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DAWSON COUNTY PLANNING COMMISSION 

MEETING Agenda – Tuesday, September 19, 2023 

DAWSON COUNTY GOVERNMENT CENTER ASSEMBLY ROOM 

25 JUSTICE WAY, DAWSONVILLE GEORGIA 30534 

6:00 PM 

   

A.  MEETING CALLED TO ORDER  

B.  INVOCATION 

C.  PLEDGE OF ALLEGIANCE 

D.  ROLL CALL 

E.  ANNOUNCEMENTS:  

     There will be a Planning Commission meeting October 17th 2023 

F.  APPROVAL OF MINUTES: 

     August 15, 2023 

G.  APPROVAL OF THE AGENDA 

H.  STATEMENT OF DISCLOSURE: 

       For speakers in favor or opposition to any application who have made contributions more  

       than $250.00 to any local official campaign.   

I.  NEW BUSINESS: 

Application for Variance: 
1. Presentation of VR 23-12 Neil Bennett  

Application for Rezoning: 
2. Presentation of ZA 23-07 Ben Trail 

J.  PUBLIC HEARINGS: 
1. Presentation of Comprehensive Plan Update  

K.  UPDATES BY PLANNING & DEVELOPMENT: 

L.  ADJOURNMENT 
Those with disabilities who require certain accommodations in order to allow them to observe and/or participate in this meeting, 

or who have questions regarding the accessibility of the meeting, should contact the ADA Coordinator at 706-344-3666, extension 

44514. The county will make reasonable accommodations for those persons 
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VR 23-12    
Neil Bennett 

Planning Commission Hearing September 19th 2023 

V A R I A N C E  S T A F F  R E P O R T  

Proposal:  The applicant is requesting a variance to the Dawson County Land 
Use Resolution Article III Section 121-69 Table 3.2 a setback reduction of 17'9".    

Applicant Neil Bennett 

The development standards 
and requirements to be 
varied  

Land Use Code, Section Article Section 121-69 Table 3.2 

Proposed Use The construction of a primary residence 

Zoning Residential Agricultural 

Acreage 1.23 acres 

Location Clark Road and Taylor Road 

Road Classification Local 

Right -of- Way 40 feet for both Taylor and Clark Road 

Tax Parcel 115 071 

Commission District 3 

 Direction Zoning Existing Use 

North R-A Single Family Residential 

South R-A Single Family Residential 

East R-A Vacant Land & Single Family Residential 

West R-A Single Family Residential 

Residential agricultural/residential exurban districts are areas that are either primarily 
agricultural in land use with residential or other use incidental to the agricultural use, or areas 
that are not under intensive development pressures and are in relatively large parcels. 
Agricultural uses range from horticulture, animal husbandry, poultry, and forestry, including 
intensively managed tree farms to non-managed woodlands. The conservation of prime 
agricultural and forestry land use from intensive development into other uses is a primary 
objective of this classification and is encouraged. Some prime agricultural land is geographically 
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located on land with constraints on intensive residential or commercial development, such as 
steep forested slopes or river valley floor plains; therefore, careful consideration should be given 
to changes in those areas. 

Unless a variance is approved the minimum requirements for the RA Land Use District are: 
Minimum setbacks. 
Front yard - 100 feet on parkways, 60 feet on state highways, 40 feet on others; 
Side yard - 25 feet; 
Rear yard – 35 feet. 
Front yard setback applies to all frontages on publicly maintained streets. 

Minimum setbacks for accessory structures: 
Front yard - 100 feet on parkways, 60 feet on state highways, 40 feet on others; 
Side yard -    25  feet; and Rear yard - 10 feet. 
 

A variance should be granted only after evidence is presented and accepted that enforcement of 
all of the required standards on the property in question would render the property useless. 
 
Reasonable conditions may be imposed in connection with a variance as deemed necessary to 
protect the best interests of the surrounding property or neighborhood, and otherwise secure the 
purpose and requirements of this article. Guarantees and evidence may be required that such 
conditions will be and are being complied with. 
 
Variances in accordance with this article should not ordinarily be granted if the special 
circumstances on which the applicant relies are a result of the actions of the applicant or owner 
or previous owners. 

County Agency Comments:  
 
Environmental Health Department:  A septic system permit will need to be obtained.   
 
Emergency Services: “No comment necessary.”   
 
Etowah Water & Sewer Authority: “Extended service lines from end of the main.  Domestic 
use only.  No plans for expansion.  Water service lines may be in conflict with future home 
Contact EWSA.”  Per plat note “Etowah Water & Sewer Department has existing water 
service lines crossing this parcel.  It is recommended to have utilities located prior to any 
construction being performed.” 
 
Planning and Development: The topography challenges along with the shape of the lot 
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having two road frontages to contend with it makes for a challenging build.     
 
Public Works Department:  No comments returned as of 9.11.2023 
 

 

-  PHOTO - 
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Criteria for granting variances. 

THE PLANNING COMMISSION SHALL MAKE ITS RECOMMENDATIONS BASED ON ALL 
FOUR EXPRESSLY WRITTEN FINDINGS: 

 
(1) That a strict or literal interpretation and enforcement of the specified standard 

or requirement would result in practical difficulty or unnecessary hardship; and 

(2) That there are exceptional or extraordinary circumstances or conditions 
applicable to the property involved or to the intended use of the property which 
do not apply generally to other properties in the same district; and 

(3) That the granting of the variance will not be detrimental to the public health, 
safety, or welfare or materially injurious to properties or improvements in the 
near vicinity; and 

(4)  That the granting of the variance would support general objectives contained 
within the Land Use Chapter of the code. 
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ZA 23-07    
Ben Trail  

Planning Commission Meeting September 19, 2023  
Board of Commission Hearing October 19, 2023 

 
 
Applicant Proposal 

The applicant is seeking to zone the property from R-A to RSRMM for the purpose of subdividing 
the parcel to RSRMM zoning standards.    
 
 

Applicant Ben Trail  

Amendment # ZA 23-07 

Request 
Rezone Property from R-A to RSRMM 

 

Proposed Use 
To subdivide a 16.529 acre parcel into a 2.036-acre parcel to RSRMM 

standards 

Current Zoning R-A 

Future Land Use Sub-Rural Residential 

Acreage 16.529 total acres 

Location New Bethel Church Road 

Commercial Square footage n/a 

Road Classification Public 

Tax Parcel 102-030 

Dawson Trail Segment n/a 

Commission District 2 

DRI No 

Planning Commission 
Recommendation 
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  Direction Existing Zoning Existing Use 

North R-A Vacant Land 

South R-A Single Family Residential 

East CPCD Paradise Valley Resort 

West R-A Single Family Residential 

 
 

According to the Comprehensive Plan and accompanying Future Land Use Plan, the subject 

property is identified as Sub-Rural Residential.   The primary area of unincorporated Dawson County 

designed as Sub-Rural Residential is bounded by the forest belt and Dawson Forest on the west, 

Lumpkin County line on the north, and the agricultural belt to the south and east. In the southern part of 

this area, there is extensive residential development, but the northern part of this area is mostly 

undeveloped.  

Though this area may receive new development at gross densities of up to 0.67 unit per acre (1.0 acre  

with public water), it is not targeted for major development. Public water service may be extended  

into much of this area, particularly the southern half, during the planning horizon (year 2028). It is  

desirable that conservation subdivision principles be followed in this area in order to encourage the  

permanent protections of open space or retention of farm and forest lands.  

There is a second area designated as Sub-rural Residential by the future land use plan map, east of  

Georgia 400 and lakefront residential uses along Lake Lanier. Development in this area must be  

sensitive to the Lake Lanier watershed, and as a result, densities are proposed to be kept low (0.67 unit  

per acre) in this area. The desired development pattern should seek to: 

• Permit rural cluster or conservation subdivision design that incorporates significant amount of  
 open space 

• Limit extension of public utilities in these areas 
• Limit parking in front of properties  
• Connect to regional network of greenspace and trails, available to pedestrians, bicyclists, and  

 equestrians for both tourism and recreational purposes  
• Consider the use of drainage swales on paved roads in lieu of curb and gutter 
• Ensure safe and direct access to major thoroughfares 
• Provide at least one access point from a county road for a minimum number of homes  
• Allow unpaved roads and shared driveways that provide access for up to six residences 
• Support and encourage agricultural industries 
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County Agency Comments:  
 

Environmental Health Department:  No comments returned as of 9.12.2023  

 

Emergency Services: “No comment for this request.” 

 

Etowah Water & Sewer Authority: ““Potable water service is not available in this area currently.  Well and 

septic only.” 

 

Planning and Development:  The request is consistent with the Future Land Use Map designation and fits 

within the general character of the area.  There are thirty-four parcels in a one mile radius that are less than 

three acres in size.    

 

Public Works Department: No comments returned as of 9.12.2023 

 

 
 
THE PLANNING COMMISSION SHALL MAKE ITS RECOMMENDATIONS BASED ON THE 
FOLLOWING CRITERIA: 
 
(1)  The existing uses and classification of nearby property; 
 
(2)  The extent to which property values are diminished by the particular land use classification; 
 
(3)  The extent to which the destruction of property values of the applicant promotes the health, 
safety, morals, or general welfare of the public; 
 
(4)  The relative gain to the public, as compared to the hardship imposed upon the individual 
property owner; 
 
(5)  The suitability of the subject property for the proposed land use classification; 
 
(6)  The length of time the property has been vacant under the present classification, considered 
in the context of land development in the area in the vicinity of the property; and 
 
(7) The specific, unusual, or unique facts of each case, which give rise to special hardships, 
incurred by the applicant and/or surrounding property owners. 
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Photo of parcel: 
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Dawson County Comprehensive Plan - DRAFT 09.06.2023

DAWSON COUNTY COMPREHENSIVE PLAN 

DAWSON COUNTY, GA 

- Insert photo -
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Dawson County Comprehensive Plan - DRAFT 09.06.2023

Purpose 

The 2023 Dawson County Comprehensive Plan aims to lay out a road map for the community's 

future, developed through a public process in which leaders and stakeholders make decisions about 

the community's future. The Comprehensive Plan includes the community's vision for the future, key 

issues, opportunities it chooses to address during the planning period, and its implementation 

program for achieving this vision. 

Scope 

This document addresses Dawson County, Georgia's local planning requirements and community 

development. Some consideration has been given to the City of Dawsonville and those areas and 

political entities adjacent to the County that influence local conditions. Still, all the cited issues, 

objectives, and opportunities discussed herein focus on Dawson County. 

Citizen Participation 

As a part of the planning process, Dawson County provided opportunities for public participation while 

preparing the comprehensive plan. This aims to ensure that citizens and other stakeholders know the 

planning process, are provided opportunities to comment on the local plan elements, and have 

adequate access to defining the community's vision, values, priorities, goals, and policies. At a 

minimum, the public participation program must provide adequate notice to inform the general public 

of the emerging plan, provide opportunities for the public to provide written comments, and hold the 

required public hearings. 

Dawson County has a Long-Range Planning Steering Committee, contributing to the plan update. This 

committee is responsible for continually assessing the community's issues beyond the current 

planning time frame. This Committee works with the Planning and Development Department staff to 

provide an additional layer of analysis of Dawson County's land use issues. Additionally, stakeholders 

met from March to August 2023, and two public meetings were held in July and two in September. 

A user-friendly component of the public involvement process was online survey opportunities. The 

County hosted a public engagement opportunity during May, June, and July on growth management; 

this was publicized on social media and promoted by the Dawson County Chamber of Commerce. The 

online survey asked respondents to indicate their concerns for the community, the prospects for 

growth and development in the area, and to prioritize local needs on housing, recreation, economic 

development, and natural resource protection. The survey produced 294 responses. Additionally, 

virtual engagement opportunities were available during the Transportation Element planning process. 

The first public engagement opportunity was held during June and July 2023 and focused on 

identifying the opportunities and challenges facing the County's Transportation system. Participants 

provided feedback via a survey and interactive map regarding their priorities, project concepts, and 

general feedback regarding opportunities and challenges. The growth management and the 

transportation master plan participant comments were shared with the LRP group and contributed 

significantly to considering Dawson County's values and priorities. 
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Dawson County Comprehensive Plan: Five-year 

update 

294 23:59 Closed 
Responses Average time to complete Status 

1. I am submitting comments for Dawson County as a ...

• Resident 265 

• Business Owner s 

• Student 0 

• Visitor 4 

• Employed in Dawson County 20 
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2. What is your age range?

90 

Under18 0 
80 

• 18-24 10 70 

• 25-34 25 60 

• 35-44 58 
so 

40 

45-54 55 
30 

• 55-64 58 
20 

• 65 and older 88 10 

0 

3. As a way to assess a strength, weakness, an opportunity and a threat for Dawson

County. Please list a STRENGTH for Dawson County.

Latest Responses 

271 
"Small town life outside of Atlanta metro Natural surroundings ...

Responses 
"The nature! There's mountain, rivers, lakes, and farmland whic. .. 

"Rural community "

4. Please list a WEAKNESS for Dawson County.

Latest Responses 

278 
"Development is out of control Much of the 400 new developme .. . 

Responses 
"The growth of Dawson is taking away from the natural beauty .. . 

"Turning into apartments everywhere. Growing too fast. Dawso .. . 

5. Please list an OPPORTUNITY for Dawson County.

258 
Latest Responses 

"Allow development to happen, but assure builders support cap ... 

Responses "Stay rural feeling." 
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6. Please list a THREAT for Dawson County.

275 
Responses 

Latest Responses 

"Growth just for tax revenue - or development that has limited ...

"The amount of growth and people moving to Dawson is a larg ... 

"Uncontrolled growth that is already happening. Where is all of. .. 

7. For the following community issues, please rank them in order of importance (1-5 with

1 being the most important) (slide the bar)

Recreational Opportunities 

2 Economic Development 

3 Code Compliance 

4 Housing Opportunities 

5 Increasing tourism 

8. Our community's most important asset that should be preserved in

the future is:

Latest Responses 

276 
"The beauty and natural surroundings that have been "Dawson. .. 

Responses "The nature!" 

