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DAWSON COUNTY PLANNING COMMISSION 

MEETING Agenda – Tuesday, January 19, 2021 

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:  

F.  APPROVAL OF MINUTES:      
     December 15, 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.   

J.  NEW BUSINESS: 

Application for Rezoning: 
1. Presentation of ZA 20-24 Dawsonville Gun Range, Inc. rezone TMP 113-017 from 

RSRMM to C-HB for the purpose of developing a gun range. 
2. Presentation of ZA 20-25 Fall Leaf Residential, LLC rezone TMP 085-016 from RSR 

to RS3 for the purpose of developing a 141 lot conservation neighborhood 
3. Presentation of ZA 20-26 Jim King obo Jerry & Jackie Townley rezone 2.731 acres 

of TMP 115-044 from R-A to RSR for the purpose of subdividing the parcel to RSR 

guidelines. 
4. Presentation of ZA 20-27 Dawson County rezone TMP 113-001 & 113-092 from    

C-HB to RMF & C-HB for the purpose of developing a 120 multi-family townhome 

community with a commercial component. 

K.  PUBLIC HEARINGS: 
1. Presentation of Land Use Resolution Update of Residential Planned Community 

Language 

L.  UPDATES BY PLANNING & DEVELOPMENT: 

M.  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 ...................................................................Dawsonville Gun Range, Inc.   
 
Amendment # ...........................................................ZA 20-24 
  
Request ......................................................................Rezone from RSRMM to C-HB  
 
Proposed Use ............................................................Develop an indoor gun range 
 
Current Zoning ........................................................RSRMM 
 
Size .............................................................................3.43± acres 
 
Location ....................................................................5711 Hwy 53 East 
 
Tax Parcel .................................................................113-017 
 
Planning Commission Date .....................................January 19, 2021 
 
Board of Commissioners Date…………………… February 18, 2021 
 
 
 
Applicant Proposal 
 
The applicant is seeking to construct an indoor firing range with 10 stalls with an approximate 
size of 7,000 square feet adjacent to the existing business of Dawsonville Gun & Pawn which 
they also own.  They would be utilizing the same commercial driveway as the pawn shop      
 
History and Existing Land Uses  
This property was purchased in 2011 and the parcel has remained vacant.     
 
   

Adjacent Land Uses Existing zoning Existing Use 

North RSRMM Vacant 

South C-IR Industrial 

East C-HB Gun & Pawn Store 

West RSRMM Residential 
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Development Support and Constraints 
 
The applicant has access to a commercial driveway and parking lot with his existing business.   
Utilizing the existing commercial driveway would promote inter parcel connectivity.      
 
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 – “This project will require GDOT coordination.  We will need a 
site plan at the time of development to determine all storm water requirements are met.”     
 
Environmental Health Department – No comments returned. 

 
Emergency Services – No comments necessary per Chief Bailey.    

 
Etowah Water & Sewer Authority “If water main relocation, extension, upgrades, EWSA 
will need to contacted.  No sanitary sewer at the location at this time.”  
 
Dawson County Sheriff’s Office – No comments returned. 

 
GDOT: “Further coordination with GDOT will be necessary for this project,” 

 
 
 
 
Analysis 

The rezoning request falls in line with the Comprehensive Plan and Future Land Use 
designation.  This request would promote growth   

 
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. 
There should not be any diminishment to 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. 
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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. 

 
 

E. The suitability of the subject property for the proposed land use classification. 
The subject property is well suited for the purposed use with the adjacent structure being 
similar in nature (a gun store).   
 

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 is vacant.   
  

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 would be subject to the 400 Corridor Design Guidelines and depending on 
when construction begins, Hwy 53 Corridor Guidelines.  They would also have to follow 
the County Noise Ordinance.     
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Site Plan: 
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Aerial View: 
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Pictures of the Property: 
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Current Zoning Map: 
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Future Land Use Map: 
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DAWSON COUNTY PLANNING COMMISSION 
PLANNING STAFF REPORT 

 
Applicant ...................................................................Fall Leaf Residential, LLC. 
 
