 

The applicant requests a Comprehensive Plan Amendment under the City of 
Stockbridge Unified Development Code Section (Sec. 9.2.7): 

 
 
ANALYSIS OF REQUEST  
 

1. Consistency with the Comprehensive Plan. 
 
The request to assign the Future Land Use designation of High-Density Mixed-Use is 
necessary because the PUD zoning district is compatible with all the Land Use 
Designations in the city, which includes the proposed High-Density Mixed-Use 
designation. In addition, the proposed mixed-use development is consistent with the policy 
goals that are found in the current City of Stockbridge Comprehensive Plan that are found 
on pages 42 and 44. 
 

 
 
 
Community 
Goals and 
Policies 
 
(pg. 42-44) 
 

Population Goals: To attract new, diverse residents. 
 
Population Policies: Maintain a family friendly environment and focus on 
attracting and retaining young adults. 

Housing Goals: To provide a variety of housing choices to suit the 
changing needs and lifestyles of City residents. 
 
Housing Policies: Provide a mixture of housing options to attract young 
professionals, singles, and small families. 
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Future Land Use Goals:  
- To ensure that new developments promote a better sense of place 

and preserve valued elements of community character.  
- To establish land use designations that meet the needs of the City 

and are consistent with the new UDC. 
 
Future Land Use Policies:  

- Encourage development of a rational network of commercial 
nodes to meet the service needs of citizens while avoiding 
unattractive and inefficient strip development along major 
roadways. 

- Encourage mixed-use development to promote a live, work, play 
concept. 

- Support increases in density where community design standards, 
environmental constraints, and available infrastructure capacities 
can accommodate the increased density. 

 
 
 

2. Relation to the Zoning of the Property. 
 
The subject property is currently zoned C-3 (Heavy Commercial). The zoning designation 
of C-3 provides areas for commercial activities that generate heavy traffic or require 
transportation of bulky materials. Typical developments in a C-3 District include automobile 
sales and repair, building supply establishments, parking garages, warehouses and 
storage buildings, and trade shops. The 2024 Comprehensive Plan identifies C-3 zoning 
districts as compatible with light and heavy industrial Future Land Use designations. The 
current zoning of C-3 is not compatible with the proposed use; therefore, the rezoning 
request from C-3 to PUD is necessary.  
 
The applicant’s request of rezoning the subject property from C-3 (Heavy Commercial) to 
PUD (Planned Unit Development) is compatible with the other surrounding land use 
designations that are adjacent to the subject property, which includes the existing Valley 
Hill Station subdivision located to the east. Page 45 of the 2024 Comprehensive Plan 
identifies the PUD zoning district as being compatible with all the Future Land Use 
designations including the requested High-Density Mixed-Use designation. The applicant 
has requested the rezoning of the property to the PUD zoning district to accommodate the 
proposed mixed-use development. 
 

3. Suitability of the Site’s Location. 
 
The applicant is proposing 98 dwelling units on 9.9 total acres with a density of 9.9 dwelling 
units per acre. This proposed development has a higher density than most of the nearby 
residential areas. A proposed townhome development at 576 Davis Road will have a 
density of 6 units per acre. The remaining nearby residential areas are single family 
subdivisions with densities ranging from 1 unit per acre to 2.84 units per acre (as shown 
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in the table on pages 2-3.  
 
The surrounding area also includes various commercial shopping areas, and Walmart is 
located less than a mile south. This mix of residential and commercial areas is compatible 
with the PUD zoning and High-Density Mixed-Use future land use designation. The 
requested 9.9 units per acre by the applicant is therefore consistent with the surrounding 
land use densities in the area. 
 
 

4. Maintaining the Current Land Use Designation. 
 
The current Future Land Use designation of Low-Density Mixed-Use only allows for 
densities under 3.99 units per acre according to the 2024 Comprehensive Plan. Given the 
proposed density of 9.9 units per acre, this Future Land Use designation would not be 
compatible.  
 
The 2024 Comprehensive Plan intends for the High-Density Mixed-Use Future Land Use 
designation to allow for commercial areas to be located around major intersections while 
incorporating high density residential uses. The proximity of the existing mixed-use 
development, retail shopping center, Walmart, a church, and several subdivisions make 
the requested High-Density Mixed-Use Future Land Use Designation an appropriate future 
land use for the subject property. Additionally, it is suitable for a mixed-use development 
to be located along a minor arterial road, such as Highway 42. 
 