"Rural communities "

9. Our community's biggest liability that should be changed in the future.

is:

Latest Responses 

261 
"Development to goes unbalanced for speed and low capital co ... 

Responses "The amount of traffic and people who are moving here." 

"Uncontrolled growth, apartments 
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10. With respect to cultural resources, (uses of the natural environment, the built

environment, and social institutions) our most important

issues are (pick 3):

250 

• Improving sidewalks, bicycle an ... 115
200 

The need for more park space 114

• Unified County and City Govern ... 102 150 

• Preservation of forested land for ... 247
100 

Protect scenic corridors, i.e. Hwy ... 221

• Expand recreation opportunities ... 77 50 

0 

11. With respect to housing, our most important needs are (pick 2):

200 

• Family housing
180 

200 
160 

• Starter homes 800 to 1600 squa ... 102 140 

• Townhomes 14 120 

100 

• Apartments
80 

• Senior housing (55+) 81 60 

• Fewer run down/unsafe houses 165 
40 

20 

0 - -

12. New residential growth and development should be directed:

• In/around the City of Dawsonville 62

• Adjacent to existing subdivisions 29 

• South area of the County - Fors ... 112

• Other 80 
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13. What should Dawson county focus resources on? Please rank in order of importance (1-

5 with 1 being the most important) (slide the bar)

Preserving the rural and scenic c. .. 

2 Improving transportation infrast .. . 

3 Expanding Public Safety and Em .. . 

4 Expanding Parks and Recreation ... 

5 Supporting jobs and economic ... 

. 
. . 

- ' - - ____ ,_ a.. r-' 

14. With respect to economic development, our top priorities should be

(pick 2):

• Attract new Medical facilities 113 

Attract new manufacturing/fabri. .. 73

• Attract diverse business to the ... 112

• Attract sustainable businesses w ... 218

15. For the following public services, please rank them in order of

importance (1-7 with 1 being the most important) (slide the bar)

Public Safety 

2 Fire Protection/EMS 

3 Land Use Planning 

4 Roads and Transportation 

5 Parks and Recreation 

6 Senior Services 

7 Solid Waste (trash and recycling) 
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16. What type of home internet service do you have?

• DSL/cable 157 

• Fiber optic 93 

• Satellite 16 

• Cell phone hotspot 15 

• None Available 9 

17. How would you rate your home internet service? Please rate your

response from 1-5 with 1 being excellent and 5 being home internet

service not available.

120 

100 

80 

3.01 60 

Average Rating 
40 

20 

0 
3 4 5 
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18. What is keeping you from obtaining faster more reliable internet?

• Availability 203 

• Cost 24 

• Other 41 

19. What is your Vision for Dawson County for the next five years.

Latest Responses 

262 
"To maintain the charm and natural beauty that the country ha .. . 

Responses "To stop the growth of Atlanta into our county. We moved here .. . 

"Slow controlled growth. Commisioners with a clue." 
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Dawson County Comprehensive Plan - DRAFT 09.06.2023

Required Components 

This comprehensive plan meets the requirements and intent of the Georgia Department of Community 

Affair's "Minimum Standards and Procedures for Local Comprehensive Planning," as amended in 

2018i, and the Georgia Planning Act of 1989. The plan must be prepared in compliance with these 

rules and guidelines for Dawson County to maintain its Qualified Local Government (QLG) status. State 

law requires that the local government update its comprehensive plan every five years. 

"The purpose of Minimum Standards is to provide a framework for developing, managing, and 

implementing local comprehensive plans at the local, regional, and state government level. They 

reflect an important state interest: healthy and economically vibrant county complements are vital 

to the state's economic prosperity." 

(1) Community Goals: The Community Goals element aims to lay a road map for the community's

future, developed through a public process involving community leaders and stakeholders in

making critical decisions about the community's future. The Community Goals are an essential part

of the plan.

The Community Goals must include at least one or§.. combination of any of the four components 

listed programs. 

(a) General Vision Statement: Include a general statement that paints a picture of what the

community desires to become, providing a complete description of the development patterns to be

encouraged within the jurisdiction.

(b) List of Community Goals: Include a list of the community's goals.

(c) Community Policies: Include any policies the local government selects to provide ongoing

guidance and direction to local government officials for making decisions consistent with achieving

the Community Goals.

(d) Character Areas and Defining Narrative: This option lays out more specific goals for the future

of the community-by-community sub-areas, districts, or neighborhoods.

(2) Needs and Opportunities: Each of the needs or opportunities the community identifies as a high

priority must be followed up with corresponding implementation measures in the Community. The

list must be developed by the community/stakeholders in a SWOT (strengths, weaknesses,

opportunities, threats) community analysis.

(3) Community Work Program: This element of the comprehensive plan lays out the specific activities

the community plans to undertake during the following five years to address the priority Needs and

Opportunities or achieve portions of the Community Goals.

70



Dawson County Comprehensive Plan - DRAFT 09.06.2023

Community Profile. 

Dawson County is a political jurisdiction of north Georgia encompassing 214 square miles. 

Historically land populated by the Cherokee, Dawson County was founded in 1857, and its County 

seat (and only municipality) is the City of Dawsonville. 

Dawson County was created by a legislative act on December 3, 1857, primarily out of Lumpkin 

County and smaller parts of Gilmer, Pickens, and Dawson counties. Georgia's 119th county and the 

county seat of Dawsonville were named for Judge William C. Dawson, a compiler of the laws of Georgia 

and commander of a brigade in the Creek Indian War of 1836. 

Before the creation of Dawson County, the area enjoyed a rich history. Initially settled by the Cherokee 

Indians at about the time of the American Revolution, the river valleys were dotted with farms, 

orchards, and numerous modern log structures. Native Americans thrived in the area until the 

discovery of gold in 1829. By 1832, prospectors had overrun much of the area, and Georgia claimed 

the region as a new territory. In 1838, those Native Americans who had not voluntarily moved west 

were forcibly removed to Oklahoma along the Trail of Tears. Although absent as a people from the 

area for more than 180 years, the legacy of the Cherokee remains in many names found throughout 

Dawson County: Amicalola, which means "tumbling waters," Etowah, Toto Creek - named for the 

Cherokee Toter family, and a host of other local names. Throughout the 1830s and 1840s, the area 

that was to become Dawson County was in the midst of the first gold rush in America. Numerous 

mines and mining operations were located throughout the region. Remnants of these mines and small 

mining projects can still be found within the county. 

The first census count was taken in 1859. The population was 3,856. 

In 1957, the Appalachian Trail was re-routed to a new endpoint about 8 miles north of Amicalola Falls 

State Park, establishing the county as a major destination for outdoor recreation. At the same time, 

the flooding of the Chattahoochee River plain to form nearby Lake Lanier was completed, resulting in 

Georgia's largest lake at 39,000 acres. 

With the completion of the Georgia 400 highway to Atlanta in the 1980s, the county had the major 

road it had lacked for a hundred and twenty years. This transportation route, Lake Lanier, Amicalola 

Falls, and the development of the North Georgia Premium Outlets have helped Dawson County 

transition from a quiet mountain enclave to one of Georgia's fastest-growing communities. The 

southern terminus of the Appalachian Trail lies in Dawson County, which, combined with the 

abundant reserved forest within the area, has raised the profile of outdoor recreational activities for 

locals and tourists alike. But commerce and industry have also grown in the region as suburban 

development and population growth have reached the Dawson County line. 
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Population Summary 

2010 Total Population 

2020 Total Population 

2020 Group Quarters 

2022 Total Population 

2022 Group Quarters 

2027 Total Population 

2022-2027 Annual Rate 

2022 Total Daytime Population 

Workers 

Residents 

Household Summary 

2010 Households 

2010 Average Household Size 

2020 Total Households 

2020 Average Household Size 

2022 Households 

2022 Average Household Size 

2027 Households 

2027 Average Household Size 

2022-2027 Annual Rate 

2010 Families 

2010 Average Family Size 

2022 Families 

2022 Average Family Size 

2027 Families 

2027 Average Family Size 

2022-2027 Annual Rate 

Housing Unit Summary 

2000 Housing Units 
Owner Occupied Housing Units 

Renter Occupied Housing Units 

Vacant Housing Units 

2010 Housing Units 
Owner Occupied Housing Units 

Renter Occupied Housing Units 

Vacant Housing Units 

2020 Housing Units 
Vacant Housing Units 

2022 Housing Units 
Owner Occupied Housing Units 

Renter Occupied Housing Units 

Vacant Housing Units 

2027 Housing Units 
Owner Occupied Housing Units 

Renter Occupied Housing Units 

Vacant Housing Units 

Median Household Income 

2022 
2027 

Median Home Value 

2022 
2027 

Per Capita Income 

2022 

2027 

Median Age 

2010 

2022 

2027 

Community Profile 

Dawson County 

Dawson County, GA 

Dawson County ... 

22,330 

26,798 

108 

28,205 

108 

30,773 

1.76% 

25,694 

10,393 

15,301 

8,433 

2.61 

10,313 

2.59 

10,869 

2.59 

11,883 

2.58 

1.80% 

6,390 

2.97 

8,048 

2.99 

8,776 

2.99 

1.75% 

7,163 

69.0% 

15.7% 

15.3% 

10,425 

65.0% 

15.9% 

19.1% 

11,926 

13.5% 

12,645 

70.0% 

16.0% 

14.0% 

13,825 

70.5% 

15.5% 

14.0% 

$74,589 

$90,104 

$289,834 

$369,680 

$42,218 

$49,487 

40.6 

43.6 

44.5 

Data Note: Household population includes persons not residing in group quarters. Average Household Size is the household population divided by total households. 

Persons in families include the householder and persons related to the householder by birth, marriage, or adoption. Per Capita Income represents the income received by 

all persons aged 15 years and over divided by the total population. 

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography. 

June 13, 2023 
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2022 Households by Income 

Household Income Base 

<$15,000 

$15,000 - $24,999 

$25,000 - $34,999 

$35,000 - $49,999 

$50,000 - $74,999 

$75,000 - $99,999 

$100,000 - $149,999 

$150,000 - $199,999 

$200,000+ 

Average Household Income 

2027 Households by Income 

Household Income Base 

<$15,000 

$15,000 - $24,999 

$25,000 - $34,999 

$35,000 - $49,999 

$50,000 - $74,999 

$75,000 - $99,999 

$100,000 - $149,999 

$150,000 - $199,999 

$200,000+ 

Average Household Income 

Community Profile 

Dawson County 

Dawson County, GA 

Geography: County 

2022 Owner Occupied Housing Units by Value 

Total 

<$50,000 

$50,000 - $99,999 

$100,000 - $149,999 

$150,000 - $199,999 

$200,000 - $249,999 

$250,000 - $299,999 

$300,000 - $399,999 

$400,000 - $499,999 

$500,000 - $749,999 

$750,000 - $999,999 

$1,000,000 - $1,499,999 

$1,500,000 - $1,999,999 

$2,000,000 + 

Average Home Value 

2027 Owner Occupied Housing Units by Value 

Total 

<$50,000 

$50,000 - $99,999 

$100,000 - $149,999 

$150,000 - $199,999 

$200,000 - $249,999 

$250,000 - $299,999 

$300,000 - $399,999 

$400,000 - $499,999 

$500,000 - $749,999 

$750,000 - $999,999 

$1,000,000 - $1,499,999 

$1,500,000 - $1,999,999 

$2,000,000 + 

Average Home Value 

Dawson County ... 

10,869 

4.6% 

6.5% 

6.0% 

12.4% 

20.6% 

12.2% 

19.1% 

8.4% 

10.1% 

$109,542 

11,883 

3.2% 

4.5% 

5.0% 

10.2% 

18.9% 

12.3% 

22.2% 

11.4% 

12.3% 

$128,144 

8,852 

3.5% 

2.5% 

4.6% 

12.3% 

18.3% 

10.9% 

10.8% 

11.8% 

15.0% 

4.2% 

1.0% 

2.3% 

2.7% 

$436,644 

9,742 

1.7% 

1.0% 

2.0% 

8.3% 

16.9% 

11.4% 

12.5% 

14.2% 

19.1% 

5.8% 

1.2% 

2.5% 

3.3% 

$499,500 

Data Note: Income represents the preceding year, expressed in current dollars. Household income includes wage and salary earnings, interest dividends, net rents, 

pensions, 551 and welfare payments, child support, and alimony. 

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography. 

June 13, 2023 
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2010 Population by Age 

Total 

0-4

5-9

10 -14

15 - 24

25 -34

35 -44

45 -54 

55 -64 

65 -74 

75 - 84 

85 + 

18 + 

2022 Population by Age 

Total 

0-4 

5-9 

10 -14

15 - 24

25 - 34

35 - 44

45 - 54

55 -64

65-74 

75 - 84 

85 + 

18 + 

2027 Population by Age 

Total 

0-4 

5-9 

10 -14

15 -24

25 -34

35 - 44

45 -54

55 -64

65- 74 

75 -84 

85 + 

18 + 

2010 Population by Sex 

Males 

Females 

2022 Population by Sex 

Males 

Females 

2027 Population by Sex 

Males 

Females 

Community Profile 

Dawson County 

Dawson County, GA 

Geography: County 

\ 

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography. 

Dawson County ... 

