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DAWSON COUNTY PLANNING COMMISSION 

MEETING Agenda – Tuesday, August 18, 2020 

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 September 15, 2020  

F.  APPROVAL OF MINUTES: 

     July 21, 2020 

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 Special Use: 

  1.   Presentation of SU 20-01 Scott Adamson is requesting a Special Use Permit for a            Dog 

Kennels located at TMP 106-051-017.  (Dawson Forest Road East)     

Application for Variance: 
2. Presentation of 20-16 Brian Weaver is requesting a front setback reduction from the required 

40' to 38' for the construction of a primary residence TMP L16-137 (Shadow Lane) 

Application for Rezoning: 
3. Presentation of ZA 20-06 Victor Vazemiller is requesting to rezone 4.001 acres TMP 098-

027-009 from R-A to RSR for the purpose of subdividing the property.  (Goodson Road)      
4. Presentation of ZA 20-07 Jim King obo Tri-Mark 400, LLC. is requesting a CPCD Zoning 

Stipulation Amendment for TMP 107-319-, 107-319-005, 107-319-004, 107-319-002 to 

remove the age restrictions on residential units within the currently zoned parcels.  (Blue 

Ridge Pkwy) 
5. Presentation of ZA 20-08 Fox Creek Properties, Inc. is requesting to rezone TMP 112-109, 

104-065, 112-019, 112-013, 113-057-002, 112-018 from R-A, RPC, C-HB, CPCD, C-OI to 

Mixed Use Village for the purpose of developing single family, multi-family, 

retail/commercial/office, hotel, and light industrial uses. (GA 400 & Lumpkin Campground 

Rd.)   

J.  UPDATES BY PLANNING & DEVELOPMENT: 

K.  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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DAWSON COUNTY PLANNING COMMISSION 

PLANNING STAFF REPORT 

 

Applicant ...................................................................Scott Adamson  

 

Amendment # ...........................................................SU 20-01 

 

Request ......................................................................Special Use of a Dog Kennel   

 

Proposed Use ............................................................Dog Kennel 

 

Current Zoning ........................................................R-A (Residential Agriculture) 

 

Size .............................................................................2.34± acres 

 

Location ....................................................................Dawson Forest Rd. East  

 

Tax Parcel .................................................................106 051 017 

 

Planning Commission Date .....................................August 18, 2020 

 

Board of Commission Date………………………..September 17, 2020  

 

 

Applicant Proposal 
 

The applicant is seeking to operate a dog & cat boarding facility out of their residence.  They 

would take scheduled appointments for up to 20 dogs (at full capacity).  Dogs would have a 

backyard with secured fencing where they would stay outside from 30 minutes to 1 hour at a 

time depending on the number of dogs being boarded at the time.  The animals would be allowed 

to play outside 3 times a day from the earliest time at 6 a.m. and latest at 8 p.m.  Future growth 

plans are to build a barn-like structure in the front pasture that would have an additional 25 

kennels at that time their kennel license would need to upped to allow 41-80 pets at max 

capacity. They expect light traffic in and out of the residence.      

 

History and Existing Land Uses  

Mr. & Mrs. Adamson purchased the property in 2014 and has been owner occupied since that 

time.     

 

 

   

Adjacent Land Uses Existing zoning Existing Use 

North R-A & VCR Residential  

South   R-A Residential 
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East VCR Residential 

West VCR Residential 

 

Development Support and Constraints 

 

With the parcel facing Dawson Forest Road it would be able to accommodate clients dropping 

pets off and picking up.  Mitigating sounds and odors for the surrounding established, residential 

neighborhoods of Paddock Place and Dawson Junction could prove difficult.  The closest 

residence to the proposed kennel’s backyard is approximately 200’ (from house to house).    

  

Relationship to the Comprehensive Plan and FLUP (Future Land Use Plan) 

 

According to the Comprehensive Plan and accompanying FLUP (Future Land Use Plan), the 

subject property is identified as Office Professional.  

 

Public Facilities/Impacts 

 

Engineering Department –No comments returned. 