Amendment # ...........................................................ZA 20-25 
 
Request ......................................................................Rezone Property from RSR (Residential Sub 

rural to RS-3 (Residential Suburban 3)  
 
Proposed Use ............................................................Single family residential  
 
Current Zoning ........................................................RSR Residential Sub Rural  
 
Size .............................................................................65.3± acres 
 
Location ....................................................................HWY 9 South 
 
Tax Parcel .................................................................085-016 
 
Planning Commission Date .....................................January 19, 2021 

 
Board of Commission Date………………………..February 18, 2021  
 
 
Applicant Proposal 
 
The applicant is seeking to rezone the property from RSR to RS-3 (Residential Sub-urban 3) for 
the purpose of developing a 141 lot residential conservation neighborhood with an overall 
density 2.16 units per acre.  
 
History and Existing Land Uses  
The parcel is currently vacant. It was originally designated RSR when zoning was initiated 
within the county. Recently there was an application to rezone late 202 but was withdrawn. 
 
 

Adjacent Land Uses Existing zoning Existing Use 

North RSR Residential 

South RSR Residential 

East RSR Residential 
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West RA Dawson Forest 

 
Development Support and Constraints 
 
RS3 requires water and sewer. 
  
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 Sub Rural Residential (SRR).       
 
Public Facilities/Impacts 
 

Engineering Department – Asphalt two lane road with moderate to heavy traffic flow.  The 
access will need to be reviewed and approved by GDOT.  We will need an engineered site 
plan at the time of development to determine all storm water requirements are met.       
 
Environmental Health Department – No comments returned.  Development to be serviced 
by Etowah Water and Sewer. 

 
Emergency Services – Additional population will increase calls for service to Emergency 
Services proportionately.  DCES continues to struggle to provide adequate numbers of on duty 
personnel to respond to fire incidents.  All fire apparatus access roads will need to comply with 
2018 IFC Appendix D and local codes. 

 
Etowah Water & Sewer Authority – Water main upgrades, extensions, relocations will be 
required to service project to be designed and installed per EWSA regulations at the 
developer’s expense.  Sanitary sewer upgrades, extensions, relocations will be necessary to 
service project to be developed and installed per EWSA regulations at developer’s expense.        
 
Dawson County Sheriff’s Office – No comments returned.   

 
Board of Education – Dawson Co. High School capacity 1400 last enrollment 802, DC Jr. 
High capacity 725 last enrollment 589, DC Middle School capacity 725 last enrollment 572, 
Riverview Elementary School capacity 725 last enrollment 393.  No improvements are 
planned.  Teachers would be added as needed   
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Analysis 
 
• RS-3 is a newly added classification in order to allow a higher density classification than one 

unit per acre for single family residential developments. Along 400 and down Dawson Forest 
is where we expect to see this growth. Currently this property is RSR that requires 1 acre per 
subdivision of land with access to water. This property is in compliance currently with the 
Future Land Use Map.  

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

A. The existing uses and classification of nearby property. 
The majority of all surrounding classifications are residential.  

 
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 suited for the proposed land use classification subject to water and sewer 
availability. Both water and sewer is relatively new to this area.  
 

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.  
  

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 current zoning would not allow for what the applicant is trying to accomplish. 
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Pictures of Property:  
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Current Zoning Map: 
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Site Plan: 
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Future Land Use Map: 
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DAWSON COUNTY PLANNING COMMISSION 
PLANNING STAFF REPORT 

 
Applicant ...................................................................Jim King obo Jackie & Jerry Townley 
 
Amendment # ...........................................................ZA 20-26 
 
Request ......................................................................Rezone a portion of the property from R-A 

(Residential Agriculture) to RSR 
(Residential Sub-Rural)  

 
Proposed Use ............................................................Rezone a portion of the property for the 

purpose of subdividing the parcel according 
to RSR guidelines to gift a family member  

 
Current Zoning ........................................................R-A (Residential Agriculture)  
 
Size .............................................................................2.731± acres 
 
Location ....................................................................Blue Ridge Overlook   
 
Tax Parcel .................................................................115-044 
 
Planning Commission Date .....................................January 19, 2021 

 
Board of Commission Date………………………..February 18, 2021  
 
 
Applicant Proposal 
 
The applicant is seeking to rezone a portion the property from R-A (Residential Agriculture) to 
RSR (Residential Sub Rural) for the purpose of subdividing the 28.19-acre parcel into 2 parcels.   
 