22,330 

5.7% 

6.5% 

6.8% 

12.1% 

11.5% 

13.6% 

15.3% 

14.5% 

9.6% 

3.7% 

0.8% 

77.2% 

28,205 

5.0% 

5.5% 

5.9% 

10.2% 

12.6% 

12.5% 

12.7% 

14.6% 

13.8% 

6.0% 

1.2% 

80.3% 

30,773 

5.0% 

5.4% 

5.9% 

9.9% 

10.6% 

13.8% 

12.4% 

13.7% 

13.2% 

8.5% 

1.6% 

80.4% 

11,164 

11,166 

14,144 

14,061 

15,448 

15,325 

June 13, 2023 

74



Community Profile 

Dawson County 

Dawson County, GA 

Geography: County 

2010 Population by Race/Ethnicity 

Total 

White Alone 

Black Alone 

American Indian Alone 

Asian Alone 

Pacific Islander Alone 

Some Other Race Alone 

Two or More Races 

Hispanic Origin 

Diversity Index 

2020 Population by Race/Ethnicity 

Total 

White Alone 

Black Alone 

American Indian Alone 

Asian Alone 
Pacific Islander Alone 

Some Other Race Alone 

Two or More Races 

Hispanic Origin 

Diversity Index 

2022 Population by Race/Ethnicity 

Total 

White Alone 
Black Alone 

American Indian Alone 

Asian Alone 

Pacific Islander Alone 

Some Other Race Alone 

Two or More Races 
Hispanic Origin 

Diversity Index 

2027 Population by Race/Ethnicity 

Total 

White Alone 

Black Alone 

American Indian Alone 

Asian Alone 

Pacific Islander Alone 

Some Other Race Alone 

Two or More Races 

Hispanic Origin 

Diversity Index 

2010 Population by Relationship and Household Type 

Total 

In Households 

In Family Households 

Householder 

Spouse 

Child 

Other relative 

Nonrelative 

In Nonfamily Households 

In Group Quarters 

Institutionalized Population 

Noninstitutionalized Population 

Dawson County ... 

22,330 

95.6% 

0.5% 

0.4% 

0.6% 

0.0% 

1.6% 

1.4% 

4.1% 

15.8 

26,798 

89.0% 

0.8% 

0.3% 

0.9% 

0.1% 

2.5% 

6.4% 

6.0% 

29.3 

28,205 

88.6% 
0.7% 

0.3% 

0.8% 

0.1% 

2.6% 

6.8% 
6.1% 

30.0 

30,773 

87.8% 

0.7% 

0.3% 

0.8% 
0.1% 

2.7% 

7.6% 

6.3% 

31.5 

22,330 

98.7% 

87.2% 

28.6% 

23.3% 

29.6% 

3.6% 

2.1% 

11.5% 

1.3% 

0.6% 

0.7% 

Data Note: Persons of Hispanic Origin may be of any race. The Diversity Index measures the probability that two people from the same area will be from different race/ 

ethnic groups. 

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography. 

June 13, 2023 
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Community Profile 

Dawson County 

Dawson County, GA 

Geography: County 

2022 Population 25+ by Educational Attainment 

Total 

Less than 9th Grade 

9th - 12th Grade, No Diploma 

High School Graduate 

GED/ Alternative Credential 

Some College, No Degree 

Associate Degree 

Bachelor's Degree 

Graduate/Professional Degree 

2022 Population 15+ by Marital Status 

Total 

Never Married 

Married 

Widowed 

Divorced 

2022 Civilian Population 16+ in Labor Force 

Civilian Population 16+ 

Population 16+ Employed 

Population 16+ Unemployment rate 

Population 16-24 Employed 

Population 16-24 Unemployment rate 

Population 25-54 Employed 

Population 25-54 Unemployment rate 

Population 55-64 Employed 

Population 55-64 Unemployment rate 

Population 65+ Employed 

Population 65+ Unemployment rate 

2022 Employed Population 16+ by Industry 

Total 

Agriculture/Mining 

Construction 

Manufacturing 

Wholesale Trade 

Retail Trade 

Transportation/Utilities 

Information 

Finance/Insurance/Real Estate 

Services 

Public Administration 

2022 Employed Population 16+ by Occupation 

Total 

White Collar 

Management/Business/Financial 

Professional 

Sales 

Administrative Support 

Services 

Blue Collar 

Farming/Forestry/Fishing 

Construction/Extraction 

Installation/Maintenance/Repair 

Production 

Transportation/Material Moving 

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography. 

Dawson County ... 

20,709 

3.0% 

7.6% 

23.2% 

5.9% 

19.2% 

7.0% 

21.8% 

12.4% 

23,593 

24.2% 

59.5% 

5.0% 

11.2% 

13,359 

96.9% 

3.1% 

12.9% 

5.2% 

62.2% 

3.4% 

17.5% 

1.3% 

7.4% 

0.6% 

12,948 

2.6% 

10.2% 

10.0% 

4.0% 

11.8% 

9.1% 

1.4% 

5.8% 

42.5% 

2.6% 

12,948 

62.8% 

21.9% 

19.3% 

11.8% 

9.8% 

10.5% 

26.7% 

0.7% 

6.3% 

4.7% 

5.1% 

9.9% 

June 13, 2023 
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2010 Households by Type 

Total 

Households with 1 Person 

Households with 2+ People 

Family Households 

Husband-wife Families 

With Related Children 

Community Profile 

Dawson County 

Dawson County, GA 

Geography: County 

Other Family (No Spouse Present) 

Other Family with Male Householder 

With Related Children 

Other Family with Female Householder 

With Related Children 

Nonfarnily Households 

All Households with Children 

Multigenerational Households 

Unmarried Partner Households 

Male-female 

Sarne-sex 

2010 Households by Size 

Total 

1 Person Household 

2 Person Household 

3 Person Household 

4 Person Household 

5 Person Household 

6 Person Household 

7 + Person Household 

2010 Households by Tenure and Mortgage Status 

Total 

Owner Occupied 

Owned with a Mortgage/Loan 

Owned Free and Clear 

Renter Occupied 

2022 Affordability, Mortgage and Wealth 

Housing Affordability Index 

Percent of Income for Mortgage 

Wealth Index 

2010 Housing Units By Urban/ Rural Status 

Total Housing Units 

Housing Units Inside Urbanized Area 

Housing Units Inside Urbanized Cluster 

Rural Housing Units 

2010 Population By Urban/ Rural Status 

Total Population 

Population Inside Urbanized Area 

Population Inside Urbanized Cluster 

Rural Population 

Dawson County ... 

8,433 

19.7% 

80.3% 

75.8% 

61.7% 

24.2% 

14.1% 

4.6% 

2.6% 

9.5% 

5.7% 

4.6% 

33.0% 

4.6% 

5.0% 

4.3% 

0.7% 

8,433 

19.7% 

39.7% 

16.6% 

14.0% 

6.4% 

2.2% 

1.5% 

8,433 

80.3% 

57.9% 

22.5% 

19.7% 

120 

20.5% 

127 

10,425 

16.9% 

0.0% 

83.1% 

22,330 

19.7% 

0.0% 

80.3% 

Data Note: Households with children include any households with people under age 18, related or not. Multigenerational households are families with 3 or more parent

child relationships. Unmarried partner households are usually classified as nonfamily households unless there is another member of the household related to the 

householder. Multigenerational and unmarried partner households are reported only to the tract level. Esri estimated block group data, which is used to estimate 

polygons or non-standard geography. 

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography. 

June 13, 2023 
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Community Profile 

Dawson County 

Dawson County, GA 

Geography: County 

Top 3 Tapestry Segments 

1. 

2. 

3. 

2022 Consumer Spending 

Apparel & Services: Total $ 

Average Spent 

Spending Potential Index 

Education: Total $ 

Average Spent 

Spending Potential Index 

Entertainment/Recreation: Total $ 

Average Spent 

Spending Potential Index 

Food at Home: Total $ 

Average Spent 

Spending Potential Index 

Food Away from Home: Total $ 

Average Spent 

Spending Potential Index 

Health Care: Total $ 

Average Spent 

Spending Potential Index 

HH Furnishings & Equipment: Total $ 

Average Spent 

Spending Potential Index 

Personal Care Products & Services: Total $ 

Average Spent 

Spending Potential Index 

Shelter: Total $ 

Average Spent 

Spending Potential Index 

Support Payments/Cash Contributions/Gifts in Kind: Total$ 

Average Spent 

Spending Potential Index 

Travel: Total $ 

Average Spent 

Spending Potential Index 

Vehicle Maintenance & Repairs: Total$ 

Average Spent 

Spending Potential Index 

Dawson County ... 

Southern Satellites {10A) 

Middleburg ( 4C) 

Green Acres (6A) 

$26,818,675 

$2,467.45 

102 

$19,646,760 

$1,807.60 

92 

$42,971,388 

$3,953.57 

108 

$71,472,597 

$6,575.82 

106 

$48,730,457 

$4,483.44 

104 

$87,265,794 

$8,028.87 

113 

$29,935,484 

$2,754.21 

107 

$11,535,333 

$1,061.31 

104 

$243,638,939 

$22,415.95 

98 

$33,753,409 

$3,105.48 

114 

$32,491,151 

$2,989.34 

104 

$15,103,199 

$1,389.57 

110 

Data Note: Consumer spending shows the amount spent on a variety of goods and services by households that reside in the area. Expenditures are shown by broad 

budget categories that are not mutually exclusive. Consumer spending does not equal business revenue. Total and Average Amount Spent Per Household represent annual 

figures. The Spending Potential Index represents the amount spent in the area relative to a national average of 100. 

Source: Consumer Spending data are derived from the 2018 and 2019 Consumer Expenditure Surveys, Bureau of Labor Statistics. Esri. 

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri Into 2020 geography. 

June 13, 2023 
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White 
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Graphic Profile 

Dawson County 

Dawson County, GA 

2022 Population by Race 

Black Am.Ind. Asn/Pac Other 

2022 Percent Hispanic Origln:6.1% 

Households 

Census 2020 2022 

12.5% 

12.7% 

Two+ 

10,B% 

2025 

2022-2027 Annual Growth Rate 

3 C 

1.76 1.80 
u 
L. 

Q) 

1 

2022 Population by Age 

2022 Home Value 

3.85 

• <5 
5-19

■ 20-24

■ 25-34

■ 35-44

45-54

■ 55-64 

■ 65+ 

■ <$100K 

$100-199K 

■ $200-299K 

■ $300-399K 

■ $400-499K 

$SOOK+ 

1.94 

Population Households Median Household Income Owner Occupied Housing Units 

20 

.... 
15 

C 

Q) 
u 
L. 10 Q) 

5 

0 
<$15K $15K-$25K $25K-$35K 

Household Income 

$35K-$50K $50K-$75K $75K-$100K $100K-$150K $150K-$200K 

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2010 decennial Census data converted by Esri into 2020 geography. 

$200K+ 

■ 2022 
2027 
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Dawson County Board of Commissioners 
Planning Workshop & Retreat - Wednesday, March 29, 2023 

Amicalola Falls State Park & Lodge 
418 Amicalola Falls Road, Dawsonville, Georgia 30534 

Retreat Report & Action Plan 

Facilitated by: Hardin Watkins, CVIOG 
Carl Vinson 

Institute of Government 

UNIVERSITY OF GEORGIA 

• Opening Comments from Commission Chair & Commissioners

o What do you hope to accomplish today?

o One word that represents your perspective on your role in Dawson County

o One word that comes to mind when you think of Dawson County

o What is your vision for Dawson County?

o What do you want the community of Dawson County to accomplish in the next 5

years?

o What is the vision of the Commissioners for Dawson County?

o Goal ➔ Agree on 4-6 things to work on in 2023-24.

Commissioners each shared their top items to accomplish in the next five years: 

No.1 

o Manage growth

o Show/prove to employees that they are seen as the county's most important asset

o Improve infrastructure and, in connection, Transportation Special Purpose Local

Option Sales Tax (T-SPLOST)

o Promote higher-paying technology and medical jobs and, in connection, an

industrial park

o Balance growth with improvements to roads, parks, etc., with proactive planning

IR etr eat Report/ Action P Ian 
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No. 2 

o Preserve resources while still valuing individual property rights
o Keep retail as a viable revenue source
o Employee salary/compensation/benefits package
o As a board, give better and clearer direction to department heads with more

proactive approach
o Enhance communication to staff and citizens

No. 3 

o Continue service delivery strategy and do it economically
o Drive/create a culture of passion for excellence; "bottom up" employee model
o Keep growth within bounds of citizens' expectations bounds as citizens expect

(comprehensive plan as guide)
o 5-year plan needs input from departments and define where county is going;

collaboration with all, including community organizations; strategic plan
o Maintain community atmosphere as county continues to grow ("One Dawson");

employee incentives

Others 

o Live, work, play; need higher-end jobs for the "work" aspect
o Keep identity as a community; thriving Dawson County economy with same

community values; grow responsibly without losing county identity
o Keep county beautiful, even with growth
o Unification of county and city
o Diversity in residential offerings (higher price-point housing)
o Alternative funding sources outside of property taxes

Staff items: 

o Dawson County Government working to be a "county of excellence" and a role
model for other governments

o Protecting scenic corridors

Action Planning: 

Mr. Watkins worked with the Commissioners to identify their top priorities from the lists 

prepared and described above. Each commissioner was provided four dots to place on 

one of the items above. The list below identifies the items that received one or more dots 

from Commissioners and establishes the six priority items for further discussion, 

preparation of an action plan, and assignment of person(s) responsible for managing 

completion of the item. Some items noted above were combined for clarity and 

simplification. 
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TOP PRIORITIES 

Improve Infrastructure: Transportation Special Purpose Local Option Sales Tax 
(T-SPLOST), be proactive, travel safety (4) 
Who: Chairman, Interim County Manager, Puolic Works Director 

Details: 
School ELOST is planned for November 2023. Schools decision on willingness to 
change date expected in April 2023. 
TSPLOST is a catalyst for infrastructure improvements 

Action Steps: 

- Meet with city (prefer to get l ¢ instead of 75% of 1 ¢ if we are working together) - Put
together list of projects
- Agree on project list: city, county, joint, DOT($ amounts)
- Bring list to full Board for review: list ready in April 2023, Board

action/consideration in May 2023

- Advertise 3 months before ballot question, consider date at April 2023 (2nd

meeting)

Maintain a community atmosphere as we grow as an organization (One Dawson 
approach). Drive/create a culture/passion for excellence. (4) 
Who: Interim County Manager, HR Director 

Details: 
How do we show our employees they are valued? 
Asset for employee retention and morale 
Keep this in mind as we do everything 
Improved education and information to employees 
Bottom up, employees, front-line staff 
Give training and tools to empower and empower 
Be a "County of Excellence" and role model for other local governments 

Action Steps: 
Offer customer service training 
Offer leadership development training for department heads 
Identify and participate in ACCG training programs 
Identify resources that already exist and utilize 
Include in merit pay determination 

6-year strategic plan - define where we are going. Maintain our identity. Grow

responsibly without losing our identit)'., (4)
Details:

Commit to strategy

Beauty in nature along with quality of life

Work with the people we know
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New people moving in is affirming 
What are we looking to accomplish? 
Be intentional about sharing our vision 
To have a thriving Dawson County economy with the same community values Where are 
we today needs to be defined? - That is step one to begin to accomplish other things on 
list. 
Growth in the commercial corridor ( 400) 

- Keep within bounds of expectation when you move somewhere -
Use the comp plan as guide - stick with the comp plan
- Less residential in 400 corridor
- Diversity in residential options (higher price points)

Action Steps: 

Currently in process of updating outdated Ordinances and zoning regulations 
Scenic corridors language has been prepared for comprehensive plan 
Comprehensive plan being updated presently. 