 
VI. STAFF RECOMMENDATION 

 

• This Staff Report has demonstrated that the requested Comprehensive Plan 

Amendment via CP-2025-02 would be necessary and desirable for the subject 

property in conjunction with the requested rezoning of RZ-2025-03 to assign the 

zoning district of ‘PUD’ (Planned Unit Development). Therefore, the Planning and 

Zoning staff recommends APPROVAL. 
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SITE DATA
   DEVELOPER:TEMPLAR DEVELOPMENT, INC.

210 TRILITH PARKWAY, SUITE 200
FAYETTEVILLE, GA. 30214
PHONE: (678) 552-3741

ENGINEER/
SURVEYOR:

ATWELL, LLC
1850 PARKWAY PLACE, SUITE 650
MARIETTA, GA 30067
PHONE: 770.423.0807

TAX PARCEL
NUMBER:

029-01011001

BOUNDARY:BOUNDARY SURVEY BY SEI, DATED OCTOBER 2024
TOPOGRAPHY:CLAYTON COUNTY GIS

SITE/DISTURBED
AREA: 9.90 ACRES

NUMBER OF
LOTS: 98

DENSITY: 98 LOTS / 9.90 ACRES = 9.90 UNITS PER ACRE
FLOOD INFO:THIS SITE NOT LOCATED WITHIN THE 100 YEAR

FLOOD ZONE PER FEMA FLOOD PANELS #
13151C0067D, DATED 10-06-2016.

EXISTING
ZONING: C3 COMMERCIAL

PROPOSED
ZONING:

PUD - PLANNED UNIT DEVELOPMENT AND
PMU - PARKWAY MIXED USE
(USE = SINGLE FAMILY ATTACHED HOUSING)

DEVELOPMENT
STANDARDS:

MIN. EXTERIOR FRONT BUILDING SETBACK: 10'.
MIN. EXTERIOR SIDE BUILDING SETBACK: 5' MIN.
10' REQUIRED BETWEEN BUILDINGS
TWO-CAR GARAGES PROPOSED - EACH UNIT
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Henry County, GA

Developed by

Parcel ID   029-01011001
Property
Address  
District   City/Stockbridge

Class   Commercial
Acreage   9.23

Owner
Address  

GILMORE WILLIAM B &
MIRIAM D M  
8879 FOUNTAIN PALM
ALY 
WINTER GARDEN, FL
34787

Land
Value:  

$295,200

Building
Value:  

$0

Misc
Value:  

$0

Total
Value:  

$295,200

Last 2 Sales
Date Price Reason Qual
8/16/2017 $0 VM U
12/8/1999 $0 U U

Parcel lines depicted on the maps do not re�ect a true and exact representation of property boundaries and should not be relied upon for said purpose.  Property boundary lines are

depicted on recorded plats available at the Henry County Courthouse or can be determined by employing the services of a licensed surveyor.

Date created: 3/26/2025 

Last Data Uploaded: 3/26/2025 1:13:42 AM
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Henry County, GA

Developed by

Parcel ID   029-01011001
Property
Address  
District   City/Stockbridge

Class   Commercial
Acreage   9.23

Owner
Address  

GILMORE WILLIAM B &
MIRIAM D M  
8879 FOUNTAIN PALM
ALY 
WINTER GARDEN, FL
34787

Land
Value:  

$295,200

Building
Value:  

$0

Misc
Value:  

$0

Total
Value:  

$295,200

Last 2 Sales
Date Price Reason Qual
8/16/2017 $0 VM U
12/8/1999 $0 U U

Parcel lines depicted on the maps do not re�ect a true and exact representation of property boundaries and should not be relied upon for said purpose.  Property boundary lines are

depicted on recorded plats available at the Henry County Courthouse or can be determined by employing the services of a licensed surveyor.

