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REZONING FOR THE PROPOSED STOCKBRIDGE TOWNHOMES
OFF HUDSON BRIDGE ROAD
Applicant:

TPA Residential

Agent:

Falcon Design Consultants, LLC

Location:

Hudson Bridge Road

Parcel ID:

032-01026000 in Land Lot 21 of the 6th District

Lot Size/Acres:

20.367

Request:

Rezone property from C-2 (General Commercial District) to MUND (MixedUse Neighborhood Development District)

Proposed Use/
Purpose

Development of a mixed-use development project which would include 138
single-family attached fee-simple townhomes on 18.23+/- acres and
commercial uses on 2.14 +/- acres of land.

Current Land Use:

Vacant land. Most of it is wooded, with the eastern portion of the site
containing wetlands with a 25-foot state buffer, a 50-foot stream buffer, and a
75-foot impervious setback that are associated with a nearby stream.

Future Land Use:

Medium-Density Vertical Mixed-Use.

Road Access:

The current site does not have access to any public street. Access exists to an
internal street for the Shopping Center (Centre @ Stockbridge), which
includes Walmart. The original “Master Plan” for the development initially
allowed the subject site to have access to Hudson Bridge Road, however, a
later subdivision of the Master Plan creating outparcels, removed access to
Hudson Bridge Road.

Sign Posted:

September 4, 2019

Planning
Commission
Meeting:

September 26, 2019

Council Meeting:

October 14, 2019

Zoning History:

The subject parcel was originally a part of a Master Development Plan (Centre
@ Stockbridge) for a total of 70.16 acres which was annexed by the City of
Stockbridge in 2002. The subject site as a part of the Master Plan is described
as “Tract 2”. Tracts 1, 2, were annexed as C-2 (Commercial – Medium Density)
and C-3 (Heavy Commercial).
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A Development Regional Impact Analysis (DRI) was completed on the Master
Plan November 21, 2003 which includes the subject site. Per the DRI “The
site shall be mixed-use and contain a minimum of 200 residential units and a
maximum of 343,500 square feet of commercial/office/retail space”.
Tracts 1 and 2 were further subdivided on February 4, 2004, creating a “new”
Tract 2 as a part of the Walmart Development. The original Tract 2 would
become a “stand alone” parcel for development.

Table 1.0 Current Zoning and Land Use of Adjacent Properties
Current Zoning
Current Land Use
RM
St. Ives Apartments
North
Northwest
East
South

R3
C2 & C3
C2

Southeast

West

Unknown (outside of the
City)

St. Margrit Subdivision
Walmart and adjacent shopping center
Commercial uses fronting onto Hudson
Bridge Road, including J & J Liquor and
Western Union.
Retail uses (Taco Bell and Quik Trip)
outside of the City, with access from a
private street adjacent to the subject
property
Oakwood Subdivision (outside of the City)

EXECUTIVE SUMMARY:
GRTA’s comments for Tracts 1 and 2, describes the development of the site for mix-use along with Tract
1. The Applicant seeks to rezone Track 2 from C2 to a mix-use development to be consistent with the city’s
Land Use Map as adopted in 2019 and the original intent for the development as a part of the Master Plan.
The applicant proposes to develop approximately138 Single-family, fee simple, townhomes on eighteen
(18) acres of land. The gross density would be 6.8 dwelling units per acres, and the net density (excluding
right-of-way, detention, and commercial areas) would be 9.0 dwelling units per acre. An Amenity Area
with a clubhouse, pool, and 34 parking spaces would be provided in the southern area of the site, while a
Play Lawn Area would be provided in the northern area of the site. Two WQA/Detention areas would also
be provided on the site.
Two Retail/Food buildings will be constructed at the south end of the property, adjacent to an existing
private drive leading to Walmart and an adjacent shopping center. They will have a combined total of
10,200 square feet on approximately two acres of land, and a parking lot with 61 spaces will service them.
The developer plans to comply with the MUND development standards for single-family attached. They
require townhome buildings to be at least 20 feet wide and have at least 20 feet between buildings. The
maximum building height is two (2) stories, and the minimum floor area is 1,000 square feet for onebedroom units, 1,300 square feet for two-bedroom units, and 1,400 square feet for three-bedroom units. A
maximum of 6 units may be built in each building. The proposed units would be 20, 22, and 24 feet wide,
and 55 feet deep. Thirty-four (34) on-street parking spaces would be provided.
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Development Regulations Relevant to Request:
• City of Stockbridge Unified Development Code.
• All other City Code sections regarding site development standards and requirements.
• Development Regional Impact Analysis (where applies)