- May 2023 - begin online surveys and map review.
- October 2023 - will be submitted to DCA.

Give better, clearer direction to department heads. More roactive awroach (3) 
Who: County Manager, County Commissioners 

Details: 
Communicate effectively with staff 

When: 
Begin now 

Action Steps: 
Define before hiring new county manager 
Assign to county manager - this defines expectations for new county manager Outline 
expectations for each department head with new county manager 
Includes the following: code enforcement expectations, communications with public 
(videos), road priorities, and changes needed in county departments 
Communicate effectively with staff 

Show/prove that employees are our most important asset. 
Salary/compensation/benefit ackage (3) 
Who: Everyone supporting, Interim County Manager & HR Director leading initiative 

Details: 
Retirement & Insurance Committee (also appointed and elected officials) 
Something that sets us apart 
Benefit the majority of employees 
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Schedule flexibility 
Solicit input from front-line employees 

Action Steps: 
- June 2023 - short list to Board for consideration to include short-term and long-

term options
- July 2023 - implementation for some quick wins
- December 2023 - insurance
- FY 2024 - investment for anything not immediately affordable

More higher paying, technical jobs (medical, industrial park). Keep job 

opportunities local. Technology Park (Development Authority as 11-artner) (2) 

Who: Development Authority, Commissioner Gaines 

Details: 
Need live, work, play 
Seek medium wage jobs along with high-paying jobs 
Recently provided County SPLOST dollars to Development Authority (0.15 of one mill) 

Action Steps: 
The action plan is the comprehensive plan. Begin there. 
Development Authority is working on this - developing shovel ready sites. 
Talk with Development Authority now and regularly in the future. 
Ask Development Authority to provide quarterly updates to Board. 
Share Development Authority data on ROI (return on investment). 

{ 

Drive/create a culture/passion for excellence. Bottom up - employees' front line. 
Give training & tools to deliver and empower. Be a county of excellence and role 
model for other governments. (1) 
Incorporated into "Maintain a community atmosphere" priority item above. 

Preserve our resources while still evaluating individual property rights. ( 1) 

Unification of city/county. ( 1) 

Parking Lot items that were mentioned throughout the day for future discussion: 

- Want to see long-term goals and needs of the departments (5-years). - Capital needs, wants
to move to proactive versus reactive approach. -
Policy decisions are tough: 400 corridor vs. remainder of county. -Customer service training.

Commissioners each provided their final thoughts on the day and about moving ahead. 
Adjournment 

} 
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VISION from public survey 

Stop building and start preserving the little we have left. 

2 anonymous Sustainable growth in all areas 

3 anonymous Managing residential and business growth responsibly. Creating more youth 
activities and programs, preserving green space and lake recreation. 

4 anonymous To maintain some rural beauty. 

5 anonymous We came from a county that handled growth completely wrong, in my opinion. 
We watched our community go from country to crime in a matter of 15 years. We moved here a year ago 
in hopes of a place to raise our children in a safe community. We also love the school system here and 
hope that it continues to maintain high standards. My vision for Dawson County is to preserve the 
welcoming sense of community we have enjoyed over the past year. We know growth is inevitable, but 
would appreciate growth decisions be thoughtful from all perspectives rather than just economical. 

6 anonymous 
downtown area 

7 

8 

anonymous 

anonymous 

Slow the growth, allow the infrastructure to catch up, and direct new growth to 

Fearful of destruction an�no planning 

More developed infrastructure with good employee retention. 

9 anonymous Hopefully the growth will slow down and public safety will catch up. When 
Dawson county has to call in GSP for every accident due to a shortage we have an issue. 

10 

11 

anonymous 

anonymous 

12 anonymous 
advancements 

Slow, but SUSTAINABLE, growth! 

Sensible development in concert with infrastructure improvements 

More sports available to young people. Better roads and bridges. Public safety 

13 anonymous Sustainable growth with high wages jobs across various sectors. I hate seeing 
our county simply becoming a commuter county because rents have gotten so expensive in North Fulton 
and Forsyth Counties. 

14 anonymous Dawson County has the opportunity to preserve its character and natural beauty 
through this major growth spurt. I see Dawson keeping its rural feel by avoiding clustered housing 
concentrated in specific areas creating traffic congested hotspots. I see Dawson as a place where people 
can live and make a decent living, instead of so many people driving south on 400 to find a livable wage. I 
also see Dawson attracting top educators from Forsyth and Gwinnett with competitive teacher salaries 
and reduced bureaucracy. 

15 

16 

anonymous 

anonymous 

Preservation of farmland; unified governments - safer intersections. 

I hope we have the resources needed to handle all of the growth. 

17 anonymous Slow down growth, take citizens into account. We need Dawsonville to say a 
great town that it was a couple of years ago. 

18 anonymous Slow down the growth. Limit the high density housing and chain stores. Attract 
companies that provide higher wages. Improve the infrastructure, roads etc. to help with traffic and reduce 
accidents. Plan for the growth, our water supply is limited. Reduce taxes. 

19 anonymous Stop the growth! 

20 anonymous A perfectly healthy, balanced, and safe town with opportunities for its residents. 
That can populate sustainably yet generate revenue from attractions that our visitors and residents love. 
To be a town that is one of a kind yet also different from the others. (Ex: Bentonville, AK) 

21 anonymous Plan and expand roads BEFORE approving anymore housing. 
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VISION from public survey 

22 anonymous Slow down the growth! More passive parks and maintaining rural scenic 
character. More small shops and more local (not fast food) restaurants. Need more medical facilities in 
the county. 

23 anonymous Grow the 400 corridor, leave the rest of the county alone. Forsyth has become a 
nightmare of growth and now Dawson is doing the same. 

24 anonymous Slow down the development both multi family housing and commercial - make it 
a safe place to live - cut down on drug trafficking 

25 anonymous Dawson County not becoming a clone of exit 14 in Cumming, GA. The BOC not 
rubber stamping every request to clear cut, bulldoze or pave the 400 corridor between Forsyth and 
Lumpkin County. 

26 anonymous Grow in character. We should be proud to say we live in Dawsonville. Right now 
we are compared to forsyth and have a very low profile 

27 anonymous My vision for Dawson County is balance. Development is a necessary part of 
progress, however, development should be tailored and not run rampant through the county. Therefore 
my vision fo.r Dawson County over the next five years is maintenance of ecologically rich areas, 
maintenance of farms and rural areas, yet economical development and high end development around 
Dawson County. This coupled with increased opportunities for agritourism would allow for a proper 
balance between preservation and development of our great county. 

28 anonymous More growth/business opportunities for kids and economic perspective 

29 anonymous More schools, hospitals, emergency services for under 3 years, parks, more GA 
pre-k spots, playgrounds for kids 

30 anonymous I would like to see a Dawson County with more starter housing, higher wages, 
functioning major roadways and a pedestrian-friendly greenway trail system. I would like to see large
scale commercial developments contribute more to the tax base so the financial burden isn't as much on 
local residents. 

31 anonymous 
2015 

32 anonymous 

33 anonymous 

For it to be the small town community it was when we built our home here in 

Safer roads. Close by hospital . Less congestion on roads. 

Less apartments/condos/townhomes and more single family homes 

34 anonymous Development of Downtown area as a desirable destination with privately owned 
restaurants and small shops, brick sidewalks and streetlights. 

35 anonymous Please stop overbuilding and destroying the environment. We need more fire 
Emergency services and police 

36 anonymous The elimination of High Density Zoning for Residential developments with Mixed 
Use exceptions only. Move to a 1 acre minimum lot size county wide for new residences with .75 
variances. Controlled growth with beautiful developments where natural space is preserved and natural 
features become the amenities and not destroyed. All current (2023) residential developments in the 
County are using full property clearing methods with no specimen tree preservation, extreme levels of 
grading with retaining wall usage to unnaturally reshape the land for maximum residence unit 
construction. This method does NOT create beautiful residential communities. STOP allowing 
developments to have private roads! This will lead to dilapidated communities in the future. Put grading 
limits on developments. Put development restraints on proposed rezonings (developers cannot "flip land" 
after simply grading and running utilities and must follow through on stipulations for developments. 
Architectural Guidelines for ALL residential and commercial development MUST BE UPDATED AND 
ENFORCED. For a residence this would include minimum roof overhangs 12" front and sides, restrictions 
of front facing garages, water table material restrictions (4 sided), an architectural review staff in the 
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VISION from public survey 

planning department with coordination between builder, developer, designer, and homeowner with review 
of each residential build. Expand the planning and development staff to include an elected official by the 
citizens. All development policies MUST BE ENFORCED! This included impact fees, sewer tap fees, 
water tap fees, etc. no "deals". Concentrate on building more infrastructure around our current natural 
resources for recreation and tourism purposes (hiking, mtn biking, lake, river, farms, etc). Create a round 
table of staff members with engagement practices to attract LOCAL developers to Dawson County for 
high end builds, custom homes, and small "pod" communities (under 15 lots). And finally take care of our 
Emergency staff and School staff! 

37 

38 

anonymous 

anonymous 

39 anonymous 
rural character. 

Attempt not to become another Forsyth County 

Hometown community working together for citizens and businesses. 

For the residents to have more job opportunities and for the county to maintain its 

40 anonymous Dawson County is being overrun with development and all the natural area 
tourism dollars are being threatened. The development has to slow down if the current residents are to 
have a decent quality of life and a safe place to live and raise their families. 

41 anonymous 
the 400 corridor. 

Preserving the rural character of the county while promoting smart growth along 

42 anonymous Unity between city and county with local officials who care about the community 
more than themselves. Limited growth with more fees to developers to help with resources. Safe and 
clean parks, good schools with the family friendly feel that we all love about Dawson County 

43 anonymous More landscaping along highways 

44 anonymous Hopefully a more promising downtown with a walkable and desirable main st. 
Similar to roswell, blue ridge or Dahlonega. No more apartments or condos. Code enforcement on the 
outlet mall and moving forward with a country style halcyon mixed use development. Keep it classy and 
higher end. 

45 anonymous A large Park with 2&4 mile nature trail. Approve more Single Family zoning. Stop 
apartments and no more tire shops. Need bridge at 53. Expand Sewer up 400 and out 

46 anonymous Better safer place to work and play. 

47 anonymous To be a progressive county that pays its employees well, provides excellent 
benefits, and promotes a healthy work environment which will then attract great employees. With great 
employees the community will begin to thrive and we can get rid of the negative stigma around the 
county. 

48 

49 

anonymous 

anonymous 

Bring more restaurants to downtown and keep growth from over expanding 

Managed Growth and cleaning up poorly managed properties! 

50 anonymous maintain rural character. fix traffic created by unanwered growth. enhance parks 
and recreation. preserve land. we are too close to the GA mtns to turn into a big city. develop downtown 
area with walkability and destination attractiveness. we need smart people to define and sustain our place 
as a scenic rural county. we do not need to become Forsyth/cumming. that is a tragic ending for 
Dawsonville. introduce strict development code that supports what we want. no.no.no. to another Forsyth. 

51 anonymous Growth slows, focus on the residents we have now, and improve the schools. 
Invest in the teachers and it will be a blessing for all 

52 anonymous More people, more healthcare, more jobs. 

53 anonymous Slow down! Need more deputies if continuing to build more apartments and 
townhomes. More people=more crime, traffic etc. 
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VISION from public survey 

54 anonymous See question 15 

55 anonymous Allowing 911, Fire/EMS and the Sheriff's Office to catch up and grow with the 
developments of the county. This infrastructure has been overlooked for far too long. Better pay retains 
good people and good people help recruit new people. The citizens deserve a better Public Safety 
infrastructure. 

56 anonymous I would love to see the Fire and Ems and 911 and the Sheriffs office have the 
appropriate staff to support the citizens and the visitors of the county. 

57 anonymous quality dining availability; Less fast food restaurants. keep the rural feel. If you 
are going to build require larger lot sizes and more preservation of the environment. Less Strip malls 
more live and play, Avalon type communities not another apartment or townhome tract community 

58 anonymous Funded infrastructure improvements and enhancements to support business 
development and increased population along the HWY 400 corridor while preserving the natural 
enviroment of the west and northern parts of the county, 

59 anonymous To not allow anymore assisted living/ over 55, or section 8 housing. Especially 
until infrastructure is upgraded to handle what we currently have 

60 anonymous New housing under control; high-speed internet throughout the whole county; 
support of new business along 400 corridor; road infrastructure improvements. 

61 anonymous Maintain ga 400 north of hwy 53 as a parkway with few commercial projects 
unless the builders follow strict regulations which require berms, trees and landscaping to hide the 
business's and parking lots 

62 anonymous Keep Dawson as a small community. Keep land out of building apartments, town 
homes and high dense subdivisions. 

63 anonymous Growth 

64 anonymous Slow down the growth. Growth can be good, but it is happening at a rapid rate. 
Property taxes are astronomical and ridiculous. Roadways cannot handle traffic. Stores cannot handle 
foot traffic due to staffing issues. 