Date created: 4/4/2025 

Last Data Uploaded: 4/4/2025 1:09:42 AM
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TO:   Planning Commission; Mayor and Council   

FROM:  Gordon Linton, Senior Planner 
 
CC:  R. Ryan Anderson, Community Development Director 

  

DATE:   April 17, 2025 (Planning Commission) 

May 12, 2025 (Mayor and Council)  

Subject:             RZ-2025-03 For Parcel #029-01011001 (North Henry Boulevard and Old Atlanta     
  Road, south of Valley Hill Road) 
 

I. Purpose 

Consider a request to rezone Parcel #029-01011001, located between North Henry Boulevard 
and Old Atlanta Road, south of Valley Hill Road, from ‘C-3’ (Heavy Commercial) and ‘PMU’ 
(Parkway Mixed-Use) Overlay District to ‘PUD’ (Planned Unit Development) Master Plan and 
‘PMU’ (Parkway Mixed-Use) Overlay District to allow for the development of townhomes and 
office space. 

 
II. Project Information 

 

 

Proposed Development 

 

Mixed-use development that will include 98 units and 

office space 

 

Site Address 

 

The subject property is located between North Henry 

Boulevard and Old Atlanta Road, south of Valley Hill 

Road. 

 

Parcel Identification 

 

029-01011001 

Parcel Acreage 

 

9.23 
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Applicant 
Templar Development, LLC 

 

Agent: 

 

Battle Law, P.C. 

 

Owner: 
William B Gilmore & Miriam D M Gilmore 

 

Current Zoning of Property: C-3 (Heavy Commercial District) 

 

Requested Zoning of Property: PUD (Planned Unit Development) 

Current Use of Property: Vacant and heavily wooded 

 

 

SURROUNDING ZONING PROPERTY INFORMATION 
 

Location Existing Zoning Existing Land Use 

 

 

 

Property to the North 

 

 

Vacant Land  
 

Liberty Baptist Church 

C-3 (Heavy Commercial District) 

 

RR (Rural Residential) 

 

Property to the South 

 

 

DC Event Rentals 
 

Army Navy Outdoor Center 
 

Vacant Land 
 

Wildwood Estates 
 

 

C-3 (Heavy Commercial District) 

 

C-2 (General Commercial) 

 

C-3 (Heavy Commercial District)  

 

SR (Suburban Residential) 

 

 

Property to the East 

 

Valley Hill Station 
 

Victory Worship Center 

PUD (Planned Unit Development) 

 

MFR (Multi-Family Residential) 
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Property to the West 

 

 

Vacant Land 
 

Stockbridge Plaza 
 

J.P. Upchurch Properties 

C-2 (General Commercial) 

 

C-2 (General Commercial) 

 

SR (Suburban Residential) 

CCR (City Center Residential) 

 

III. Finding of Facts 

 
1. The applicant has also applied for a Comprehensive Plan Amendment to change the future 

land use designation from Low Density Mixed Use to High Density Mixed Use. 

 

2. The vicinity of the proposed development is mostly residential and commercial with the 

following zoning districts: PUD (Planned Unit Development), MFR (Multi-Family Residential), 

C-3 (Heavy Commercial District), C-2 (General Commercial), RR (Rural Residential), SR 

(Suburban Residential), and CCR (City Center Residential).  

 

3. The proposed development has frontage on North Henry Boulevard (State Route 42/U.S. 

Highway 23), which is classified as a minor arterial road by the Georgia Department of 

Transportation State Functional Classification Map. 

 

4. The proposed development is surrounded by the following developments: Valley Hill Station, 

Victory Worship Center, Wildwood Estates, Pine Hills Mobile Home Park, 576 Davis Road 

(Townhomes), J.P. Upchurch Properties, Sentry Oaks, and Springwood Valley. 
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IV. Maps, Site Plan, and Renderings 
 

 

 

 

  

Aerial Photo of Proposed Development on North Henry Boulevard 
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Aerial Photo with Site Plan 
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Zoning Map of Parcel #029-01011001 
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Survey of Parcel #029-01011001 
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Site Plan of Proposed Development 
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  Development Data of Proposed Development 
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   Elevations of Proposed Development  
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V. Analysis 

 

Project Description 
 
Templar Development LLC is proposing a thoughtfully designed mixed-use residential community 

located on the western side of North Henry Boulevard. Spanning 9.90 acres, this development is 

planned to include 98 two-story attached townhome units, achieving a residential density of 

approximately 9.90 units per acre. The project integrates essential infrastructure improvements, 

including a stormwater management facility and a lift station operated by Clayton County Water 

Authority, ensuring sustainable utility support. Additionally, the site incorporates a hammerhead 

turnaround to optimize traffic circulation and enhance emergency vehicle access. 