History and Existing Land Uses  
The property is currently 28.19 acres. It has one residence built in 1964.       
 
 

Adjacent Land Uses Existing zoning Existing Use 

North RA Residential 

South Unknown Forsyth County 

East CCB and CHB Commercial 

West RA Residential 
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Development Support and Constraints 
 
Having the land zoned for a Residential Sub-Rural would allow the applicant to subdivide the 
2.731 acres from the 28.19. 
  
Relationship to the Comprehensive Plan and FLUP (Future Land Use Plan) 
 
According to the Comprehensive Plan and accompanying FLUP (Future Land Use Plan), This 
would be in compliance. 
 
Public Facilities/Impacts 
 

Engineering Department – “Asphalt, two lane traffic with 12’ travel lanes.  Major collector 
road.  Wearing surface is in decent shape.  Shoulders are in need of repair, plans for safety 
shoulders are in place.  A residential driveway permit shall be needed at the time 
development.  
 
Environmental Health Department –No comments returned.   

 
Emergency Services – No comments necessary.   

 
Etowah Water & Sewer Authority – Septic systems are the only available options as 
sanitary sewer is not available.  Any extensions of water mains would need to be done 
through Etowah Water.   
 
Dawson County Sheriff’s Office – No comments returned.   

 
 
 
 
 
 
Analysis 
 
• This being in compliance with the Future Land Use, there are no issues with this request.  
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The following observations should be noted with respect to this request: 
 

A. The existing uses and classification of nearby property. 
Outside of the commercial component at the corner of War Hill Park/Blue Ridge 
Overlook and HWY 53. This area is predominantly residential. 

 
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 not vacant.  
 

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 would subdivide the property and is unable under current zoning 
restrictions.    
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Pictures of Property: 
 

 
 
 
 
 
  

73



  

5 
 

 
Current Zoning Map: 
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DAWSON COUNTY PLANNING COMMISSION 
PLANNING STAFF REPORT 

 
Applicant ...................................................................Dawson County  
 
Amendment # ...........................................................ZA 20-27 
 
Request ......................................................................Rezone Property from CHB (Commercial 

Highway Business) to RMF (Residential 
Multi-Family) and CHB (Commercial 
Highway Business) 

 
Proposed Use ............................................................For the purpose of developing a townhome 

community with commercial component 
 
Current Zoning ........................................................CHB  (Commercial Highway Business) 
 
Size .............................................................................25.36± acres 
 
Location ....................................................................Lumpkin Campground Road North and 

HWY 53 East 
 
Tax Parcel .................................................................113-001 and 113-092 
 
Planning Commission Date .....................................January 19, 2021 

 
Board of Commission Date……………………….. January 21, 2021 
 
 
Applicant Proposal 
 
Dawson County is seeking to rezone the property from C-HB (Commercial Highway Business) 
to RMF (Residential Multi-Family) and C-HB (Commercial Highway Business) for the purpose 
of developing 120 townhomes and amenities area accompanied by h commercial component.  
 
History and Existing Land Uses  
The land is currently vacant but was rezoned from R-A (Residential Agriculture) to C-HB 
(Commercial Highway Business) in 2007 (ZA 07-08).  
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Adjacent Land Uses Existing zoning Existing Use 

North RMF Age Targeted Townhomes 
under construction 

South C-HB & C-OI Physician’s Office & Bank 

East CPCD & RMF Movie Theater and future 
apartment  

West C-IR & C-HB   Physician’s Office & 
Manufacturing 

 
Development Support and Constraints 
 
This parcel has already been approved for commercial use and has several sites surrounding it 
for Residential Multi Family.  The land that the Future Land Use Map has allotted for 
commercial purposes is primarily focused in the Hwy 53/ GA 400 Corridor.    
 