65 anonymous Dawson county needs to get their act together. Property taxes are getting to be 
unreasonable, and that's coming from someone whose family has been here for decades on the same 
land. The roads are getting ridiculous, and they're getting too happy with the roundabout situation on the 
roads. While they do keep the flow of traffic, they also create a larger chance for accidents because even 
to this day people still either do not yield properly or they do not know how to go through one. Some of 
the roads need to be widened or have a lane added in order to prevent accidents. We need a better 
police force that is actually here for the community, and we need to let them do their jobs. Most of the time 
these people cannot do their jobs because they're so bound up by laws that shouldn't be there in the first 
place that justice isn't able to be served. The DCSO is also training their officers to be aggressive, that is 
coming from someone who's spouse used to work there, and a huge reason why he did not want to work 
there anymore. Some officers really do what to be there to serve the community, not aggressively just 
shoot first, ask questions later. Another issue is that the county isn't properly maintaining the sides of the 
roads in some areas, particularly on Etowah River road. The ditches are growing trees and very large, 
very high plants because they aren't getting cut and it is causing issues for many of the residents because 
they can't see to get out of their own driveway. The emergency services area definitely needs an 
expansion. currently it takes nearly 30 minutes for an ambulance to get to our home, thats not just a one 
time thing, that has been multiple instances. That amount of time is the difference between life and death. 
Currently, it is faster for us to drive in our own vehicle to a hospital for emergency care than it is to wait for 
an ambulance to arrive. Would you want to wait that long in a life threatening emergency? Why do 
residents need to wait that long? 
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VISION from public survey 

66 anonymous Slow the growth to allow the infrastructure to keep up. Attract good paying jobs. 
T he current jobs are mostly low income. The cost of housing has raised out of the range for the local 
employment income. 

67 anonymous Slow/control growth, address traffic backups, stop low income/dense housing -
concentrate more on attracting families, not low budget housing which accommodates low income 
populations and raises crime and drug problems. 

68 

69 

anonymous 

anonymous 

Slow residential development down to maintain our small town community 

Moderate growth, increased medical facilities, improved infrastructure 

70 anonymous Make downtown Dawsonville a charming, inviting place for community to enjoy 
restaurants, shoppes and entertainment. Lets get Dawsonville in Southern Living as one of the top 15 
places in Georgia to visit and to live. 

71 anonymous Updated existing structures of historic buildings, landscaping in the square, more 
small business owned shops such as the ones in Downtown Dahlonega. 

72 anonymous Smoother Traffic flow around shopping areas. 

73 anonymous I would like to see improvement in the pay rates and benefits for county 
employees and for individuals employed in the county. 

74 anonymous SLOW THE GROWTH!!! We don't need to become Forsyth or Gwinnett County. 

75 anonymous To balance its beauty and natural draw as a good place to live and work with 
haphazard growth & development. 

76 

77 

anonymous 

anonymous 

Uncontrollable growth. 

Slow growth keeping the small town attributes alive. 

78 anonymous There is going to be a huge amount of developments going in, especially around 
the 400 corridor. My hope is that Dawson County stays proactive and tries to stay ahead of the curve. 

79 anonymous 
GROWTH!!! 

80 anonymous 
citizens safety. 

To become the next Forsyth/Gwinnett County. GROWTH, GROWTH, 

Slow down the growth until public safety can grow to a manageable level for all 

81 anonymous Another kayak canoe put in area on 136 Etowah river with parking and picnic 
area. A swim park with inside pool open year round. Bike trails so the bicycles do not use same roads as 
cars. 

82 anonymous To keep our county from growing so rapidly to avoid traffic and congestion. 
Widening roads in some areas to offer turn lanes. Keeping more green spaces, particularly on the 400 
corridor so it doesn't end up like several other highways with strip malls, traffic lights, etc. Years ago 
wildflowers were planted in the grassy middle areas of Hwy. 400 and it was always a beautiful drive 
towards Dahlonega. We could beautify it again by planting. 

83 anonymous KEEP our beautiful rural country environment of rolling hills, streams, wildlife, 
unique single family houses on acreage, farms and leave Highway 9 alone!!! No more high density 
subdivisions along our historic Highway 9. 

84 anonymous Managed growth with traffic managemenUflow, best public services. Keep small 
town feel while sprucing up Dawsonville city to make it more attractive and historic. 

85 anonymous 
Dawsonville. 

Quality digital infrastructure. Improved roads. Hwy 53 bypass around 

90



VISION from public survey 

86 anonymous Beautiful passive parks, maintain rural nature of western county, better 
landscaping and buffers along commercial corridor, more and connecting access roads to provide an 
alternative to having to be on 400 

87 anonymous Having cellular services on the main highways at least and not putting up 5 tire 
shops in a 2 mile strip of road when other businesses could bring more diversity and value to the 
community. 

88 anonymous We need to make Dawson County a community where new businesses and 
people want to move. Businesses want to move to communities with a nice downtown with shops and 
restaurants, good education, great healthcare, sustainable-efficient infrastructure, and that does not look 
like a bunch of uncontrolled & random development and building took place. We have been visiting 
Bainbridge, GA recently, and it is amazing what they have done to revive that town. The downtown has 
been renovated with new shops, restaurants and hotels, the brick streets were restored, a very large solar 
farm is now there with additional solar all over the county, and many new businesses are now moving 
there. 

89 anonymous 
thoughts. 

managed growth with infrastructure and services keeping pace, not after 

90 anonymous I would really love to see a water aquatics center which would serve so many 
people. Every neighboring county has one. Also acquire the now defunct gold creek golf course and make 
it a public course. 

91 anonymous Less fast food and more high tech 

92 anonymous Planned well controlled development. Keeping the small town feeling but have 
21st century amenities. 

93 anonymous Positive. Growth is inevitable. Beautiful natural resources and less traffic/ people 
will attract. Road infrastructure ( includes DOT), sewage, must catch up. Our industry and business 
growth must be planned carefully. Spread some of the residential and commercial away from the 400 
Corridor while keeping a strategic growth plan in place.preserve the rural aspect with islands of residential 
and commercial. Ideally, add more recreation, walk and bike paths, while still retaining green space .. 

94 anonymous Absurd question. We can't even keep up with 5 months from now much less 5 

years.;;. 

95 anonymous Protect and secure our natural resources and rural ambiance with modern 
planning (we are nationally renowned for the former from the Etowah River to the beginning of the 
Appalachian Trail). Incorporate and support clean-energy businesses (in LEED or better buildings) that 
preserve air and water quality, adapt to climate change and provide high paying jobs to sustain economic 
growth. Improve transportation links to avoid the metro congestion mess. Tax consumption, rather than 
homes and land to promote reuse, repurpose and recycle. Retire as many fast-food franchises as 
possible and encourage/support local eateries that serve healthy food options. Promote and support 
community gardens where residents (without suitable yards, or apartment dwellers, or those in HOA's that 
frown on such things) can grow their own garden fresh veggies. Expand safety patrols on Lake Lanier. 
The Sheriff's department should have at least a boat and trained officers to patrol Dawson's 4 7 miles of 
shoreline each summer to be able to provide swift water rescue as well as law enforcement in conjunction 
with the DNR and other lake bordering counties' patrols. Currently local lake residents are forced back to 
port every weekend and holiday by yahoos (often drunk) who ignore good or safe marine behavior. 

96 anonymous Freeze residential development building. Only individual resident homestead 
building . Moratorium on HOAs. Start industrial projects. Improve roadways. 

97 anonymous We will probably be moving away from Dawson in the next 5 years due to 
unbridled growth. Add the 22% increase in our property taxes this year and we are not happy. 
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VISION from public survey 

98 anonymous Ever expanding, tight knit community that has plenty of both commercial and 
residential areas that allows for a diverse and open community of residents in the beautiful foothills of the 
North Georgia mountains. 

99 anonymous Small town with big homes. Bring the money north not the low end. 

100 anonymous Broaden our respect for each other and the environment. Better communication 
from elected officials. Put back drop box for voting. Beautification and preservation. Stop rabid building. 

101 

102 

anonymous 

anonymous 

Continued managed growth. 

Increase public safety, manage growth, introduce more diverse businesses. 

103 anonymous A more vibrant downtown with shops and restaurants. More use of Dawsonville 
City Park. Cleanup of unsightly areas. Doing our share to help sustainability and preserve the climate, 
e.g. electric vehicles, solar power, better recycling.

104 anonymous Stop allowing ugly commercial development. Zoning for signage and appearance 
of structures. Remove junk from roadsides. 

105 anonymous A well-planned county with great care taken in preserving natural beauty, clean 
air and access to nature and recreation in it. An unwillingness to be easy "pickings"for developers and 
urban sprawl. 

106 anonymous That a Democrat is elected. This isn't political it would just begin to normalize us 
again with elected people that bring other ideas to the tablw 

107 anonymous I would love to see this county, have a unique downtown atmosphere similar to 
Dahlonega and other small towns. I would like to see a live eat play area similar to the Avalon in our area. 
Less chain restaurants and less tire shops, and oil change locations. 

108 anonymous I know growth is coming but I want DC to balance growth with infrastructure. 
More houses than apartments. Continued economic development for job opportunities on the 400 
corridor. Continue to keep Dawson County a safe place to raise a family. 

109 anonymous A beautiful place that offers unique experiences and a selection of more green 
space than our neighbors to the south. Less crowding and less population explosion. Less huge areas 
where people live on top of each other. A place where the residents respect each other and they get to 
have a more natural environment. 

110 anonymous 
too much traffic 

Too many retail facilities, especially fast food restaurants, too many apartments, 

111 anonymous with all the development going on at 400, dawson county will be just another over 
crowded suburb of atlanta 

112 anonymous I would love to see more internet provider options. I would also like to see more 
transportation options for families that live in rural areas to get to services and activities in the county like 
the libraries, parks, food banks, etc 

113 anonymous A rural mountain community not an industrial park 

114 anonymous - more pedestrian friendly areas near 400 corridor and downtown with local 
restaurants and common areas - update and improve lake parks and recreational areas - add non- chain 
restaurants and shops ( smoothie bowls) - more school choices and some private schools - improve 
traffic - add a grocery store like Aldi or Trader Joe's 

115 anonymous Grow with well, planned and thought out processes and initiatives 

116 anonymous Slow down the growth. Create a plan and follow it. The last thing we should want 
is to be the next Gwinnett County or Forsyth County 
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VISION from public survey 

117 anonymous I am afraid it will loose it charm. Moving here 2016 and till 2020 no one honked at 
other drivers much. Yesterday at Kroger saw/heard at least to honking at each other. Last week at 
Walmart saw 2 drivers flipping birds and honking. 

118 anonymous With the current lack of planning and dismissal of the value of green space, it 
appears Dawson County will soon mirror north Atlanta or over built Roswell. 

119 anonymous To preserve the natural beauty of its rural character with ample green space and 
the identity as gateway to Lake Lanier and to the Appalachian Mountains. 

120 anonymous Stopping growth just for growth. No more apartments. Bringing more diverse 
businesses into the county to provide jobs. Having public/emergency services and schools that aren't so 
overwhelmed. 

121 anonymous We need a planned development like the forum peach tree corners or Avalon in 
Cummings, not more fast foods gas stations, no billboards stop all billboards 

122 anonymous Keep it a small, quaint, charming small town that is known for. Build subdivisions 
with houses not apartments. 

123 anonymous Slow the growth. Housing and other. Expand police/fire to support current growth. 
Revamp outlet mall as it attracts theft 

124 anonymous Slow down the apartment transitional housing along Ga 400 and create more 
family oriented attractions. 

125 anonymous Keep growth slow and increase the quality of the roads 

126 anonymous To significantly SLOW the growth. We have grown too much too fast. We have 
more crime, more wrecks, and more community issues. Apartment housing is ridiculously overused. The 
place we love living is changing significantly and not for the better ... 

127 anonymous I hope it does not become more like a city just because our elected officials care 
more about money than the feelings and wishes of the people who voted them into office. 

128 anonymous Slow the growth down and provide the best services for our community 

129 anonymous Controlled growth and seeing many enjoying the beautiful area in which we live 
by utilizing outdoor parks and resources. Sure would love a mountain bike trail! Plan ahead of growth for 
traffic concerns. 

130 anonymous Controlled growth with infrastructure in place beforehand . Recycling to reduce 
litter. Less $ 700k houses with only $30,000 jobs available 

131 

132 

133 

anonymous 

anonymous 

anonymous 

134 anonymous 
Forsyth County. 

135 anonymous 

Less growth. It is not progress if quality of life declines for residents. 

Quit growing so fast or keep it going and watch the county fall apart 

Less growth and better infrastructure and traffic control. 

Infrastructure planning for the inevitable growth taking place and expansion from 

Slow population growth, to help build up our counties infrastructure. 

136 anonymous I hope to see a idyllic natural areas, a variety (size/type/price) of safe, attractive, 
comfortable homes for all age groups, great schools, wide variety of quality medical care, adequate 
recreation space, well planned roads that are safe, clean air, clean water, thriving wildlife (birds, forest 
animals), the presence of medical & high tech business (offices vs. manufacturing), upscale retail, dining, 
and entertainment venues. Well trained law enforcement, fire, EMS, and training for all county employees. 
We need to be willing to pay more in taxes to help county employees be well trained and well paid in the 
future. I've been very pleased with Dawson County employees. Please help them be ready to help 
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residents (and visitors) in the future. They need training to keep current in their fields and good pay, 
benefits & pensions to continue to be able to afford to live here. 

137 anonymous 
enjoy the square. 

More school transportation and a hospital as well as more sidewalks and light to 

138 anonymous For the growth to slow down so we do not turn into cunning. Tax the businesses 
and land contractors properly so the citizens are left holding the bill. 

139 anonymous Responsible growth. If we continue to build More housing our infrastructure and 
public safety should grow with it. If as a county we cannot afford to build the infrastructure we need to limit 
the number of new housing establishments being built. 

140 anonymous Controlled growth along 400 along with support and growth of infrastructure to 
include water, internet , and public safety. 

141 anonymous 
on the 400 corridor. 

142 anonymous 

143 anonymous 
Forsyth Co. 

144 anonymous 

Limited growth and development. Revitalize downtown. No further construction 

Enough growth already! No more! 

A big marketplace with few rain, high tempeeatures, few trees and a copy of 

Try to keep its small town feel. 

145 anonymous Maintain a "small-town feeling" and also truly focus on an emphasis of 
maintaining a community centered around the "quality of life" that makes.our county so attractive. The 
further away from this focus we get, the less attractive our county becomes for those of us who have 
been here for generations and those interested in joining our community. 