Open spaces and community amenities such as a 5’ mulch walking trail, tot lot, and dog park are 

designed to foster an active and engaging residential environment. With a well-defined internal 

roadway network featuring a 50’ right-of-way and 28’ back-of-curb to back-of-curb width, the 

development supports efficient mobility while maintaining a pedestrian-friendly atmosphere, 

including a planned 10’ concrete sidewalk along SR 42/US 23. 

Lot sizes within the development are expected to range from approximately 1,200 to 1,500 square 

feet per unit, ensuring efficient land use while providing adequate space for comfortable 

residential living. Setback requirements for the development include a 10-foot front yard setback 

along the exterior, a 5-foot side yard setback along the exterior, and a 10-foot distance between 

the buildings, providing adequate separation and privacy. 

 Architecturally, the townhomes are designed with a cohesive aesthetic, featuring two-story 

elevations, two-car garages, and brick as the primary exterior material, ensuring both durability 

and an attractive streetscape throughout the development. 

Staff Analysis 

The applicant requests a Rezoning under the City of Stockbridge Unified Development Code 
Section (Sec. 9.2.1 C): 

 

The Planning Commission and the City Council shall consider the following standards in 
considering any proposal that would result in a change to the text or map of this UDC, giving due 
weight or priority to those factors that are appropriate to the circumstances of each proposal. 
 

ANALYSIS OF REQUEST  
 

1. Consistency with the Comprehensive Plan. 
 
The subject property is currently designated as Low-Density Mixed Use, which allows for a mixture 
of both residential and limited non-residential uses at a low intensity. However, the proposed 
development, which features 98 townhomes at 9.90 units per acre exceeds the required density of 
the Low-Density Mixed Use which is 1 to 3.99 units per acre. Thus, the requested change to High 
Density Mixed Use better aligns with the Comprehensive Plan’s goal for accommodating higher-
density residential development with commercial use, fostering a more walkable community. The 
proposed development includes internal open space, appropriate buffers and promotes mixed-use 
character development through the addition of office space, which supports the overall intent of 
the High-Density Mixed-Use designation. 
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The surrounding areas are currently designated as Low-Density Mixed Use, Low Density 
Residential, and Medium Density Residential. The proposed density of 9.90 units per acre is higher 
than the nearby subdivisions, which are Valley Hill Station (1.82 units per acre), Wildwood Estates 
(2.84 units per acre), Pineywoods (1.79 units per acre), Sentry Oaks (1.93 units per acre),  
Springwood Valley (1 unit per acre), and J.P. Upchurch Properties (1 unit per acre). It is also higher 
than the incoming townhomes located at Victory Worship Center, which has a modest density of 
5.65 units per acre and 576 Davis Road which is 6 units per acre. The addition of the incoming 
Victory Worship Center townhomes shows that high-density development already exists in the 
surrounding area, making the proposed development an appropriate transition toward higher-
intensity land uses. 
 
In terms of the goals of the 2024 City of Stockbridge Comprehensive Plan, the proposed 
development fulfills several policy objectives. First, it supports the Plan’s goal of expending housing 
diversity by including townhome units, which provides an alternative to the nearby subdivisions of 
Valley Hill Station, Wildwood Estates, Pineywoods, Sentry Oaks, J.P. Upchurch Properties, and 
Springwood Valley. Second, the addition of the 1,296-square-foot office building addresses the 
city goals of fostering economic vitality by creating employment opportunities and integrating 
commercial services within the surrounding neighborhoods. Third, the development reflects the 
Comprehensive Plan’s focus on efficient land use since it maximizes the 9.90-acre parcel of land 
by multiple uses in a manner that supports both residential and commercial growth. In addition, 
the requested PUD zoning adheres to the Comprehensive Plan’s goal of encouraging flexible, 
innovative development that adapts to the unique characteristics of the development and its 
surrounding area. 
 
2. The relation that the proposed rezoning amendment bears to the purpose of the overall 

zoning scheme with due consideration given to whether or not the proposed change 
will help carry out the purposes of the City of Stockbridge Zoning Code. 