 

Environmental Health Department – No comments returned.   

 

Emergency Services – No comments necessary.   

 

Etowah Water & Sewer Authority –“There is water available at this site, but no sanitary 

sewer.  Any future expansion will need to be evaluated by EWSA.” 

 

Dawson County Sheriff’s Office – No comments necessary.   

 

Georgia Department of Transportation –No comments necessary. 

 

 

 

 

 

Analysis 

 

 The future of this corridor is designated as Office Professional but is currently residential with 

light commercial uses scattered along the length of the road.          
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The following observations should be noted with respect to this request: 

 

A. The existing uses and classification of nearby property. 
Properties surrounding the parcel are established residential neighborhoods with a 

church approximately 300’ from the residence.        

 

B. The extent to which property values are diminished by the particular land use 

classification. 

It would be dependent upon the mitigation of the sight, sound and odors coming from the 

property.   

 

C. The extent to which the destruction of property values of the applicant promotes the 

health, safety, morals, or general welfare of the public. 

The destruction values would not promote any type of gain to the neighboring properties.   

 

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

individual property owner. 

Currently, a veterinarian’s office is approximately 750’ from the applicant’s driveway 

that would help to serve the area as a complimentary service.     

 

E. The suitability of the subject property for the proposed land use classification. 

The property is surrounded on 3 sides by vacant land that is owned by someone other than 

the applicant on a fairly busy County collector road with 2 established residential 

neighborhoods to the North, East & West.        

 

F. 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. 

The parcel is not vacant and has been owner occupied for the past several years.  The 

current home that stands on the parcel was constructed in 1987 (according to the Dawson 

County Tax Assessor).   

 

G. The specific, unusual, or unique facts of each case, which give rise to special 

hardships, incurred by the applicant and/or surrounding property owners. 

As proposed, the applicant sees the highest and most profitable use of their property would 

as a kennel.  The surrounding property owners would be dealing with additional traffic, 

sights, sounds and smells of a dog kennel.       
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Pictures of Property: 
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Current Zoning Map: 
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Future Land Use Map: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

23



  

7 
 

Topography:  

 

 

Aerial: 
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Site Plan: 
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DAWSON COUNTY PLANNING COMMISSION   
PLANNING STAFF REPORT 

 
Applicant ...................................................................Brian Weaver  
 
Case Docket # ...........................................................VR 20-016 
 
Request ......................................................................Front setback reduction from 40’ to 2’  
 
Proposed Use ............................................................To build a primary residence 
 
Size ............................................................................. .51 +/- acres 
 
Existing Zoning ........................................................VCR 
 
Applicable Regulations ............................................Dawson County Land Use Resolution 
 
Location ....................................................................Shadow Lane 
 
Tax Parcel # ..............................................................L16-137  
 
Meeting Date.............................................................August 18, 2020 
 
 
 
Applicant Proposal 
 
Mr. Weaver is seeking a front setback variance of 38’ to build his residence 2’ off of his property 
line.          
 
History and Existing Land Use 
 
The applicant is in the process of purchasing the lot which is vacant land that is situated in an 
older lake neighborhood.   
  
 
Staff analysis   

 
To be considered for a variance, the following four (4) criteria must be addressed: 
 

1.)  That a strict or literal interpretation and enforcement of the specified standard or 
requirement would result in practical difficulty or unnecessary hardship; and a strict and 
literal interpretation of the code would not allow the proposed home to be constructed.    
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 2. 

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.   

 
Originally subdivided, this parcel’s property line would have been at the edge of the cul-de-sac.  
With the additional right of way given to the county the property line is now 40’ from the curb.  
This was not taken into account when the parcel was divided because the topography of the lot 
did not lend itself to building further back.         
 

3.) 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 this 
Resolution. 
 
The general objectives of the ordinance are to have orderly growth and development. The 
variance, as presented, should not undermine those objectives.    
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 3. 

 
Picture of subject property: 
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 4. 

Existing zoning: 
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 5. 

Future Land Use: 
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 6. 

Topo: 
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 7. 

