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DAWSON COUNTY PLANNING COMMISSION 

MEETING Agenda – Tuesday, April 19, 2022 

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 May 17th 2022 

F.  APPROVAL OF MINUTES: 

     March 15th 2022 

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.   OLD BUSINESS:  
1. Presentation of ZA 21-18 & SU 21-05 Benjamin Smith (Tabled from the September 21st 2021 meeting) 

2. Presentation of ZA 22-04 Fox Creek Properties, Inc. (Public Hearing held on March 15, 2022) 

J.  NEW BUSINESS: 

      Application for Variance: 
1. Presentation of VR 22-08 Caren Martin 
2. Presentation of VR 22-09 Andrew Eckert 
3. Presentation of VR 22-10 Joe Byess 

Application for Rezoning: 
4. Presentation of ZA 22-10 George & Phyliss Robinson 
5. Presentation of ZA 22-11 Tyler Burt 

K.  PUBLIC HEARINGS: 
1. Presentation of Comprehensive Plan Minor Update (Public Hearing One of Two) 
2. Presentation of Land Use Resolution Update (Public Hearing One of Two) 

3. Presentation of Subdivision Regulations Update (Public Hearing One of Two) 

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 

1 
April 14, 2022 

 
 
Applicant…………………………………… .................................... Benjamin Smith  
 
Amendment # ................................................................... ZA 21-18 & SU 21-05 
 
Request ............................................................................. Downzone parcel from RSR to R-A; and Special 

Use permit for a temporary sawmill   
 
Proposed Use .................................................................... Placing a temporary saw mill on a R-A zoned 

parcel 
 
Current Zoning .................................................................. RSR (Residential Sub Rural) 
 
Size .................................................................................... 5.0± acres 
 
Location ............................................................................ Patience Way  
 
Tax Parcel .......................................................................... 102 040 
 
Planning Commission Date .............................................. April 19, 2022 

 
Board of Commission Date…………………… ........................ May 19, 2022 
 
 
 
Applicant Proposal 
 
Mr. Smith is seeking a Special Use of his parcel so that a temporary saw mill may be set up on his parcel 
for up to 12 (twelve) months along with downzoning his parcel to allow the Special Use.  Mr. Smith will 
be milling the wood that is on the parcel to use on a barn and the wood flooring that is to be 
constructed on the parcel.     

 

History and Existing Land Uses  

Mr. Smith and his wife purchased the vacant property in February 2021 with the intention of building 
their primary residence.  After the purchase of the property and Mr. Smith came in to Planning and 
Development to permit the workshop it was explained that due to the zoning of the parcel that he 
would be unable to construct an accessory structure prior to the construction of the primary residence 
and a sawmill would not permissible in the RSR zoning classification.      
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  Adjacent Land Uses Existing zoning Existing Use 

North RSR Residential 

South RSR Residential/Vacant 

East RSR Residential/Vacant 

West RSR Residential/Vacant 

 
Development Support and Constraints 
 
This parcel is located in the eastern region of the county on an offshoot of New Bethel Church Rd. which 
intersects Hwy 136 between GA 400 and Hwy 9 and is adjacent to approximately two dozen other 
residential lots. The general area and this lot in particular is accessed via gravel roadways which 
intersect with New Bethel Church Road.     
 
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 Sub-Rural Residential.  
 
Public Facilities/Impacts 
 

Engineering Department –  No comments returned as of 10/11/2021 
 
Environmental Health Department – No comments returned as of 10/11/2021 

 
Emergency Services –  “No comment.”   

 
Etowah Water & Sewer Authority – “Water service must be provided by private well and onsite 
septic system.” 
 
Dawson County Sheriff’s Office – No comments returned as of 10/11/2021 

 
 
 
STAFF ANALYSIS  
The future use of the property in question is single family residential. The applicant seeks to begin 
reclamation of the land for that purpose which will result in the current proposed sawmill use to be 
discontinued or be reduced to secondary uses.  
 
Applicant does not intend to operate a permanent sawmill and will discontinue use as he establishes his 
permanent residence. This request if approved should contain the following stipulations: 

• Sawmill shall not interfere with the quiet use and enjoyment of the outside 
environment of neighboring property owners Operational hours shall be 
between the hours of 8 a.m. and  8 p.m. Monday thru Friday, 10 a.m. to  6 p.m. 
Saturdays and Sundays.   
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• Sawmill shall not be operated for more than 4 hours on Saturday and Sunday  
• Sawmill shall not be operated after dark  
• Lumber produced by the sawmill shall not be used for structural materials in the 

construction of the applicant’s single-family residence but may be used as 
hardwood flooring or other decorative elements. 