 
The requested rezoning of the subject property to PUD is necessary because the proposed 
townhomes are not permitted under the property’s current C-3 (Heavy Commercial District). 
Moreover, the requested rezoning is consistent with and supports the goals outlined in the City of 
Stockbridge Unified Development Code. The overall goal of the Stockbridge Unified Development 
Code is promoting the growth of the City of Stockbridge, ensuring that the land use patterns are 
compatible with the surrounding area while fostering economic development, enhancing the quality 
of life for residents, and protecting the public health, safety, and welfare. The rezoning to PUD 
aligns with the objectives of the Stockbridge Unified Development Code by offering a more flexible 
and integrated developed approach that addresses the needs of the surrounding areas. 
 
The proposed development is surrounded by a mixture of residential and commercial uses 
including the PUD (Planned Unit Development), MFR (Multi-Family Residential), C-3 (Heavy 
Commercial District), C-2 (General Commercial), RR (Rural Residential), and SR (Suburban 
Residential) zoning districts. The requested PUD zoning provides a thoughtful transition between 
the commercial uses (C-3 (Heavy Commercial District), C-2 (General Commercial) and the low-
residential areas (MFR (Multi-Family Residential), RR (Rural Residential), SR (Suburban 

Residential), and CCR (City Center Residential) incorporating both buffers and green space to 
reduce conflict. In addition, the proposed townhomes will provide modern high quality housing 
options that can increase homeownership opportunities and accommodate various demographics 
including younger families, professionals, and retirees. 
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The proposed development aligns with the goals outlined in the Stockbridge Unified Development 
Code by minimizing traffic congestion by incorporating a well-planned access system. The 
proposed development includes a proposed three-lane entrance connecting to State Route 42/ 
U.S. Highway 23, a major roadway with significant traffic volume. The proposed entrance will 
facilitate smooth egress and ingress and will ensure that future residents entering or exiting the 
community do not disrupt traffic flow.  The proposed internal road network, which is designed with 
50 foot right of ways and 28-foot-wide streets will accommodate residential traffic while maintaining 
a safe and efficient flow. The five-foot internal sidewalk promotes pedestrian movement and 
reduces unnecessary trips for short distances. As a result, the proposed development will disperse 
traffic, alleviate traffic congestion, and enhance the overall transportation efficiency within the 
vicinity of the area. 
 
3. Potential positive effects of the rezoning amendment on the character of the proposed 

zoning district, a particular piece of property, neighborhood, a particular area, or 
community. 
 

The proposed rezoning of the subject property from C-3 (Heavy Commercial District) to PUD 
(Planned Unit Development) is expected to generate positive effects on the surrounding properties 
and the overall community. By transitioning from heavy commercial to a well-planned mixed-use 
development, the requested rezoning will create a balanced land use pattern that fosters a 
relationship between the commercial and residential uses. The 98-townhome development will 
provide various housing options for individuals or families who are looking into moving to the city. 
With a higher density of 9.90 units per acre, the surrounding area may benefit from improved 
infrastructure such as roads and an additional sidewalk can improve the walkability in the area in 
various ways. The installation of sidewalks will help create walking routes for residents living in the 
vicinity of the area. 
 
The combination of residential and office building within the proposed mixed-use development 
fosters a live-work environment that enhances the community by reducing commute times and 
supporting local economic growth. With the addition of the office space within the proposed mixed-
use development, residents can work from home, which can lead to less traffic congestion and 
improve the quality of work-life balance. 
 
The requested PUD (Planned Unit Development) complements the existing mixture of residential 
and commercial uses that are in the vicinity of the area. The diverse zoning districts in the 
surrounding area, such as PUD (Planned Unit Development), MFR (Multi-Family Residential), C-
3 (Heavy Commercial District), C-2 (General Commercial), RR (Rural Residential), SR (Suburban 
Residential), and CCR (City Center Residential), provides a complementary blend of uses that can 
promote a balanced community with a mixture of housing types and green spaces. The proposed 
density of 9.90 units per acre integrates well with the surrounding residential areas while 
maintaining a low to moderate density in contrast to either intense commercial or heavy industrial 
uses. This proposed development is thoughtfully designed to act as a seamless transition between 
the single-family detached neighborhoods of Valley Hill Station, Wildwood Estates, J.P. Upchurch 
Properties, and the Pine Hills Mobile Home Park, as well as the townhomes at 576 Davis Road 
and Victory Worship Center, and the surrounding higher-intensity commercial areas, facilitating a 
gradual shift in density and scale. 
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4. The physical conditions of the site relative to its capability to be developed as 

requested, including topography, drainage, access, and size and shape of the property. 
 