ANALYSIS OF REQUEST (Sec. 12.02.09.C.2):
Criterion #1: Consistency with the Comprehensive Plan.
The Stockbridge Future Land Use Map of the City’s adopted Comprehensive Plan (2019-2038) shows a
future land use designation for the subject property of “Medium-Density Vertical Mixed-Use.” This
designation is intended for commercial areas that are located around major intersections, including Hudson
Bridge Road at I-75. Compatible zoning districts include the MUND district. The focus of future
development should be on making these areas more pedestrian-oriented by having mixed-use developments
which feature “mostly commercial uses with some smaller office tenants, and medium density residential
uses.” Buildings with two or three stories are suggested, whereby the first floors would be occupied by
commercial, retail, or office uses, and the second and third stories would have offices or lofts/apartments/
condominiums.
The proposed mixed-use development project would seem to be compatible with this designation, since
MUND districts and mixed-use developments are encouraged. While developments having “mostly
commercial uses” are recommended, the proposed project would consist of mostly medium-density
residential uses, which are also are recommended use.
Furthermore, adjacent north of the site is located St. Ives Apartments and St. Margrit Subdivision which
have a higher density than the proposed development. The Master Plan recommended a minimum of 200
residential units. The proposed development does not exceed the recommendation as suggested by GRAT,
thus allowing future development to reach the minimum recommended.

Criterion #2: The relation that the proposed 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.
As a mixed-use development, the proposed project would carry out the intent of the Zoning Code in
allowing for the introduction of an MUND district in an area which is zoned commercial to the south and
east, and residential to the north and west. The MUND district would therefore serve to act as a transition
between the surrounding commercial and residential districts, and it would allow for a mixture of land uses.
The Walmart Development with an excess of over 400,000 square feet, suggests a land use type with a
lower density moving west towards residential developments.

Criterion #3: Potential positive effects of the amendment on the character of the proposed zoning district,
a particular piece of property, neighborhood, a particular area, or community.
The requested MUND zoning district would allow for the development of a large, vacant tract of land in a
populous area. Existing commercial uses to the south and east of the site would have access to a significant
amount of potential new customers, thereby increasing their business revenues. Potential new residents of
the proposed townhomes would have convenient access to adjacent commercial uses, and they could also
benefit from the commercial uses that are proposed on the site. Conversely, the proposed commercial uses
on the site also could benefit by patronage from residents of the townhomes.
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Criterion #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 property has access through an internal street which supports the Walmart development. The property
is set back from Hudson Bridge Road by several blocks. The Development Agreement governing Tract 1
(Walmart development) does speak to access points for the subject site, “The City acknowledges that the
use by the Owner of a driveway easement to an ingress-egress point at the intersection of Hudson Bridge
Road and Hudson Bridge Drive does not disqualify such ingress-egress point from serving as an
independent access point to Hudson Bridge Road for the approximately 20 acre parcel of land located
directly to the west of the Property”.
The eastern portion of the site contains a large area with wetlands and stream buffers. For this reason, the
development of townhomes on the site rather than single-family residential units, minimizes the impact on
adjacent wetlands.

Criterion #5: The impact upon adjacent property owners should the request be granted.
The proposed development is residential in nature and will not have a negative impact on the adjacent
residential properties.
Criterion #6: The potential impact of the rezoning on City infrastructure including water and sewage
system.
The applicant has submitted a letter from the Henry County Water and Sewage Authority, as part of the
rezoning application, to indicate the availability of satisfactory available water and sewerage facilities to
serve the site.
The applicant has also submitted a letter from Henry County Schools which projects the impact of the
proposed project on the school system. Based on two students from the proposed 138 townhomes, 276
new students would need to be accommodated within 11 new classrooms (at a rate of 25 students per
classroom).