Aerial Photo: 
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 8. 

Site Plan: 
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DAWSON COUNTY PLANNING COMMISSION 

PLANNING STAFF REPORT 

 

Applicant ...................................................................Victor Vazemiller 

 

Amendment # ...........................................................ZA 20-06 

 

Request ......................................................................Rezone Property from R-A (Residential 

Agriculture) to RSR (Residential Sub-Rural)  

 

Proposed Use ............................................................To sub divide parcel for purpose of selling it  

 

Current Zoning ........................................................R-A (Residential Agriculture) 

 

Size .............................................................................4.001± acres 

 

Location ....................................................................Goodson Rd 

 

Tax Parcel .................................................................098-027-009 

 

Planning Commission Date .....................................August 18, 2020 

 

Board of Commission Date .....................................September 17, 2020  

 

 

Applicant Proposal 
 

The applicant is seeking to rezone the property from R-A (Residential Agriculture) to RSR 

(Residential Sub Rural) for the purpose of dividing the property in accordance with the RSR 

zoning guidelines.   

 

History and Existing Land Uses  

Mr. Vazemiller acquired the parcel in 2016.  Prior to that the parcel was owned by SunTrust 

Bank, who had a survey showing 3 separate parcels all approximately 2 acres in size but it was 

never recorded.  The home that was built on the middle parcel split the property, bookending the 

2 remaining parcels but leaving them with the same Tax Map Parcel number.  The parcel 

remains vacant land and the owner is seeking to sell them.     

 

 

   

Adjacent Land Uses Existing zoning Existing Use 

North RS Residential Neighborhood 

South   RS Residential 
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East RPC Residential Planned 

Community 

West R-A & RS Residential 

 

Development Support and Constraints 

 

Having the land zoned for a Residential Sub-Rural would allow the owner to divide the parcels 

to the heirs of the estate and would fit in the general character of the area.   

  

Relationship to the Comprehensive Plan and FLUP (Future Land Use Plan) 

 

According to the Comprehensive Plan and accompanying FLUP (Future Land Use Plan), the 

subject property is identified as Residential Sub-Rural.  

 

Public Facilities/Impacts 

 

Engineering Department –“No comments necessary.” 

 

Environmental Health Department – No comments returned. 

 

Emergency Services – No comments necessary.   

 

Etowah Water & Sewer Authority –Water main is available to the location however sewer 

is not.  

 

Dawson County Sheriff’s Office – No comments returned.   

 

Board of Education – No facility additions would be necessary. 

 

Georgia Department of Transportation –No comments necessary. 

 

 

 

Analysis 

 

     It does conform to the Future Land Use Map and Comprehensive Plan.    

 

 

 

 

The following observations should be noted with respect to this request: 

 

A. The existing uses and classification of nearby property. 
Properties surrounding the parcel are zoned residential (R-A, RS, & RPC).    
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B. The extent to which property values are diminished by the particular land use 

classification. 

There should be no diminishment of property values. 

 

C. The extent to which the destruction of property values of the applicant promotes the 

health, safety, morals, or general welfare of the public. 

There should be no destruction of property values. 

 

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

individual property owner. 

There should be no gain to the public if approved.  

 

E. The suitability of the subject property for the proposed land use classification. 

The property is suitable for the purposed land use classification.     

 

F. 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. 

The property is vacant land.  

  

G. The specific, unusual, or unique facts of each case, which give rise to special 

hardships, incurred by the applicant and/or surrounding property owners. 