The subject property exhibits physical conditions that support the proposed mixed-use 
development. The topography of the property is leveled, which reduces the need for extensive 
grading. The proposed site benefits from direct access to North Henry Boulevard, which is a major 
roadway that supports connectivity. In addition, the size and shape of the subject property 
accommodates the proposed 98 townhome units with efficient space for internal circulation and 
open area. Any additional concerns will be reviewed during the plan review process. 
 
 
5. The impact upon adjacent property owners should the request be granted. 
 
The proposed mixed-use development is poised to bring several benefits to adjacent property 
owners. By introducing modern townhomes, the project diversifies housing options in the area, 
appealing to young professionals and families seeking alternatives to traditional single-family 
homes. This blend of townhomes and single-family residences fosters a balanced and sustainable 
community. 
 
Additionally, the development includes a three-lane entrance with direct access to State Route 
42/U.S. Highway 23, which may facilitate roadway improvements such as dedicated turning lanes, 
ultimately reducing traffic congestion. The inclusion of a five-foot sidewalk within the community 
enhances walkability, promoting a pedestrian-friendly environment for residents. 
 
The increased population density can also stimulate local economic activity by driving demand for 
nearby businesses along North Henry Boulevard. Small businesses, including convenience stores, 
salons, and major retailers such as Walmart, may experience heightened patronage. The addition 
of 98 townhome units is expected to generate a positive economic impact on shopping centers 
such as Stockbridge North Shopping Plaza, Mays Corner, Mays Crossing, and Walmart Shopping 
Center, further contributing to the vitality of the surrounding commercial area. 
 
6. The potential impact of the rezoning on City infrastructure including water and sewage 

system. 
 
The proposed development will have an impact on the City’s water and sewage infrastructure, but 
available capacity appears to be sufficient.  
 
According to the Clayton County Water Authority, which was received on January 27, 2025, a 6-
inch water main located along North Henry Boulevard and an 8-inch sewer main located at Old 
Atlanta Road can provide services to the development, while the treatment facilities are operating 
well below its capacity. However, the capacity is not guaranteed until it is purchased, and its final 
approval depends on its compliance with Clayton County Water Authority, State EPD, and Federal 
EPA regulations. A stormwater pond will be installed to control potential runoff. 
 
7. The impact of the proposed amendment on adjacent thoroughfares and pedestrian and 

vehicular circulation and traffic volumes.  
 
The proposed mixed-use development will include a three-lane entrance directly connecting to 
State Route 42/U.S. Highway Route 23, ensuring smoother traffic in and out of the community. 
Based on the estimated trip generation from utilizing the latest version of the Institute of 
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Transportation Engineers (ITE) Trip Generation Manual (11th edition) released in 2021, the 
proposed development is estimated to add 558 total daily trips with a peak hour of 43 trips in the 
morning and 45 trips in the evening. 
 
The trip generation estimates for the Templar Development (98 townhomes) are calculated using 
the following formula: 
 

• Latest trip rates for townhomes: Trip Rate (per unit): 5.81 trips/unit/day 

 

• {Trip Rate} X {Number of Units} = {Total Trips} 
 

• 5.81 X 98 units = 558 total daily trips 
 

• Peak hour trip generation rates for townhome developments:  
 

▪ AM Peak Hour: 0.44 trips per unit; 0.44 x 98 units = 43 trips 

▪ PM Peak Hour: 0.52 trips per unit; 0.52 x 98 units = 51 trips 
 

ITE’s Observed Directional Splits 

• Based on national traffic studies in suburban areas, typical directional splits for 

townhomes are:  

 

• Total Trips: 98 × 0.44 = 43 trips in the AM Peak Hour 

▪ AM Peak Hour: 25% inbound, 75% outbound;  

▪ 43 x .25 = 11 vehicles inbound.  

▪ 43 x .75 = 32 vehicles outbound. 