Relationship to the Comprehensive Plan and FLUP (Future Land Use Plan) 
 
According to the 2018 comprehensive plan and accompanying FLUP (Future Land Use Plan), 
the subject property is identified as Commercial Highway Business. Allowable zoning districts 
within Commercial Highway business include RMF, COI, C-HB, C-IR, and MUV. 
 
Public Facilities/Impacts 
 

Engineering Department –“Owner shall dedicate an additional 20’ of right-of-way along 
the entire frontage of Lumpkin Campground Rd. and SR 53 prior to the issuance of the first 
Certificate of Occupancy.  A left turn lane  from the end of the existing turn lane at the SR 53 
along the property frontage to the northernmost property line of this development.  The road 
connecting Lumpkin Campground Rd. to Prestige Lane shall be built to county standards. 
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” 
 
Environmental Health Department – No comments returned.   

 
Emergency Services – No comments returned.   

 
Etowah Water & Sewer Authority –Any expansion to water and sewer lines would have to 
be to Etowah Water  regulations and at the developers expense.. 
 
Dawson County Sheriff’s Office – No comments returned.   

 
Board of Education – No comments returned. 

 
Georgia Department of Transportation –“No comments returned.” 
 
 
 
 
 
 
 
Analysis 
 
Similar Rezoning in the area. 
ZA 13-07 – Both adjacent properties 113-032 and 113-086 were rezoned from C-HB and RA to 
RMF for the purpose of apartments with the following stipulations. Since it is starting to be 
developed with senior living townhomes 

1. A right-in de-acceleration lane into the complex and a right-out acceleration lane will be 
added to the Lumpkin Campground Road entrance with full-service stipulations to allow 
left-hand turns on to Lumpkin Campground 

2. A second full-service entrance be added to Prominence Court. 
3. 20’ of additional right-of-way be preserved in the event that Lumpkin Campground Road 

ever need to be widened 
 
ZA 19-04 – The adjacent property 113-085 was rezoned from C-HB to RMF for the purpose of 
apartments with the following stipulations. The project has yet to be started. 

4. The developer shall fully fund a traffic light per GDOT requirements at Medical Center 
Way and GA Hwy 53. 

5. That there shall be a through road at Medical Center Way and 400 North Center Lane. 
6. The developer shall fully bring up 400 North Center Lane from Ga Hwy. 53 to Prominence 

Court and include sidewalks throughout the development and interconnected roads. 
7. The developer shall improve Prestige Lane. 
8. The developer use earth toned shutters within the aesthetics of the development.   

   
This property currently has the following stipulation: 

1. GDOT approval is required if any access is proposed to Hwy 53. 
2. Prior to further development a detailed development plan must be submitted and approved 

by the Planning Commission and the Board of Commissioners. 
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3. A DRI review may be necessary upon completion of a detailed development plan. 
4. The tree density requirement calculation must be based on the entire tract to be developed 

less the tress preserved in the stream back buffers. 
5. 20’ of ROW on Lumpkin Campground Road to be tapered 400’ to be dedicated to Dawson 

County for future improvements as offered by the applicant. 
6. A copy of agreement for use of the adjoining detention pond is required. 
7. Storm water retention/detention to include water quality and encourage infiltration include 

pervious area be set at 10%. 
8. All requirements of the Dawson County Tree Ordinance and GA 400 Guidelines are to be 

strictly adhered to. 
9. Inter parcels to connect to the North of the development. 

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

A. The existing uses and classification of nearby property. 
Adjacent properties to the South and West are commercially zoned and consistent with 
the Future Land Use Map.  Existing zoned properties to the North and West are zoned 
RMF 

 
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 subject property is suitable for the purposed use, however, the current saturation of 
Residential Multi Family in a 5-mile radius should be considered.   
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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 and has been for many years but was cleared of underbrush and 
trees several years ago and now scrub pines are growing.   

 
  

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 hardship is the owner of the property has tried for many years to lure businesses to 
the parcel for commercial use and has been unsuccessful in doing so and is looking for a 
new avenue to develop the parcels.   
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