The applicant is looking to divide the parcel so that it can be sold and be developed into 2 

primary residences on each proposed parcels.  The parcel was bank owned at one point 

and with the division of the property and subsequent building of a residence dividing the 

parcel in the middle causing the 2 parcels sandwiching the home to share the same Tax 

Map Parcel number and not having a plat recorded caused the property owner to seek 

rezoning.   
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Pictures of Property: 
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Current Zoning Map: 
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Future Land Use Map: 
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Topography: 
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Aerial: 
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Site Plan: 
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DAWSON COUNTY PLANNING COMMISSION 
PLANNING STAFF REPORT 

 
Applicant ...................................................................Tri-Mark 400, LLC 
 
Amendment # ...........................................................ZA 20-07 
  
Request ......................................................................Zoning Condition Update  
 
Proposed Use ............................................................Commercial Planned Community 

Development 
 
Current Zoning ........................................................Commercial Planned Community 

Development 
 
Size .............................................................................52± acres 
 
Location .................................................................... Corner of GA 400 N & Blue Ridge Pkwy 
 
Tax Parcel .................................................................107-319, 107-319-005, 107-319-004,       

107-319-002 
 
Planning Commission Date .....................................August 18, 2020 
 
Board of Commissioners Date…………………… September 17, 2020 
 
 
 
Applicant Proposal 
 
The applicant is seeking to modify existing zoning conditions that were stipulated per the 2017 
rezoning approval of ZA 17-09.  The request would remove the age restriction that was placed 
on the residential units.  The uses of the newly proposed site plan are essentially the same as the 
previously approved plan with some shifting to accommodate a different architectural style.  The 
applicant proposes medical offices (130k sq. ft.), retail (31,500 sq. ft.), assisted living (141k sq. 
ft.), hotel (70k sq. ft.) and residential units (300).  It should be noted that the applicant is not 
requesting a change in the previously approved density.     
 
History and Existing Land Uses  
This property was originally rezoned in 2003 from R-A to CPCD but only the residential portion 
was developed at that time.  One of the outlying retail parcels was developed and the rest of the 
development currently sits vacant.   
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Adjacent Land Uses Existing zoning Existing Use 

North C-HB Commercial 

South C-HB & Forsyth County Vacant 

East R-A & CPCD Vacant & Semi-Attached 
Residential 

West C-HB Commercial 

 
Development Support and Constraints 
 
The property has access to water and sewer which allows for the density in housing. The major 
constraint on the property is the sensitive areas of floodplain and stream buffers that have to be 
accommodated within the development.  
 
Relationship to the Comprehensive Plan and FLUP (Future Land Use Plan) 
 
According to the Comprehensive Plan and accompanying FLUP (Future Land Use Plan), the 
subject property is identified as Commercial Highway Business.  
 
Public Facilities/Impacts 
 

Engineering Department – No comments returned.    
 
Environmental Health Department – “This development will be served by Etowah Water 
and Sewer Authority.” 

 
Emergency Services – See the attached.    

 
Etowah Water & Sewer Authority “Upgrades and extensions will be required to provide 
water service to the development at the developer’s expense.  The system must be developed 
& installed per EWSA specs at the Developer’s expense.  Sewer Main extension and 
upgrades will be required to service development and must be funded by the developer.”    
 
Dawson County Sheriff’s Office – No comments returned. 

 
Board of Education – “Dawson Co. High School recommended capacity 1440 latest 
enrollment 819.  Dawson Co. Junior High (8-9) recommended capacity 725 the latest 
enrollment 585.  Dawson Co. Middle School recommended capacity 725 the latest 
enrollment 578.  Kilough Elementary recommended capacity 650 latest enrollment 416.  
Unknown number of students projected for this development.  Teacher and staff would be 
added as necessary.  No improvements are planned at this time.”     
 
GDOT: “Further coordination with GDOT will be necessary for this project,” 
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Analysis 
 
• This is an update to an already approved zoning. While it does not conform to the Future 

Land Use Map, this rezoning predates the adoption and the future land use plan does not take 
into consideration previous zonings.  

 
The following observations should be noted with respect to this request: 
 

A. The existing uses and classification of nearby property. 
Currently the property is undeveloped.    

 
B. The extent to which property values are diminished by the particular land use 

classification. 
The property is already zoned. This process is to update the site plan and stipulations.  
 

C. The extent to which the destruction of property values of the applicant promotes the 
health, safety, morals, or general welfare of the public. 

There should be no destruction of property values. 
 