146 anonymous LESS growth! STOP RUINING OUR HOME! 

147 anonymous Stop the automatic approval of all bush hogging green tree spaces! Our schools 
and roads cannot handle all that is currently under construction. Plus the pricing of the houses being built 
now is far out of reach for majority of Dawson County citizens! 

148 

149 

150 

anonymous 

anonymous 

anonymous 

151 anonymous 
the west. 

152 anonymous 
are less congested. 

No more subdivisions outside of 400 corridor 

Living in Atlanta. The growth is too much 

Keep the natural beauty and no more apartments 

Passing a TSPLOST and working with Gdot to improve connectivity to 400 from 

Slow the growth. Stop the apartments. Improve roads and intersections so they 

153 anonymous Keep small town feel, make city of Dawsonville more accessible to businesses 
and more appealing, slow down the rapid growth at 400. 

154 anonymous Better 

155 anonymous To retain its rural and scenic areas and slow rapid growth of housing and 
apartment developments. bring high speed internet to ALL areas of the county. 

156 

157 

158 

anonymous 

anonymous 

anonymous 

More upscale homes and restaurants 

Keep it small so our children can enjoy the same 

Sustainable growth while preserving nature 
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159 
place. 

anonymous My Home Town with limited growth and a great place to raise a family and age in 

160 anonymous To be the scenic county that prioritizes green and recreational spaces while 
allowing for family-friendly focused development and growth. 

161 anonymous No more growth and expansion. Focus on where we are now and making it the 
best possible for Dawson Co citizens. 

162 anonymous Slow down the growth and do it smart. Lost size no less than 1/2 acre. Large 
impact fees on developers, which needs to be set aside in accounts for road improvements and public 
safety. Cap the wages of county commissioners. Stricter fines and removal from office anyone taking 
kickbacks from developers. 

163 anonymous Controlled growth. Understand what attracts people to the county and realize that 
we must not lose that. Controlled growth allows the county to keep that while still having inevitable 
population increase. 

164 anonymous To not grow anymore. I love living in this town and have lived her since 2nd 
grade. It has a great small town feeling that seems to be slipping further and further away. With all the 
new apartments going up and large neighborhoods it attracts unwanted people who create problems and 
bring bad habits. I understand that towns grow but this one is growing way too fast. I want to raise my 
kids in a small safe environment not one that is owner populated and run down because of the people it 
has attracted. 

165 anonymous Slow down growth to allow jobs to be finished 

166 anonymous My vision for Dawson count for the next 5 years is to keep it the beautiful and 
safe place it is, as family from dawson for well over 109 years, I want to see the county grow but not in 
the ways that we are growing now. Crack down on rezoning. And hold the 1 acre to build law to 
everybody to eliminate the building of cookie cutter homes that decrease in value but continue to drive 
our property taxes up. My 5 year plan is for the county, commissioners, and Mayor to take a step back 
and realize what exactly they are doing to the people who built this county, who have lived here there 
while lives. You are driving them out with over priced property taxes and a substantially more expensive 
cost of living than what many of us were raised in. Keep Dawson county, Dawson count. We are not 
Forsyth, we are not Alpharetta, we are Dawson. Quit worrying about the money that goes in your pockets 
and worry about your community 

167 anonymous Schools need more to support all the growth. I am a bit concerned that this 
wasn't on here. Keep tourism at 400 corridor but maintain residential areas, roads and fire/EMS a priority 
for residents. 

168 

169 

170 

171 

anonymous 

anonymous 

anonymous 

anonymous 

Rural and tree covered accept 400 corridor. Growth near Forsyth county line. 

Stop blowing up. We don't need to keep adding chain restaurants. 

No further growth. 

Slow the growth an improve infrastructure. 

172 anonymous An upscale mixed use development such as the Collection in Cumming. Higher 
quality housing developments. Highway 400 overhaul. Better city planning - let the city planners tour 
Greenville, SC. Growth is coming, it cannot be stopped. Quality planning is needed. 

173 anonymous It would be wonderful to see the businesses along the 400 corridor update their 
look to be more attractive and follow a cohesive style that is not dated looking. It would be great to get a 
Target, Trader Joe's, or a Whole Foods. Some 

174 anonymous Better leadership Less development Controlled immigration 
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175 anonymous Stop down grading Dawsonville with so many low income housing areas, 
apartment and fast food. Step it up to attract better restaurants, and things to do 

176 anonymous 
is mostly residential. 

177 anonymous 

Commercial growth expanding along 53 and the city of Dawsonville. Growth now 

Controlled growth focused on building up residential homes/families 

178 anonymous We seem to be focused on more development without much consideration of 
blending design. Ripping up beautiful land with roads and structures. Basically destroying our most 
appealing asset. How about concentrating on a better general plan! 

179 

180 

anonymous 

anonymous 

Having a decent place to live without so much growth which brings crime. 

Slow the rampant and destructive growth. 

181 anonymous I am afraid it isn't good. I am concerned about rapid expansion in many areas 
such as large housing developments mainly lower income housing which will increase the tax burden for 
existing residence. 

182 

183 

anonymous 

anonymous 

Becoming an Atlanta both people and crime! 

Honesty - Something which is lacking in the county leaders and city leaders 

184 anonymous Preserve as many trees as possible. The increasing noise is an negative of living 
here. Clear cutting is such a waste of resources. 

185 anonymous Limit growth of population before expanding jobs here. 

186 anonymous To see an end to the over building of apartments and homes. I don't want to live 
I. The fifth fastest growing county in the nation. I don't want to see Dawsonville become another
Cumming.

187 anonymous Stop reckless developing, clean up the county, stop building apartments, 
redevelop the outlet mall to more upscale shopping. It is currently attracting a bad crowd coming into our 
county. Add additional police. 

188 anonymous Keep forested look along Ga 400 as it takes travelers to North Ga mountains, 
create access roads for local traffic to bypass Ga 400, lower speed limits on Ga 400, less fast food more 
unique restaurants and shopping and lower water hook up fees for those new businesses, less cheap 
housing, more planned neighborhoods with full services like Vickery Village, lower residential property 
taxes, limited growth and spending. 

189 anonymous Would love to see Dawson County stop building so many 
apartments/townhomes. Too many people are moving in .... our county cannot handle the cars, people, 
emergencies, traffic, etc. 

190 anonymous 
County. 

To see a halt to reckless development that will turn Dawson County into Gwinnett 

191 anonymous Would like to see planned housing development with nice amenities, less 
apartments more single family, better shopping, restaurant choices, not just fast food chains, recreational 
amenities and businesses that have higher wages like high-end manufacturing, not storage uses. 

192 anonymous Not much larger than now 

193 anonymous I would like to see an alternative road to get around from True Value to GA 400. 
Whenever there is an accident at that spot, you are stuck unless you go all the way back to Thompson 
Road over to Hwy 9 and down, which is way out of your way. 
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194 anonymous I'd love to see Dawson County reps truly step back and take a long pause before 
approving any more development until when and if the infrastructure can support it. Stop the "boys club" 
mentality around here and really listen to your citizens! 

195 anonymous TO BECOME A PLACE PEOPLE WANT TO VISIT. .. A DESTINATION. NOT A 
COUNTY FULL OF APARTMENTS OVERCROWDING OUR SCHOOLS AND ROADS. KEEP DAWSON 
BEAUTIFUL. 

196 anonymous More continuity with style of building structures, more green space and 
landscaping, better paying jobs, more parks, higher test scores with public schools, and affordable senior 
housing. 

197 anonymous Safe and controlled growth. Public safety should be a top priority. As we witness 
many people/businesses fleeing unsafe places in our country - this could easily be our county, if we do 
not remain proactive. 

198 anonymous TO IMPROVE THE PUBLIC SAFETY FOR THE COUNTY IN ALL AREAS, 
POLICE , FIRE , EMS AND DISPATCHERS. TO INCREASE WAGES FOR THESE JOBS SO THAT 
THEY ARE COM PAR I BABLE TO TEH COUNTIES AROUND US. 

199 anonymous I would like to see it stop growing. Most people moved to Dawson County to get 
away from the overpopulated area of Forsyth. 

200 anonymous My vision for Dawson County for the next 5 years is to see more public safety 
personnel, the citizens in this county wont get the service and standard of care they deserve if we 
continue to build and build and build without putting back into the very thing that makes it all work. Public 
Safety. The fire dept needs more ambulances. the sheriffs office needs more 911 dispatcher and a 
building that is suitable and not just whats cheapest or an afterthought because they are the hub, the first 
line for all public safety, the sheriffs office needs a radio system that deputies can rely on, not one that 
they have such spotty coverage they worry they are going to get shot and not be able to call for help due 
to radio service. the vision is to see the county commisioners pour back into the people who want to serve 
this county the best they can. pay them what they deserve. give them the tools they need to better serve 
this growth you want to see so badly 

201 anonymous Have reliable internet instead of garbage Windstream, feel comfortable enough 
to call 911, if I actually have an emergency, to receive the attention needed. 

202 anonymous A cleaner county with less run down areas 

203 anonymous A thriving historic downtown with funky shops, bars, restaurants, secure schools 
with more resource officers and bullet proof doors and windows with the top of the line security, still 
beautiful and rural but with less draconian zoning regulations for housing so that people can live more 
freely and find ways to afford to live here, a diverse community of artists, professionals, but all sharing 
values of American pride, civic duty, and looking out for thy neighbor 

204 anonymous I hope for Dawson county to be in a place where it can be a place for everyone to 
come and see the beauty of the mountains and lakes. A place to get out and explore nature and enjoy fun 
new businesses and places. 

205 anonymous Preserved scenic Routes to public lands; unified government 

206 anonymous Keeping it beautiful and safe . If I need law enforcement or fire services it would 
be nice to have them available. 

207 

208 

anonymous 

anonymous 

More affordable housing opportunities. The rent is insane around the area. 

Continue to enjoy the community and the location. 

209 anonymous The southern part of the county is lost. I grew up on Bufort hwy in Doraville. Hwy 
400 already looks worse! And now giant billboards everywhere. There is no good leadership that won't 

97



VISION from public survey 

seel out to the greedy dollar. Soon this place will just be another poluted concrete nightmare with constant 
sirens and rampant crime. With tons more people the traffic is already nuts and won't ever be better. 
Position yourself to make some money off this growth and then move out of here! 

210 anonymous Overall, just a decent place to live without ridiculous taxes! 

211 anonymous Improved rode infrastructure, less low income housing, a development like 
Cumming City Center. 

212 anonymous If you don't stop with subdivision and apartments complex it will be worse than 
Atlanta. 

213 

214 

215 

216 

217 

anonymous 

anonymous 

anonymous 

anonymous 

anonymous 

Controlled crime and growth 

To stop building so much 

Small town feel with big city services 

Slow the growth to be more in line with our infrastructure system 

Stop the growth and let Dawson Co. be the small united community it is. 

218 anonymous Bring more economic development with higher salary, lower property taxes and 
diversified culture like heritage night. 

219 

220 

anonymous 

anonymous 

Living up to the county motto as posted on welcome signs 

Improved roads and park systems 

221 anonymous Slow down residential growth. Listen to complaints about the unnecessary 
amount of poorly developed new neighborhoods and townhomes and apartments. Protect and increase 
our natural resources and recreational areas and develop a better downtown feel 

222 anonymous Managed growth, not density. Improved financial budgeting and accountability. 
Governmet/administration fails to realize it is not a blank check 

223 

224 

anonymous 

anonymous 

I would like to see the run down homes addressed. 

Same as 20 years ago 

225 anonymous Diversify the business instead of just restaurants to get better wages in the area. 
Get other internet providers is a must to be competitive. Improve the cost of living for home owners. 

226 anonymous Expanding roads. Reducing traffic congestions on highways towards downtown 

227 anonymous Preserve the rural feel of County, but attempt to develop better paying 
professional type jobs. Be open to residential development but look for quality type housing. 

228 anonymous Continue to be beautiful. 

229 anonymous Focus on beautification, adding and updating sidewalks and bike trails for 
downtown dawsonville, bringing in a hospital (trauma center) with pediatric urgent care services, road 
expansion/improvements, upgraded city/county website services and function. I would like to see most 
business additions in the 400 corridor and repurpose buildings instead of building new ones. 

230 anonymous Slow growth, increase affordable home availability, increase job opportunities, in 
creased tourism and keep our community safe. We need more sidewalks and lodging options for visitors. 

231 anonymous Growth to help balance tax revenue for the county to help homeowners with 
maintaining an affordable property tax. 

232 anonymous High class destination town with first class roads, parks and public safety. Unique 
restaurants and attractions setting Dawson County apart from other mountain communities. 
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233 

234 

anonymous 

anonymous 

Slow down growth so infrastructure can keep Up Please ..... 

Cleaning up and beautifying 

235 anonymous We still have the opportunity to develop the county in a more natural way - the 
current path we are on is going to lead to abandoned businesses (empty buildings ex. Ryan's), over 
crowded roads and highways (ex. Hwy 53 - anytime of the day) - let's encourage more mom and pop 
businesses instead of major chains or manufacturing businesses. 

236 anonymous This is your question. I am willing to support your vision. I don't know what it is 
and suspect that you don't have one. Please develop and distribute a vision statement. There are ample 
consulting firms that will work with you to do this. Include with this development your (the county's) 
guiding principles. Then, stick to them. Treating people differently in similar situations is so wrong on so 
many levels there is a word for it: Discrimination. 

237 anonymous 

238 anonymous 
delvelopments 

A board of commissioners with a visionfor the future 

Controlled growth, larger lots for new homes in subdivisions, stop clear cutting for 

239 anonymous Slow expansion so roads and services can catch up. Continue to protect dawson 
Forest and the public land 

240 anonymous Large acre homes, farming and agriculture encouraged, address ill maintained, 
run down homesites, increase recreational access to natural areas, protect wildlife 

241 anonymous Cleaning up unsightly areas with stronger enforcement of zoning laws. Better. 
road maintenance and traffic flow. More trees, bushes, greenery and walking paths around shopping 
centers, apartments. 

242 anonymous Continued growth with better planned infrastructure for traffic control. 

