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DAWSON COUNTY PLANNING COMMISSION 

MEETING Agenda – Tuesday, July 18, 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 on August 15th 2023  

F.  APPROVAL OF MINUTES: 

     June 20th 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 23-08 Century Communities 
2. Presentation of VR 23-09 Ken Stone 

Application for Rezoning: 
3. Presentation of ZA 23-06 Kimley Horn & Miles, Hansford and Tallant, LLC obo 

Hybrid Properties 

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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VR 23-08  
Century Communities of Georgia, LLC 

Planning Commission Hearing July 18, 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 a front setback due to an architectural 
addition of a cantilevered shed roof to the fronts of garages.   

 
Applicant Century Communities of Georgia, LLC 

The development 
standards and 
requirements to be varied 
from 

Land Use Code, Article III Section 121-66 

Alternative standards and 
requirements proposed 

A front setback of 22 feet along any road frontage   

Proposed Use 
Setback reduction of 4’ to accommodate the construction of 
architectural additions to garages   

Zoning RMF 

Acreage 19.99 acres approximately until platted 

Location Lumpkin Campground Road at the Crosby Square Development 

Commercial Square 
footage 

  n/a 

Road Classification Private 

Tax Parcel 113 092 

Commission District 3 

   
  Direction Zoning Existing Use 

North RMF Multi-Family Residential 

South C-HB &C-OI Retail & Bank 
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East C-IR C-HB Industrial and Retail 

West CPCD Office and Commercial 

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:  

Emergency Services: No comments returned as of 7.11.2023   
 
Environmental Health Department: No comments necessary.  Development is on public 
water and sewer.   
 
Etowah Water & Sewer Authority: “Contact EWSA if sewer or water lines are impacted.” 
 
Planning and Development:  The Dawson County Land Use Resolution states that all principal 
structures shall be 22’ from the front property line.  (Sec. 121-663.4.d.) With the addition of 
the architectural elements an encroachment of 4 feet occurs along the front setback.     
 
Public Works Department: “We have no comments in regards to this request.” 
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-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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VR 23-09 
Ken & Tiffany Stone   

Planning Commission Hearing July 18, 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 front building setback from 35 feet to 10 
feet (a reduction of 25 feet) for the construction of a garage that will be connected to the primary 
residence.  The existing residence on the parcel is proposed to be demolished and a new residence 
constructed.     
 

Applicant Ken and Tiffany Stone  

The development standard and 
requirement to be varied  

Land Use Code, Section 121-67 3.c 

Zoning  Vacation Cottage Restricted 

Acreage .27 

Plat Recorded 2-10-1970 

Road Classification Public 

Right-of-Way 40’ 

Tax Parcel L10 019 

Commission District 3 

   

Direction Zoning Existing Use 

North n/a Lake Lanier 

South VCR Single Family Residential 

East VCR Single Family Residential 

West VCR Single Family Residential 
 
Unless a variance is approved the minimum requirements for the VCR Land Use District are: 

Minimum square footage. 800 square feet (heated). 

Minimum setbacks. 
Front yard - 100 feet on parkways, 60 feet on state highways, 35 feet on others; 
Side yard - 15 feet; 
Rear yard - 20 feet. 
Front yard setback applies to all frontages on publicly maintained streets. 
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   VCR      2 
 

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

If a principal residential structure is located less than 15 feet from any property line, then local fire 
codes impose certain requirements. 
 
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:  
 
Emergency Services:  No comments returned as of 7.11.2023 
 
Environmental Health Department:  No comments returned as of 7.11.2023 
 
Etowah Water & Sewer Authority: “No sewer, septic only.  For domestic use, current water line is 
undersized for fire protection.  No plans for expansion at this time.  If water main is impacted contact 
EWSA.” 
 
Planning and Development:  Nix Point Estates is an established lake neighborhood that has a mixture 
of newer construction and older lake cottages that are either primary residences or weekend retreats, 
nestled off of Nix Bridge Road.   
 
Public Works Department: “No comments for this request.” 
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   VCR      3 
 

-PHOTO OF PARCEL - 
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   VCR      4 
 

 

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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This document, together with the concepts and designs presented herein, as an instrument of service, is intended only for the specific purpose and client for which it was prepared. Reuse of and improper reliance on this document without written authorization and adaptation by Kimley-Horn and Associates, Inc. shall be without liability to Kimley-Horn and Associates, Inc.
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ZA 23-06   
   Planning Commission Meeting July 18, 2023  
 Board of Commission Hearing August 17, 2023  

 
 
Applicant Proposal 

The applicant is seeking to zone almost five acres from R-A (Residential Agriculture) to 
C-HB (Commercial Highway Business) for the purpose of developing a medical office 
building approximately 25,000 square feet in size. 
 