D. The relative gain to the public, as compared to the hardship imposed upon the 
individual property owner. 

There public will gain a multiuse community that could provide and example to future 
neighborhoods.  
 

E. The suitability of the subject property for the proposed land use classification. 
While the subject property does not conform to our Future Land Use as zoned, it is 
currently zoned CPCD. 
 

F. 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. 

The land has been the same since the rezoning(s) in 2003 with the exception of the 
development of the residential portion located in the rear of the development and one 
retain parcel.  In 2019 one parcel that was included in the  
  

G. The specific, unusual, or unique facts of each case, which give rise to special 
hardships, incurred by the applicant and/or surrounding property owners. 

The new developer is looking to change the site plan and stipulations in which cannot be 
done due to development constraints not taken into consideration during the previous 
zoning application.   
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ZA 17-09 Stipulations: 
This request is approved with the following stipulations.  
 
(1) The project shall be developed to the standards set forth in the 

applicant/owner provided letter of intent and master designed site 
plan to include:  

 
Commercial/Medical Office-Maximum 
 
• 130,000 sq. ft. of office space  
• 31,500 sq. ft. of retail space 
• 141,000 sq. ft. of assisted living space 
• 70,000 sq. ft. hotel space 
 
Residential-Maximum 
 
• 200 independent living dwelling units 
• 60 senior duplex dwelling units 
• 40 residential loft dwelling units over retail space 
 
Design Standards 
 
• Front setbacks off of GA 400 shall be 75’. 
• Two (2) multi- tenant pylon signs to be located along GA 400 

not to exceed    35’ in height.  
   
(2) Any deviation of intent or plans as set forth in this amendment shall 

be subject to review by the Director of Planning and Development to 
include approval, denial, or requiring further amendment of the 
CPCD zoning.   

 
(3) All stipulations of zoning shall be made a part of any plats, plans, or 

permits associated with this development. 
 

 
 
*Removal of Residential Maximum section.  There will be 300 residential units. 
*Remove Stipulation #2.  All revisions of the plan will need to be approved by the Board of 
Commissioners.   
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Pictures of Property: 
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Site Plan: 
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Aerial View: 
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Current Zoning Map: 
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Future Land Use Map: 
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Topography:  
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SITE DATA:

SITE AREA +/- 520.852 ACRES

ZONING

EXISTING ZONING

R-A RESIDENTIAL AGRICULTURAL

RPC RESIDENTIAL PLANNED COMMUNITY

C-HB HIGHWAY BUSINESS COMMERCIAL DISTRICT

C-PCD COMMERCIAL PLANNED COMPREHENSIVE

DEVELOPMENT DISTRICT

C-OI COMMERCIAL OFFICE INSTITUTIONAL DISTRICT

PROPOSED ZONING MUV MIXED USE VILLAGE DISTRICT

ZONING JURISDICTION DAWSON COUNTY

OVERALL DEVELOPMENT STANDARDS

MAXIMUM DENSITY 2.8 UNITS PER ACRE

PROPOSED DENSITY

1.8 UNITS PER ACRE (NOT INCLUDING HOTEL USE)

MAX. BUILDING HEIGHT 35 FEET

PERIMETER LANDSCAPE BUFFER 50 FEET

OPEN SPACE CALCULATIONS

MIN. OPEN SPACE REQUIRED
156.26 ACRES (30% OF TOTAL SITE AERA)

OPEN SPACE PROVIDED

215.25 ACRES (41.3% OF TOTAL SITE AREA)

POD 'A'

USE
RETAIL, SERVICE AND RESTAURANT USES

TOTAL FLOOR AREA PROVIDED
47,350 SF

FIRE STATION 3 BAYS

SETBACKS NONE

BUILDING HEIGHT 1 STORY

PARKING REQUIRED 1 PER 200 SF OR 236 SPACES

PARKING PROVIDED 270 SPACES

POD 'B'

USE MULTI-FAMILY GARDEN DWELLINGS

MULTI-FAMILY UNITS PROVIDED 288 UNITS

SETBACKS NONE

BUILDING HEIGHT 3 STORIES

PARKING (DWELLING UNIT)