Criterion #7: The impact of the proposed amendment on adjacent thoroughfares and pedestrian and
vehicular circulation and traffic volumes.
The submitted site plan shows that the subject site would have access through an internal street that
support the Walmart development. From the south, access off Hudson Bridge Road would be provided
by an internal road, which leads to a QuikTrip store and Taco Bell restaurant; and beyond that, to
Walmart and an adjacent shopping center. A traffic light is present at Hudson Bridge Road.
Due to the proximity of the existing commercial uses, including stores and restaurants, near the proposed
townhomes, it is likely that many residents will want to walk to those businesses.

Criterion #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.
Approval of the requested rezoning would allow the subject property to be developed for a mixed-use
development project, which could serve as a transition between the adjacent retail and single-family uses.
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Criterion #9: The ability of the subject land to be developed as it is presently zoned.
Due to the property’s location and not having access to Hudson Bridge Road (land lock) it is reasonable
to believe that further commercial development could not occur on the site with its existing C-2 zoning
classification. The most appropriate use for the site based on similar land use classifications and current
uses, supports residential development as a part of a mix-use.

Recommendations
Staff recommends APPROVAL of the rezoning application. Should the ZAB and Mayor/Council
APPROVE the Application, it should be subject to the owner’s agreement to the following enumerated
conditions. Where these conditions conflict with the stipulations and offerings contained in the Letter of
Intent, these conditions shall supersede unless specifically stipulated by Mayor and Council.
1. To the owner's agreement to abide by the following:
a. To the site plan received by the Department of Community Development on July 29, 2019. Said
site plan is conceptual only and must meet or exceed the requirements of the Zoning Resolution
and these conditions prior to the approval of a Land Disturbance Permit. In the event the
Recommended Conditions of Zoning cause the approved site plan to be substantially different, the
applicant shall be required to complete the concept review procedure prior to application for a
Land Disturbance Permit. Unless otherwise noted herein, compliance with all conditions shall be
in place prior to the issuance of the first Certificate of Occupancy.
2. A townhome association shall be established, or a property management company shall be secured,
for the purpose of maintaining all common areas of the site.
3. Construction of a fence adjacent to the Oakwood Subdivision.
4. Compliance with Development Regional Impact Analysis (where applies).
5. Preserve wetlands and open space to include walking paths.
6. On the construction phase of the commercial development to ensure that the commercial property
will be developed the following applies:
a. Developer will install the retail infrastructure, including pad grading, sewer connection
point, storm water piping and detention, and access to water concurrently with residential
development.
b. The retail infrastructure will be completed prior to issuance of the first residential building
permit.
c. Developer will have the retail site actively listed with a retail broker until the retail is
completed.
d. Developer will post a $50,000 cash surety bond with the City of Stockbridge. If the retail
construction has not commenced within 12 months following completion of the Residential
portion of the project, the bond will be forfeited to the City. The bond will be posted at the
time the residential building permits are issued.
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City of Stockbridge Planning Staff
RECOMMENDATION:
APPROVAL W/CONDITIONS
City of Stockbridge Planning Commission
RECOMMENDATION:
APPROVAL W/CONDITIONS
CITY OF STOCKBRIDGE MAYOR/COUNCIL
ACTION:
Attachments:

• Application
• Letter of Intent
• Survey/Site Plan
• Site Photos
• Exhibit Maps
• Rezoning Advertisement (signage)
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TOWNHOME DEVELOPMENTS
VISION BOARD

Sugar Hill Overlook
Sugar Hill, GA

The Cottages at Greystone
Hiram, GA

Sugar Hill Overlook
Sugar Hill, GA

The Cottages at Greystone
Hiram, GA

The Park at Historic Roswell
Roswell, GA

The Park at Historic Roswell
Roswell, GA

Floor Plans
2 BR / 2.5 BA Example

Floor Plans
3 BR / 2.5 BA Example