 

Applicant Kimley Horn obo Hybrid Properties and Investments, LLC.   

Amendment # ZA 23-06 

Request Rezone Property from R-A   

Proposed Use Medical Office building approximately 25,000 square feet in size 

Current Zoning Residential Agriculture (RA) 

Future Land Use Commercial Highway   

Acreage 4.93 

Location GA Hwy 400 and Kilough Church Road 

Commercial Square 
footage 25,000 square feet 

Road Classification State Arterial Route and County local road  

Tax Parcel 113-098-001 & 113-053 

Dawson Trail Segment n/a 

Commission District 3 

DRI No 

Planning 
Commission 
Recommendation 
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2 
7/12/2023 

   

D i r e c t i o n  Z o n i n g  E x i s t i n g  U s e  

North R-A &C-HB Vacant Land 

South C-HB & RMF  Mixed Use – active land disturbance 

East RSR & R-A Religious Institution / 
Single Family Residential 

West C-HI & C-HB Landscape Supply business/ Vacant Land 

 

According to the Comprehensive Plan and accompanying Future Land Use Plan, the 
subject property is identified as Commercial Highway.  Development in this area includes 
developed or undeveloped land on both sides of lands designated along Georgia Hwy 9 and GA 
400. This area includes retail centers, office and employment areas usually located on large tracts 
of land with campus or unified development, mixed use activity centers, multi-family development, 
light industrial and other associated uses.  

THE DESIRED DEVELOPMENT PATTERN SHOULD SEEK TO:  
 Locate employment centers in areas with ample sewer capacity, with direct access to 

major arterials;  
 Provide suitable transitions to surrounding residential uses  
 Establish a grid pattern of public streets with block lengths between 300 and 600 feet 
 Locate employment centers on land that has good access to GA 400 and other high-

capacity highways, utilities and infrastructure  
 Emphasize connectivity with adjacent subdivisions and/or commercial developments in 

the layout of new developments; Create a network of interconnected streets and parking 
lots  

 Provide safe facilities for pedestrians, school buses, and bicyclists using the road right-
of-way  

 Create safe, convenient pedestrian and bicycle connections to neighborhoods and 
subdivisions that are adjacent to the commercial corridors;  

 Incorporate sidewalks, crosswalks and bike paths; Require dedicated right-of-way; Limit 
driveway spacing along the highway frontage and align driveways where needed to 
improve traffic flow  

 Encourage shared driveways and inter-parcel access for adjacent commercial uses  
 Require residential subdivisions accessing the highway to be interconnected and to 

provide at least two entrances; Encourage shared parking lots between uses  
 Relate road alignment to topography; Ensure environmental protection  
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3 
7/12/2023 

Land Uses  
Parks, Recreation and Conservation  
Urban Residential 
Multi-family Residential 
Office Professional  
Commercial Highway  
Light Industrial  
Campus-style Business Park  

Land Use Districts  
RMF (multi-family residential 6 units per acre density neutral) • C-OI (Office Professional) • C-HB; 
C-PCD (Commercial) • C-IR (Light Industrial) • Georgia 400 Corridor Design Overlay  

COUNTY AGENCY COMMENTS:  
Emergency Services:  No comments returned as of 7.11.2023 
Engineering Department:      “No comments in regards to this request.”      
Environmental Health Department:   No comments returned as of 7.11.2023 

Etowah Water & Sewer Authority:  
“Extensions and upgrades required for service at the developer’s expense for both water and 
sewer.” 

Planning and Development:   
This segment of the Georgia 400 corridor has transitioned to a suburban character; however, it 
remains a  primary access to the North Georgia mountains.  Development design within this area 
of Dawson County should endeavor to retain a scenic character through landscaping and 
architecture.  
 
Staff is supportive of the requested land use;  however, the more appropriate land use category 
is C-OI (Commercial Office Institutional). Areas zoned to this classification are not intended to be 
retail centers, commercial or industrial activities. Rather, it is the intent of the district to provide 
locations for sites for offices, professional offices and clinics and institutions, primarily located 
along major arterial roadways.   The request for the C-HB (Commercial Highway Business) zoning 
is appropriate due to the Future Land Use designation of Commercial Highway, however is not 
consistent with the requested use. The more appropriate land use for medical offices is C-OI.  The 
site plan should incorporate inter-parcel connectivity with the adjacent development (Kilough 
Pointe). 
 

 

 

 

 

 

72



  

4 
7/12/2023 

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;  
(7) Whether the requested zoning would result in a use which could create an excessive or 

burdensome use of existing streets, transportation facilities, utilities or schools 
(8) Whether the proposal is in conformity with the policy and intent of the future land 

use plan; and 
(9) 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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ADA ACCESSIBLE 5     SPACES
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