1.75 PER DWELLING UNIT OR 504 SPACES

PARKING PROVIDED 602 SPACES

POD 'C'

USE LIGHT INDUSTRIAL & MEDICAL OFFICE  USES

SITE AREA PROVIDED +/- 28.69 ACRES

SETBACKS NONE

BUILDING HEIGHT 3 STORIES

POD 'D'

USE RETAIL/ RESTAURANT AND HOTEL

RETAIL/ RESTAURANT
8,450 SF

HOTEL 125 KEYS

SETBACKS NONE

BUILDING HEIGHT 3 STORIES

PARKING (HOTEL)

1 PER ROOM + 1 PER 2 EMPLOYEES OR 150 SPACES

PARKING (RETAIL/ RESTUARANT)

1 PER 200 SF OR 42 SPACES

PARKING PROVIDED 201 SPACES

0
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REVISIONS:

THIS SEAL IS ONLY VALID IF COUNTER SIGNED

AND DATED WITH AN ORIGINAL SIGNATURE.

GSWCC LEVEL II DESIGN PROFESSIONAL
CERTIFICATION # 0000059389 EXP. 10/27/2020
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SITE LOCATION MAP

N

NOT TO SCALE

CONCEPTUAL

MASTER PLAN

Z2

1. PROJECT IS TO BE SERVED BY PUBLIC WATER SYSTEM.

2. PROJECT IS TO BE SERVED BY PUBLIC SANITARY SEWER

SYSTEM.

3. SPEED LIMIT ON GEORGIA 400 IS 65 MPH.

4. SPEED LIMIT ON STATE ROUTE 53 IS 55 MPH.

5. SPEED LIMIT ON STATE ROUTE 9E IS 45 MPH.

6. SPEED LIMIT ON ETOWAH RIVER ROAD IS 45 MPH.

7. THERE ARE STATE WATERS LOCATED ON THE SITE.

8. ACCORDING TO THE US FISH AND WILDLIFE SERVICE

NATIONAL WETLANDS INVENTORY WETLANDS ARE

LOCATED ON THIS PROPERTY.

9. ACCORDING TO THE FEMA FLOOD INSURANCE RATE MAP

FOR DAWSON COUNTY, GEORGIA AND INCORPORATED

AREAS, COMMUNITY PANEL NUMBER 13085C0118C,

PANEL 118 AND 13085C0119C, PANEL 119, EFFECTIVE

DATE APRIL 4, 2018 THE PROPERTY DOES FALL WITHIN A

DESIGNATED ZONE "AE" (AREAS OF 100 YEAR FLOOD).

GENERAL NOTES:

FEMA FIRM MAP

NOT TO SCALE
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SITE LOCATION

SITE LOCATION

SITE DATA:

POD 'E'

USE SINGLE-FAMILY DETACHED DWELLINGS

SINGLE-FAMILY DETACHED DWELLINGS

220 UNITS (40' x 120' TYP.)

SETBACKS
FRONT 10 FEET, SIDE 5 FEET, REAR 20 FEET

BUILDING HEIGHT 2 STORIES

PARKING (DWELLING UNIT)

2 PER DWELLING UNIT OR 440 SPACES

POD 'F'

USE SINGLE-FAMILY DETACHED DWELLINGS

SINGLE-FAMILY DETACHED DWELLINGS

75 UNITS (40' x 120' TYP.)

SETBACKS
FRONT 10 FEET, SIDE 5 FEET, REAR 20 FEET

BUILDING HEIGHT 2 STORIES

PARKING (DWELLING UNIT)

2 PER DWELLING UNIT OR 150 SPACES

POD 'G'

USE SINGLE-FAMILY DETACHED DWELLINGS

SINGLE-FAMILY DETACHED DWELLINGS

183 UNITS (50' x 125' TYP.)

SETBACKS
FRONT 10 FEET, SIDE 5 FEET, REAR 20 FEET

BUILDING HEIGHT 2 STORIES

PARKING (DWELLING UNIT)