• Total Trips: 98 × 0.52 = 45 trips in the PM Peak Hour 

▪ PM Peak Hour: 63% inbound, 37% outbound 

▪ 45 x .63 = 28 vehicles inbound 

▪ 45 x .37 = 17 vehicles outbound 

 
The table below provides a detailed breakdown of trip generation estimates for the proposed 
Templar Mixed-Used Development (98 townhomes): 

Templar Development Trip Generation Estimates 

Time Period Formula Used Total Trips Inbound Trips Outbound Trips 

Daily Trips (5.81 \times 98) 558 trips - - 

AM Peak Hour (0.44 \times 98) 43 trips 11 trips (25%) 32 trips (75%) 
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PM Peak Hour (0.52 \times 98) 45 trips 28 trips (63%) 17 trips (37%) 

 
 
Based on the trip generation estimates from the latest edition of the Institute of Transportation 
Engineers (ITE) Trip Generation Manual (11th edition), the table above indicates that the proposed 
mixed-used development is projected to result in a moderate increase in traffic on State Route 42 
/US. Highway 23.  Section 16.3.D 6 of the Stockbridge Unified Development Code states that 
subdivisions with a single access point must have a three-lane entrance including a right turn lane 
with a 75-foot radius for safer vehicle separation. Thus, the addition of the three-lane entrance with 
a right turn lane will ensure smoother transition onto State Route 42 and US. Highway 23 while 
supporting both vehicle and pedestrian circulation. 
 
The site plan also features a hammerhead near the existing cul-de-sac on Old Atlanta Road, 
adjacent to the Valley Hill Station subdivision, designed to improve vehicle maneuverability and 
enhance traffic control. This hammerhead provides a designated space for vehicles to turn around 
efficiently, reducing congestion and improving overall circulation within the area. 
 
Additionally, a gate with a KnoxBox will be installed to regulate traffic flow and prevent cut-through 
traffic from entering the Valley Hill Station subdivision. This measure will help maintain the integrity 
of local traffic patterns by restricting unauthorized vehicular movement, ensuring that neighborhood 
streets remain primarily accessible to residents and approved visitors.  
 
8. The merits of the requested change in zoning relative to any other guidelines and 

policies for development, which the Planning Commission and City Council may use in 
furthering the objective of the comprehensive plan. 

 
The requested rezoning from C-3 (Heavy Commercial District) to PUD (Planned Unit 
Development) aligns with the overall intent of the 2024 City of Stockbridge Comprehensive Plan 
by promoting housing diversity while creating a transition between the commercial areas and 
existing neighborhoods. The proposed mixed-use development, which includes 98 townhomes, 
introduces a moderate-density housing option, which aligns with the City’s goals of expanding its 
residential choices near major roadways like State Route 42 and US. Highway 23 and commercial 
centers such as Stockbridge North Shopping Plaza, Mays Corner, Mays Crossing, and Walmart 
Shopping Center. In addition, the transition from commercial to residential reduces the possibility 
of high-traffic business, noise, and the environmental making the development more compatible 
with the nearby subdivisions. 
 
9. The ability of the subject land to be developed as it is presently zoned. 
 
Currently, the subject property is zoned C-3 (Heavy Commercial), which allows heavy commercial 
uses, such as automotive services, tire shops, and gas stations, and self-storage facilities. 
However, rezoning the subject property to PUD (Planned Unit Development) makes sense 
because the area is already saturated with automotive related businesses including Greenway 
Auto Parts (5801 North Henry Boulevard), Auto Tek Customs - a Main Street Auto Shop (6041 
North Henry Boulevard Suite A), Tire Solutions (6043 North Henry Boulevard Suite E), and 
Fabulous Used Car (6075 North Henry Boulevard). Another addition of a gas station, auto shop, 

or self-storage facility would increase traffic congestion and would offer limited economic growth. 
On the other hand, a mixed-used development would support walkability, potentially mitigate traffic 
congestion, foster a “live-work play” environment and would support the long-term economic goals 
of the City. 
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VI. STAFF RECOMMENDATION 
 

The Planning and Zoning staff recommends approval to rezone the subject property from C-3 

(Heavy Commercial) to PUD (Planned Unit Development) under the following conditions: 

 

1. The subject property shall be developed according to a revised site plan which was prepared 
by Atwell, LLC. on April 7, 2025. The title is Rezoning Site Plan: North Henry Boulevard Tract. 
 