243 anonymous Better internet. Better road infrastructure. Better mixed use 
developmenUentertainment venues. 

244 anonymous Improved 400 Corridor, a more scenic 400, Hwy 53, Hwy 9, and Dawson Forest 
Road. The creation of pedestrian/bike paths and more family parks that don't have ballparks and soccer 
fields but have more open space, pickle ball and tennis and areas for picnics and just playing. 

245 anonymous Limited subdivision development, focus on improving what we have rather than 
replacing it. Don't turn Dawson County into Forsyth County. 

246 anonymous Well planned community with opportunities for all economic groups to live in nice 
housing area with lots of trees ann green space. 

247 anonymous Retain the scenic natural beauty, family friendly community while controlling 
commercial and residential growth through wise planning 

248 

249 

anonymous 

anonymous 

Slow and thoughtful growth 

A welcoming home for all who appreciate our rivers and our mountains 

250 anonymous Please preserve the forest and stop building subdivisions and more shopping. It 
is ruining the beauty of dawsonville 

251 anonymous Stop growing in the wrong direction - take care of what we've already got -
preserving it and not adding more and more apartments and the like - we have way too many already and 
still building. You don't see Dahlonega building and building and building - they preserve what is theirs 
and protect it. 
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252 anonymous To become a planned community with uniform building codes to prevent a 
unattractive commercial mix of buildings. In short, slow and methodical growth. The committee would 
offer shopping, dinning, employment, outdoor activities while maintaining the natural feel of North GA. 

253 anonymous Intelligent growth without over development that strains schools, health care and 
emergency response. 

254 anonymous New restaurants NOT FAST FOOD. Affordable homes for families. New Target 
and a park & recreation center with waling trails - swimming - classes for seniors etc. Like Central Park in 
Cumming. 

255 anonymous Create a more upscale look with more high-end companies. 

256 anonymous I would like to see a planned community housing shops, like Avalon upscale 
green space, nobillboards 

257 anonymous To not expand even more than it already is. People are moving here that don't 
care about the county, it's history, or it's preservation. I am dissatisfied with the growth. There are more 
homeless people than I have ever seen. People begging on the street, disrespectful people, etc. it's not 
the same town it used to be and increased development is only going to encourage even more unwanted 
change. 

258 anonymous A more vibrant walking downtown with places people actually want to go, the 
road to downtown cleaned up (metal dumpsite, etc), manufacturing in the outlying areas, keep the trees 
on 400 and if allowing more businesses not all chain restaurants, attracting people to Amicalola Falls -
more tourism centered there directed at hikers. This is a beautiful place to live but if all growth is confined 
to the 400 corridor it will soon be ugly and traffic will be at a standstill due to all the apartments and 
homes and businesses all off one road. 

259 

260 

anonymous 

anonymous 

Try to maintain the home-town feel 

Slow controlled growth. Commisioners with a clue. 

261 anonymous To stop the growth of Atlanta into our county. We moved here for the beauty and 
peacefulness Dawson brings and that's going away. 

262 anonymous To maintain the charm and natural beauty that the country has had for many 
years. Allow development and growth, but control better to assure Dawson county does not look like any 
other Atlanta metro area. This growth is welcomed but the developers must provide the capital needed to 
assure this beauty is maintained in addition to the assets they want to create. This can be done, it would 
cost more but Dawson county is worth it which is why many of the new people coming to this county 
move here. 
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Community Vision 

Vision Statement 

The Minimum Standards and Requirements for Local Comprehensive Planning defines a community 

vision as " ... intended to paint a picture of what the community desires to become, providing a complete 

description of the development patterns to be encouraged within the jurisdiction." 

Discussions with various stakeholders, as well as public engagement, revealed common themes that 

contributed to the vision statement for Dawson County. These elements were considered valuable to 

Dawson County's identity, and all other aspects would build from their principles: 

Sustainability growth management, development with the continued mindset of the community, keep 

Dawson County beautiful (lakes, rivers, farmland), sustainability as we progress (keep economics in 

mind, farms can continue), balance, financial, growth, rural, small-town life, Mountains, farmland, home, 

unique, family, down-to-earth, local, nature, transitioning. 

Proposed Vision Statement -

Dawson County will foster sustainable growth that promotes the scenic and economic 

value of mountains, rivers and lakes, farms, and forests and facilitate a balance of jobs 

and housing to further economic expansion that supports diverse employment 

opportunities. 

Quality of Life. Dawson County will remain an inclusive community with natural environments, 

agritourism events, economic prosperity, social stability, educational opportunities, and cultural, 

entertainment, and recreation possibilities. 

True Livability. Dawson County will foster a balanced growth of various multi-generational lifestyle 

choices responsibly planned, connected, and supported with appropriate infrastructure and services for 

suburban and rural living. 

Prosperity. Dawson County will continue to thrive by supporting existing agribusiness, eco-tourism, and 

businesses and fostering a sustainable pro-technology and healthcare business environment so 

companies can grow or choose to locate in Dawson County, thus facilitating a balance of jobs and 

housing to further a more balanced tax base. 

Distinctive Character. Dawson County will respect and be sensitive to our agricultural history and legacy 

in designated federal, state, and local recreational sites, in the auto racing community, and within the 

culture and resources that define our sense of place. 
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Goals and Objectives 

In addition to the values identified within the Vision Statement, other goals for Dawson County 

were raised for consideration. Participants expressed near unanimous support for growth 

management, improving infrastructure, promoting higher-paying sustainable employment, and 

protecting natural resources. 

Advocate for high paying sustainable employers 

•
Protect and conserve natural resources.

Beauty in Nature, Quality of Life 
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Areas Requiring Special Attention 

The Georgia Department of Community Affairs has identified the following seven special conditions 

and requires that they be addressed where they exist within the community: 

• Natural or cultural resources.
• Areas where rapid development or land use change is likely to occur.
• Areas where the pace of development has and may outpace the availability of

community facilities and services.
• Areas needing redevelopment and significant improvements to aesthetics or

attractiveness. (not applicable)
• Large abandoned structures or sites. (not applicable)
• Infill development opportunities. (not applicable)
• Areas of significant disinvestment, levels of poverty, and substantially higher

unemployment. (not applicable)

Areas of Significant Natural or Cultural Resources: 

Dawson County contains numerous state waters, which are valuable natural resources and 

have been identified in the Environmental Constraints map. 

Areas Where Rapid Development or Change of Land Use is Likely to Occur : 

1. Adjacent to the City of Dawsonville city limits

2. Dawson Forest Road

3. GA400 corridor; and

4. Southern boundary with Forsyth County

Areas where the pace of development has and may outpace the availability of 

community facilities and services: 

1. Lumpkin Campground Road

2. Highway 53 E

In areas that have experienced significant growth, the realities of what the community can control 

must be considered. Dawson County maintains a series of planning documents to facilitate a 

proactive approach to the future, many of which have recently or will soon be undergoing an update. 

Each of these plans should be compatible, which requires an ongoing process of reviewing trends and 

policy changes in each document and calibrating plans each time they are updated. 
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Quality Community Objectives 

The Department of Community Affairs has identified Quality Community Objectives (QCOs) as value 
statements of the development patterns and options that will help Georgia preserve unique cultural, 
natural, and historic resources while looking to the future and developing sustainably. 
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Economic Prosperity: 
Dawson County encourages developing or expanding businesses and industries suitable for the 
community. The county supports the Dawson County Chamber of Commerce, the Development 
Authority, and the Industrial Building Authority. The 2023 comprehensive plan update supports an 
economic base of commercial, office, and light industrial development. 

Dawson County strives to make the most efficient use of its financial resources. Dawson County uses 
a 5-year capital improvement plan; the plan also encompasses SPLOST funding, which can last up to 
6 years. The County has four primary sources of financing for long-range planning: General Fund, 
SPLOST Fund, Capital Projects Fund, and Impact Fees Fund. Combining all these sources makes up 
the available funding for the Capital Projects Plan. SPLOST (Special Purpose Local Option Sales Tax) 
is the largest funding source. SPLOST VII was approved in 2021 and will fund (six-year) capital projects 

Population Personal 
Year Income 

2018 25,083 $43,380 

2019 26,108 $45,201 

2020 26,108 $46,278 

2021 26,798 $48,170 

2022 30,138 $53,996 
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Unemployment 
Rate 
3.3% 

2.4% 

2.8% 

1.9% 

2.3% 
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Approximately 90% of the County's population resides in the county's unincorporated portion, with the 
remaining 10% living in the single municipality, the City of Dawsonville. The County's largest employer 
is North Georgia Premium Outlet Mall, which attracts many visitors from the Atlanta metro area and 
surrounding counties. Dawson County Board of Education and Wal-Mart retail are the second and 
third largest employers. Dawson County has a significantly higher rate of retail employment and 
accommodation and food services as a percentage of its total employment. 

The total number of land use applications (rezoning), new home permits, and business licenses issued 
during the planning time frame illustrate the continuing growth in the County. 

y 
Land Use New home Occupational e ar Amendments11 Building permits licenses issued111 

2018 

2019 

2020 

2021 

2022 

7 

24 

27 

3 0  

3 3  

382 

3 31 

295 

484 

815 

1,956 

2,074 

2,035 

2,223 

1,540 

✓ Resource Management: Dawson County promotes the efficient use of natural resources and
identifies and protects environmentally sensitive areas of the community. Dawson County
coordinates with the local USDA/NRCS to ensure stream and lake protection compliance
during land disturbance activities. In 2023, the County amended the land use code to provide
a 50-foot buffer from streams, greater than the minimum state requirement of 25 feet.

✓ Efficient Land Use: This will be achieved by requiring the development or redevelopment of
sites closer to the community's core and designing new housing products to minimize the
amount of land consumed. Land use regulation occurs in two ways. First, the Character Area
policies for evaluating land use requests. Second, land use regulations and subdivision
regulations to maintain infrastructure, open space, agricultural, forestry, or conservation uses.

Growth is happening all across the County, residentially and commercially. This growth has a
significant impact on the services the County must provide. This growth pattern is expected
to continue through FY 2023 and beyond. Dawson County is expected to continue seeing
consistent local economic improvement and steady real estate growth trends in the next few
years. This population growth continues to impact all service levels needed in the County.

6 September 2023 DRAFT COMPREHENSIVE PLAN UPDATE 106



✓ Local Preparedness: Dawson County leadership and staff proactively address community

needs. Resources have been or are being expended on the following:

Greenway and Trails Master Plan (2021) 

Fiscal Impact of Land Use in Dawson County (2021) 

Land Use Regulations (2023) 

Comprehensive Plan (2023 update) 

Comprehensive Transportation Plan (2023) 

Parks and Recreation Master Plan Update (2025) 

Hazard Mitigation Plan (2023-24 update) 

Capital Improvements Element (2023-24 update) 

Impact Fee Schedule (2023-24 update) 

Economic Strategic Plan (2021) 

Lumpkin Campground Corridor Study (2023) 

✓ Sense of Place: Dawson County leaders endeavor to protect and enhance the community's

unique qualities. Promote housing products compatible with the community's traditional

features; expand parkland that supports the area's rural character; and protect scenic and

natural elements essential to defining the community's character.

✓ Regional Cooperation: Dawson County participates in regional organizations, identifying joint

projects that may result in greater efficiency and less cost to the taxpayer and collaborative

solutions for regional issues such as protecting shared natural resources and developing the

transportation network. This 2023 comprehensive plan provides a policy guide for the County,

the City of Dawsonville, NRCS, the Chamber of Commerce, commercial developers, GDOT,

DN R, and other agencies that can see that the county has designated areas for future growth

and rural preservation.

✓ Housing Options: Dawson County's land use regulations and enforcement of the International

Building Codes promote a range of safe, affordable, inclusive, and energy-efficient housing in

the community. As the county grows, there will be opportunities for instituting programs to

provide housing for residents of all socio-economic backgrounds. At present, there are

opportunities for infill housing throughout Dawson County. There currently is a lack of housing

and the desire to preserve rural estate housing choices. Additionally, there is a different

opinion over the desirability of town homes and apartments.
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✓ Transportation Options: This 2023 comprehensive plan includes a Transportation Element.

Dawson County's transportation system consists primarily of state highways and county

maintained roads. US Highway 19 (better known as Georgia 400) and State highways 9, 52,

53, 136, and 183 are major transportation routes that carry most passenger and commercial

traffic in and out of Dawson County. Congestion in these transportation corridors creates traffic

problems, primarily because of population growth. In addition, Dawson Forest Road, Kelly

Bridge Road, and Lumpkin Campground Road are major county-maintained corridors.

Dawson County has one privately owned airport (Elliott Field). There has never been a

passenger or freight railroad located within Dawson County. Residents' transportation needs,

challenges, and opportunities may be achieved by fostering alternatives to transportation by

automobile, including walking, cycling, and transit; employing traffic calming measures

throughout the community; requiring adequate connectivity between adjoining developments;

and coordinating transportation and land use decision-making within the community. One of

the significant issues identified in the 2023 Transportation Plan was funding for active

transportation projects. This 2023 comprehensive plan includes a Transportation Element.

✓ Educational Opportunities: Dawson County supports educational and training opportunities to

enable all community residents to improve their job skills, adapt to technological advances, or

pursue life ambitions. Dawson County contains seven schools.

Dawson County continues partnerships with post-secondary educational institutions, the

Chamber of Commerce, Development Authorities, and other stakeholders such as the

Department of Labor and GMRC to provide training opportunities.
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✓ Community Health: Ensure that all community residents, regardless of age, ability, or income,

access critical goods and services, safe and clean neighborhoods, and good work

opportunities. There are primary care facilities within Dawson County and a public health care

facility in downtown Dawsonville. Dawson County will have greater access to care close to

home as the Northeast Georgia Health System (NGHS) expands its facilities on the GA400.

Additionally, the Dawson County Family Connection provides mental health and behavioral

assistance, and the community-based Shepard's Clinic offers an expanded range of services,

including general medical care, primary dental care, women's Wellness screening, prescription

assistance, eye exams and glasses, information, referral, and advocacy for health and support

services.