2 PER DWELLING UNIT OR 366 SPACES

POD 'H'

USE SINGLE-FAMILY DETACHED DWELLINGS

SINGLE-FAMILY DETACHED DWELLINGS

175 UNITS (50' x 120' TYP.)

SETBACKS
FRONT 10 FEET, SIDE 5 FEET, REAR 20 FEET

BUILDING HEIGHT 2 STORIES

PARKING (DWELLING UNIT)

2 PER DWELLING UNIT OR 350 SPACES

TOTAL RESIDENTIAL UNITS/ LOTS 941 UNITS/ LOTS

TOTAL SITE DENSITY PROVIDED 1.8 UPA
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DAWSON COUNTY PLANNING COMMISSION 

PLANNING STAFF REPORT 

 

Applicant ...................................................................Fox Creek Properties, Inc. 

 

Amendment # ...........................................................ZA 20-08 

 

Request ......................................................................Rezone Property from CHB (Commercial 

Highway Business), R-A (Residential 

Agriculture), RPC (Residential Planned 

Community), CPCD (Commercial Planned 

Community Development), COI 

(Commercial Office Institution) to MUV 

(Mixed Use Village)  

 

Proposed Use ............................................................Mixed Use Village consisting of a 

comprehensive development ranging from 

single family residential through light 

industrial 

 

Current Zoning ........................................................CHB (Commercial Highway Business), R-A 

(Residential Agriculture), RPC (Residential 

Planned Community), CPCD (Commercial 

Planned Community Development), C-OI 

(Commercial Office Institution) 

 

Size .............................................................................517± acres 

 

Location .................................................................... Corner of Lumpkin Campground Rd and 

GA Hwy 400 with frontage along Hwy 53 & 

Grant Road   

 

Tax Parcel .................................................................112 019, 113 057 002, 112 109, 104 065, 

112 018 and 112 013 

 

Planning Commission Date .....................................August 18th, 2020 

 

Board of Commissioners Date…………………... September 17th, 2020 

 

 

 

Applicant Proposal 
The proposed development consists of 8 “pods”. There are 941 single family lots, 288 multi-

family housing units, 125 hotel rooms, approximately 60,000 square feet of 

commercial/retail/office space, and 30 acres of light industrial. 
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History and Existing Land Uses  

The purposed development centers on the previous Southern Catholic College location.  The land 

was cleared and a single building was started when the development was abandoned.  It currently 

sits vacant.   

 

   

Adjacent Land Uses Existing zoning Existing Use 

North R-A Residential & Farming 

South C-HB Commercial   

East C-HB Commercial 

West RSR/R-A Residential 

 

Development Support and Constraints 

The limitations of this project revolves around two major constraints. First is water and sewer 

availability with Etowah Water and Sewer Authority. The other is environmental factors such as 

steep terrain and multiple stream buffers throughout these parcels. As a Mixed Use Village 

zoning classification, this will have to get a second look through the zoning process, if approved. 

We will be looking at these much closer if approved. 

 

Relationship to the Comprehensive Plan and FLUP (Future Land Use Plan) 

 

According to the 2013-2033 Comprehensive Plan and accompanying FLUP (Future Land Use 

Plan), the subject property is identified as Residential Planned Community/Rural 

Residential/Suburban Residential.  

 

Public Facilities/Impacts 

 

Engineering Department –   No comments returned.    

 

Environmental Health Department –  

No comments necessary due to Etowah Water and Sewer facilitating the water and sewer 

treatment of the development. 

 

Emergency Services – Please see the attached memo from Fire Marshal Jeff Bailey. 

 

Etowah Water & Sewer Authority –“Off-site extensions/upgrades will be required to 

provide water and sewer service to the development as well as on-site to be funded by the 

developer.”   
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Dawson County Sheriff’s Office – “As of right now, the police protection is not adequate in 

the area.  Request for additional staffing would be necessary.  Increase in residential/retail 

anticipated to result in increased calls for service.”  