2. The proposed mixed-used development shall adhere to the architectural renderings submitted 
with the application on March 10, 2025, including the use of brick as the exterior material. 
 

3. The developer shall install black streetlight poles. 
 

4. Decorative streetlights shall be installed along the frontage of North Henry Boulevard. 
 

5. Flock cameras shall be installed at the entrance of the mixed-use development. 
 

6. The developer shall adhere to the MFR (Multiple Family Residential District) development 
standards found in Section 2.4.4. of the Stockbridge Unified Development Code. In addition, 
the developer shall adhere to the PMU (Parkway Mixed Use Overlay District) found in Section 
2.5.2 E of the Stockbridge Unified Development Code. 

 
7. The developer shall include one or more central trash facility. 

 
8. A mandatory townhome HOA shall be established. 

 
9. The developer shall comply with all the Clayton County Water Authority, State EPD, and 

federal EPA requirements to provide water and sewer facilities for the mixed-used 
development. 

 

10. Access to Old Atlanta Road shall be restricted to emergency vehicles only. A gate with a 
KnoxBox should be installed to prevent general traffic flow while ensuring emergency access, 
as required by the Fire Marshal. 
 

11. The HOA shall occupy no more than 50% of the office building to meet the PUD zoning 
requirements of two types of uses (residential and office) for this property. 

 

12. A 25-foot buffer shall be established alongside the northern, southern, and eastern portion of 
the subject property. 
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THE UTILITIES SHOWN HEREON ARE FOR THE CONTRACTORS CONVENIENCE ONLY. THERE MAY BE OTHER UTILITIES NOT SHOWN ON THESE PLANS. THE ENGINEER ASSUMES NO RESPONSIBILITY FOR THE LOCATIONS SHOWN AND IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO VERIFY ALL UTILITIES WITHIN THE LIMITS OF THE WORK. ALL DAMAGE MADE TO EXISTING UTILITIES BY THE CONTRACTOR SHALL  BE THE SOLE RESPONSIBILITY OF THE CONTRACTOR.  IT IS THE OWNER/DEVELOPER'S RESPONSIBILITY TO VERIFY EXISTING UTILITY CAPACITY PRIOR TO
INITIATING DESIGN. THE  ENGINEER MAKES NO GUARANTEES, NEITHER EXPRESSED OR IMPLIED, REGARDING EXISTING  UTILITY LOCATION, CAPACITY OR CONDITION.
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SITE DATA
   DEVELOPER:TEMPLAR DEVELOPMENT, INC.

210 TRILITH PARKWAY, SUITE 200
FAYETTEVILLE, GA. 30214
PHONE: (678) 552-3741

ENGINEER/
SURVEYOR:

ATWELL, LLC
1850 PARKWAY PLACE, SUITE 650
MARIETTA, GA 30067
PHONE: 770.423.0807

TAX PARCEL
NUMBER:

029-01011001

BOUNDARY:BOUNDARY SURVEY BY SEI, DATED OCTOBER 2024
TOPOGRAPHY:CLAYTON COUNTY GIS

SITE/DISTURBED
AREA: 9.90 ACRES

NUMBER OF
LOTS: 98

DENSITY: 98 LOTS / 9.90 ACRES = 9.90 UNITS PER ACRE
FLOOD INFO:THIS SITE NOT LOCATED WITHIN THE 100 YEAR

FLOOD ZONE PER FEMA FLOOD PANELS #
13151C0067D, DATED 10-06-2016.

EXISTING
ZONING: C3 COMMERCIAL

PROPOSED
ZONING:

PUD - PLANNED UNIT DEVELOPMENT AND
PMU - PARKWAY MIXED USE
(USE = SINGLE FAMILY ATTACHED HOUSING)

DEVELOPMENT
STANDARDS:

MIN. EXTERIOR FRONT BUILDING SETBACK: 10'.
MIN. EXTERIOR SIDE BUILDING SETBACK: 5' MIN.
10' REQUIRED BETWEEN BUILDINGS
TWO-CAR GARAGES PROPOSED - EACH UNIT

 
 

 

 
 

 

 
 

 

 
 

 

JJS

1

R
EZ

O
N

IN
G

 S
IT

E 
PL

A
N

AutoCAD SHX Text_1
1850 PARKWAY PLACE, SUITE 650 MARIETTA, GA 770.423.0807
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