1. Mental and Behavioral Health

Dawsonville has the unfortunate distinction of being one of the top counties in our region 

where the most deaths due to suicide or drug/alcohol poisoning occur. Some efforts are 

happening locally to improve mental and behavioral health. 

2. Social Needs/Unite Us (transportation, housing)

The county has a senior transit program meeting some of the community's social needs, which 

research shows impacts overall health. Research supports that as much as 80% of a person's 

well-being is tied to physical environment, economic factors, and health behaviors. 

Unemployment, food insecurity, poor housing, and transportation are detrimental to overall 

health. 

3. Healthy Behaviors

While many factors influence health, obesity can lead to chronic health conditions such as high 

blood pressure, diabetes, and cancer. 25.6% of adults in Dawson County have a BMI over 30. 

By impacting healthier lifestyle choices regarding diet and exercise, future health issues may 

be avoided, and more excellent quality of life can be achieved. This affects the individual and 

their family and has ripple effects on the economy regarding a healthy workforce. NGHS 

analyzes community health data to identify geographical hotspots or areas throughout the 

region where unhealthy behaviors have led to poor health outcomes. This tactic will allow for 

health education to be tailored to serve audiences better and improve health. NGHS will also 

start a microgrants program to help support community organizations working to decrease 

health disparities by providing small grants to promote and develop healthy behaviors across 

the region. 
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Broadband Internet Access 

Dawson County has identified broadband as an essential infrastructure. Access to reliable, high-speed, 

affordable internet connections is a vital economic tool. Dawson County was designated a "Broadband 

Ready Community" in August 2021. 

Dawson County has 3,528 households "unserved" by broadband, representing 22% of the total 

households. In assessing Dawson County's 2023 access to higher-grade broadband, those who 

completed public input surveys revealed the condition and availability of existing internet service 

providers. The majority provider within the region is Windstream, for which service ratings were 

considered average. Windstream and Comcast provide primary commercial service in the GA 400 

corridor, along westward arterial roads, and various routes throughout Dawson County. 

The North Georgia Network (NGN) is an incorporated cooperative providing a regional fiber optic 

system with over 1,600 linear miles of infrastructure. The NGN provides infrastructure connecting 

Priorities for network 

enhancements: 
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Environmental Assessment 

Local comprehensive plans in Georgia must include an assessment of compliance and consideration 

for the appropriate regional water plans. Each community must review the Regional Water Plan 

covering its area and the Rules for Environmental Planning Criteria to determine if there is a need to 

adapt local implementation practices or development regulations to address the protection of these 

critical natural resources. The community must certify that it has considered the Regional Water Plan 

and the Rules for Environmental Planning Criteria when it transmits the plan to the Regional 

Commission for review. The following is provided as a simplified assessment of critical environmental 

conditions in effect in Dawson County. 

Clean Water Act Compliance 

Y Any "not supporting" 303(d) listed waterbodies? 

If yes, these waterbodies have been found contaminated to the extent that they are not 
considered to support their designated use. As such, the local community should seek 
to manage land uses within the watershed so as to yield healthier water quality. 

Y Any 305(b) listed waterbodies? 

N If yes, do the Implementation Plans/Watershed Plans require any outstanding. 

actions from the local government? If so, please include these actions in the 

Implementation Program. 

Several listed stream segments within Dawson County are below minimum criteria for the use -

predominantly due to fecal coliform (bacteria) and sedimentation. However, the County, the City of 

Dawsonville, and other area stakeholders have worked to improve water resource stewardship 

practices and quality standards. Regional partners such as the Upper Chattahoochee Riverkeepers, 

Upper Etowah River Alliance, and North Georgia Water Partnership can assist the County with 

monitoring best management practices needed and employed in the area and aid in local resource 

management. The County must work with these entities, the Etowah Water and Sewer Authority, and 

others to address the water quality of local streams, rivers, and Lake Lanier. 

En vironmen tal Planning Criteria 

Y Water Supply Watersheds 
----

y Wetlands 
- ---

y Groundwater Recharge Areas 
----

y Protected River Corridors 
----

N Steep Slopes 
----

N Protected Mountains 
----

N Coastal Areas 

Minimum regulations in place? 

Minimum regulations in place? 
Minimum regulations in place? 
Minimum regulations in place? 
Minimum regulations in place? 

Minimum regulations in place? 

Minimum regulations in place? 

y 

y 

y 
y 
NA 

NA 

NA 
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State-Listed Water Bodies in Dawson County 

NAME LOCATION BASIN MILES 

Taylor Creek Headwaters to Lake Lanier Chattahoochee 3.7 

Toto Creek Headwaters to Lake Lanier Chattahoochee 1.2 

Burt Creek Headwaters to Shoal Creek Coosa 5.1 

Shoal Creek Headwaters to Flat Creek Coosa 8.4 

Sweetwater Creek Headwaters to Shoal Creek Coosa 3.8 

Etowah River Proctor Creek to Black Mill Creek Coosa 6.5 

Palmer Creek Headwaters to Etowah River Coosa 5.3 

Black Mill Creek Headwaters to Etowah River Coosa 4.7 

Cochrans Creek Gab Creek to Amicalola Creek Coosa 5.5 

Holly Creek Headwaters to Amica Iola Creek Coosa 3.5 

Little Amicalola Creek Headwaters to Amica Iola Creek Coosa 7.1 

Amicalola Creek Headwaters to Fausett Lake Coosa 5.2 

Amicalola Creek Fausett Lake to Etowah River Coosa 24.7 

Tributary to Little 
Lake Laurel to Little Amicalola Creek Coosa 1.3 

Amicalola Creek 

Tributary #2 to Little 
Headwaters to Amica Iola Lake Coosa 2.1 

Amicalola Creek 

Cochrans Creek Rome Kraft Co. Lake to Gab Creek Coosa 3.7 

Yellow Creek Headwaters to Etowah River Coosa 10.5 

Etowah River Amica Iola Creek to Yellow Creek Coosa 5.2 

Etowah River Yellow Creek to Brewton Creek Coosa 3.8 

Source: Georgia EPD, 2023 
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Lakes and Rivers 

Lake Lanier - At 39,000 acres, Lake Lanier is the largest lake in Georgia and offers exciting outdoor 

activities, including camping, fishing, boating, swimming, and other water sports. 

Amicalola River - The Amicalola, Dawson County's premier whitewater stream, is one of the top 

whitewater rivers in the southeast. The upper section is nearly 10 miles of continuous fast water, 

punctuated by small, manageable class II up to class IV rapids. The Lower Amicalola is a serious 

whitewater stream, with class II-IV+ rapids and enough volume to challenge the most experienced 

whitewater enthusiast, including the famous "Edge of the World" rapid. 

Etowah River - In its upper reaches, the Etowah River is a foothills and mountain stream, with small, 

class I and II rapids and secluded, pastoral surroundings comprised of farms, fields, and low ridges. 

The lower Etowah runs through the sprawling Dawson Forest Wildlife Management area, offering a 

more remote experience for boaters. Ninety-one species of native fishes had been recorded in the 

Etowah and its tributaries, with five fish species common to the river. Fifteen fish species and most of 

the mussels are believed to be extirpated. Eight fish species (including five darters and a new species 

discovered in 2020) are federally listed as threatened or endangered. 

Amica Iola Falls State Park - Amicalola Falls State Park offers a variety of trails to visitors, including a 

less challenging path designed for disabled visitors that makes the Falls Trail accessible to almost 

everyone. The approach trail to the start of the Appalachian Trail at Springer Mountain begins near the 

Amicalola Falls Lodge. 

Amicalola Riverside Nature Trail - ADA Compliant. The great outdoors is accessible to everyone, even 

those with physical disabilities. The Amicalola Riverside Nature Trail is ADA-compliant and provides 

access to viewing, fishing, canoe launch areas, and a river's edge trail. 

Dawson Forest - Dawson Forest Wildlife Management Area (Dawson Forest WMA) comprises more 

than 25,000 acres of diverse terrain, ranging from foothills and mountain valleys to high country ridges 

and river gorges. Two rivers and several major streams meander through the WMA, adding another 

scenic element to a trail system rich with flora, fauna, and unique topography. Three major sections of 

the WMA (Eastern Wildcat Tract, Western Wildcat Tract, and the Dawson Forest City of Atlanta Tract) 

have miles of marked improved trails, unnamed backcountry trails, and old single-track roadbeds 

available for public use. Hikers, cyclists, equestrian visitors, hunters, anglers, and other outdoor 

enthusiasts use the system without conflict. The Georgia Department of Natural Resources regulates 

trail use and access through specific policies allowing for restricted horse or mountain bike travel 

during hunting season to ensure public safety. 

War Hill Park - War Hill Park is a large park and campground on the north end of Lake Lanier. The park 

is located on War Hill Park Road, off Hwy 53 East, and consists of 14 primitive campsites, day-use 

areas, a bathhouse (restrooms and showers), and four boat ramps. 

This is to certify that as part of this plan update, staff has reviewed the Coosa-North Georgia Water 

Plan, the Georgia Mountains Regional Plan, and the Georgia State Rules for Environmental Planning 

Criteria (OCGA 12-2-8) and considered them. No conflicts were identified between this plan and those 

documents. 
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Analysis of Existing Development Patterns 

An analysis of existing development patterns provides an understanding of the use of land at a 

specific point in time. An existing land use map is a tool for understanding what land uses exist and 

where. Challenges to Dawson County include a land use plan that protects environmentally sensitive 

areas and agricultural enterprises maintains open-space preservation, integrates employment 

centers, and safely connects future and existing developments. The following table illustrates the 

estimated acreage and percent of the county's land dedicated to existing land uses. 

Existing Land Use Classification Total Acreage 

Restaurant/Fast food 167. 72030055900

Multi-family Residential 93.55574868965 

Arts, Entertainment, Recreation 923.03834378650 

Storage, Warehouse, Distribution 184.78388963264 

Heavy Manufacturing 8.03446028418 

Light Industrial 298.49982282895 

Mini Warehouse - Storage 104.12180897417 

Office Building, Finance 176.27931893631 

Public Schools 58.25864520195 

Churches 250.24070416736 

Private Residential Recreation 2015.4 7011892751 

Commercial Retail 

Services 

Public/Institutional 

TOTAL ACREAGE 

* Dawson County has a considerably higher rate of retail employment and accommodation and food

services as a percentage of its total employment.

(GMRC final numbers from updated existing land use map) 
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Agricultural Conservation 

9/1/2023 10:28:21 AM 
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Etowah 

LAND USES LAND USE DESIGNATION 

Places of worship Rural Agriculture (RA) 

Agricultural Uses 

Wildlife Management Areas Rural (RRE) 

Passive Recreation 

Trails 

Undeveloped areas in their natural state 

MITIGATION STRATEGIES: 

Strategy 2.1: Evaluate options for more canoe and kayak launch sites while developing the 

Parks and Recreation Master Plan (TBD) 

Strategy 2.2: Continue to support the Etowah River Water Trail through Dawson County. 

Strategy 2.3: Encourage eco-based and cultural tourism. 

Strategy 2.4: Identify the most effective approach for incorporating Low Impact Development design 

for stormwater design for all land disturbance activity. The low-impact design includes pretreatment 

measures, setback requirements, and stormwater system maintenance. 

Strategy 2.5: Identify mechanisms and funding sources, including consideration of SPLOST and 

Impact Fees, for acquiring rights-of-ways and easements through privately held lands for Greenways, 

Trails, and launches. 

Strategy 2.6: Amend the regulations to require trail construction or payment in lieu for land uses 

adjacent to the trail. 

Strategy 2.7: Wetlands within a project shall be placed in a conservation easement, which shall run 

in favor of and be enforceable by a property owners' association. 

Strategy 2.8: Limited recreation-related buildings to provide access and education to visitors. 
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Suburban Living 

The primary function of the Suburban Living character area, as delineated on the Character Area 

Map, is to economically provide for public facilities and services in an established residential 

area and provide for growth while retaining levels of open space. Residential development in the 

Dawson Forest character area shall have a maximum density of two (2) dwelling units per net acre. 

Future development will continue to be detached, single-family homes. Opportunities for variety in 

dwelling sizes and types can be developed, provided such action is part of a Residential Planned 

Community. New commercial development shall be allowable use within Crossroads Commercial 

nodes. 

LAND USES LAND USE DESIGNATIONS 

Residential uses 

Offices 
Residential Suburban (RS-1) 

Places of worship 
Residential Suburban (RS-2) 

Libraries 
Residential Planned Community (RPC) 

Schools 
Commercial Office Institutional (C-01) 

Recreation 
Commercial Rural Business C-RB 

Greenways and trails 

Neighborhood and Community Parks 

Conservation Subdivisions 

MITIGATION STRATEGIES: 

Strategy 4.1: Provide pedestrian multi-use paths to adjacent and nearby residential or commercial 

areas. 

Strategy 4.2: Residential subdivision design should set aside a high percentage of open space, 

excluding utility easements. 

Strategy 4.3: Residential development plans should reduce the limits of clearing and grading, i.e., no 

land disturbance of more than 30 acres in any single contiguous area. 

Strategy 4.4: Developments should provide open and green space, including shared civic space, 

exclusive of utility easements. 

Strategy 4.5: Amend the Land Use Code to include maximum impervious surface requirements. 

Strategy 4.6: Require trail construction or payment in lieu of land uses adjacent to the proposed 

greenway and trails. 

9/5/2023 11:06:06 AM 

143



144



145



146



147



148



149



150



151



152



153



154



155



156



157



158



159



160



161



162



163



164



165



166



167



168



169



170



171



172



173



174



175



176



177



178



179



180



181



182



183



184



185



186



187



188



189



190



191



192



193



194



195



196



197



198



199



200



201



202



203



204



205



206



207



208



209



210



211



212



213



214



215



216


	Top
	1.	VR 23-12 Neil Bennett
	Template for RA Variance Reports 2
	VR 23-12 Neil and Robin Bennett

	2.	ZA 23-07 Ben Trail
	ZA 23 07 Ben Trail
	ZA 23-07 Ben Trail

	1.	Comprehensive Plan Update
	Draft COMP PLAN 5 year 9 6 2023

	Bottom