 

Board of Education –“Additional students would be accommodated by adding additional 

teaching staff.  Each school has capacity to grow by several hundred students.  The school 

system has capacity at each location listed above.  The district also has multiple tracts of land 

to build schools as needed in the future.  

 

      Georgia Department of Transportation – Additional coordination with GDOT will be 

necessary for this project. 

 

 

Analysis 

 

 Planned growth is always preferable. This concept plan follows the ideals of our 

comprehensive plan in that it show the majority of commercial along 400 and Lumpkin 

Campground. It feathers in the less intensive apartments behind the commercial through to 

the single family lots.  

 With a manageable 1.8 unit per acre spread over 500+ acres, this will make is much easier to 

obtain the 30 % open space requirement. This allow for better buffers to streams and more 

strategic placement of storm water management facilities. This allows us to better plan and 

mitigate environmental impact. 

 Current zoning allows for the majority of this project to commence without rezoning. 

Rezoning to MUV allows for more county/community input into the physical planning 

process and the county will get a better consistent and uniform product. These types of 

developments better lend themselves to long term sustainability. 

 MUV is a two part zoning process. At this stage we are looking at 7 factors 

 1) Proposed Uses 

 Keeping the proposed Light Industrial, Retail, and Hotel at the front of the 

development near Hwy 400 this goes with the general character of what we look for 

in growth along the GA 400 Corridor with those types of uses highway facing and the 

residential portion further off of the road.   

 2) Number of units per use 

 941 single-family lots 

 288 multi-family units 

 125 hotel rooms 

 60,000 square feet of commercial/retail/office space 

 30 acres being designated as light industrial  

 3) Designated Areas of Use 

 See Site Plan 

 4) Open Space, Amenities, Road Systems, Access Points 

 Open Space 41.3 % roughly 215 acres (required 156 acres or 30 %) 

 Three separate amenities areas are associated with residential portions of the 

development.   
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 Road systems for concept plan we understand the intent would have 2 access points 

on GA 400 & Lumpkin Campground.  Further discussion regarding road systems and 

coordination with GDOT will be necessary.   

 2 access points: Lumpkin Campground Rd. & Georgia 400 

*does not meet subdivision regulations 

 5) Proposed Name of the Development 

 Currently the proposed name is Dawson Village and will need to amended due to an 

existing development within the county (Legacy Kroger) having the same name.   

 6) Location of all wetlands and streams as those terms are defined under State and 

Federal Law 

 Per site plan this does not encroach on any wetlands and stays off of appropriate 

stream buffers.   

 7) Public & Private Streets 

 Not listed on site plan 

 

The following observations should be noted with respect to this request: 

 

A. The existing uses and classification of nearby property. 
Adjacent properties to the North and West are residentially zoned and consistent with the 

Future Land Use Map.  Adjacent Properties to the South and East are zoned commercially 

and consistent with the Future Land Use Map.     

 

B. The extent to which property values are diminished by the particular land use 

classification. 

There should be no diminishment of property values.   

 

C. The extent to which the destruction of property values of the applicant promotes the 

health, safety, morals, or general welfare of the public. 

There should be no destruction of property values. 

 

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

individual property owner. 

The addition of a fire station and additional retail options would serve the proposed and 

surrounding public.    

 

E. The suitability of the subject property for the proposed land use classification. 

The property is suitable for the purposed land use classification due to the location and 

close proximity to GA 400.     

 

F. 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. 

The property (TMP 112 019) has been vacant since 2005.  The other parcels are vacant 

land. 
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G. The specific, unusual, or unique facts of each case, which give rise to special 

hardships, incurred by the applicant and/or surrounding property owners. 

The purposed development would bring additional tax revenue to the county with the 

retail stores, restaurants, hotel and industrial in adjunct to the jobs that this would provide 

to area residents.  The development would also bring an additional 1250 (approximate) 

homes in the form of residential multifamily and single family, with the before 

mentioned, comes traffic, crime and public safety concerns from citizens.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Pictures of Property:  
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Aerial: 
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Current Zoning Map: 
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Future Land Use Map: 
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Topography: 
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Site Plan: 
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