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

A. The existing uses and classification of nearby property. 
 
All adjacent properties are zoned Residential Sub-Rural and are 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. Sawmill is to be temporary.  
 

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 and fits with the general character of the 
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 currently is currently undeveloped except for a gravel parking area which the 
applicant has installed.   

  
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. 
 
Temporary sawmills are currently only allowed for one year and not in RSR zoning. The 
applicant wishes to improve the parcel and harvest the timber for other uses, the current 
zoning of RSR prohibits this. 
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PHOTO OF SITE 
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21-18 102-040

250.00.00 Check 2

October 19, 2021

November 18, 2021
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SU 21-05 102-040

8/26/2021 10:03 mhonn
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ZA 22-04    
Planning Commission Meeting March 15, 2022 
Planning Commission Meeting April 21, 2022 

    Board of Commission Hearing May 19, 2022  
 
   
Applicant Proposal 
The applicant is seeking to zone a 518-acre property located at the northwest corner of Lumpkin 
Campground Road and Georgia 400 from a mix of residential, commercial, office and institutional zoning 
designations to Mixed Use Village. The request for zoning approval includes the concept plan dated 
January 26, 2022. 
 

Applicant Fox Creek Properties, Inc 

Amendment # ZA 22 - 04 

Request Mixed Use Village 

Concept Plan 
Proposed Uses 

Single Family Detached, Multifamily low rise, Multifamily Mid Rise, 
Senior Adult Housing, General Office Building, Medical Office Building, 
Medical Dental Office, Warehousing, Shopping Plaza, Strip Retail Plaza, 
Fast Casual Restaurant, Coffee Shop, 

Current Zoning RA, RPC, C-HB, C-PCD, C-OI 

Acreage 518.274 

Location Northwest corner of SR19 (GA400) and SR9 (Lumpkin Campground Road) 

Concept Plan 
Commercial Square footage 

Warehousing – 251,000 
Office – 165,000 
Retail – 71,200 
Restaurant – 8,060 

Road Classification State Route 19 – Arterial (State Maintained) 
State Route 9 – Collector (County Maintained)  

Tax Parcel Six tracts: 104-065 ,112-012, 112-013, 112-018, 112-019, 113-057 002 

Dawson Trail Segment Segment 2 Etowah River Trail 

Commission District 3 

DRI YES   #3507 
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Direction Existing Zoning Existing Use 

North RA Residential, Vacant 

South RA, R1 Residential, Commercial, Vacant 

East C-HB Vacant  

West RSR/RA Residential/Vacant 
 

According to the Comprehensive Plan and accompanying Future Land Use Plan, the subject 
property is identified as Planned Residential Community and Suburban Residential. The 
development pattern in the PRC district may consist of the resort variety, like Big Canoe, which has 
increasingly become home to permanent as well as seasonal residents and golf course communities such 
as Chestatee and Crystal Falls. Planned residential communities provide unique, flexible, creative and 
imaginative arrangements and site plans that result in predominantly single-family residential development. 
The desired development pattern should seek to:  
 

• Encourage higher density housing types within walking distance of services and amenities within and 
adjacent to the community 
• Emphasize connectivity with adjacent subdivisions and/or commercial developments in the layout of 
new developments 
• Design for walkability throughout, encouraging creative pedestrian networks 
• Create interconnected pattern of streets and trails extending into surrounding neighborhoods for cars, 
bikes, golf carts, and pedestrians 
• Limit truck traffic in congested areas by redirecting it to higher capacity roads 
• Separate through-traffic from local traffic 
• Examine potential for traffic calming techniques on major corridors to facilitate enhanced 
pedestrian use (including safe crossings) 
• Encourage strong connectivity and continuity between each master planned development 
• Use access management strategies in appropriate locations e.g., requiring new subdivisions to be 
developed with an internal street system and no private driveways accessing the highway; for lots 
adjacent to arterial streets, encourage alley access to allow the building to face highway with automobile 
access to the rear. 

 
The Suburban Residential designation located in the area closer to the Etowah River.    The development 
pattern of this land use area consists of locations where pressures for the typical types of suburban 
residential subdivision development are greatest (due to availability of water and sewer service). Guidelines 
are needed to encourage pedestrian-friendly neighborhoods that are accessible to transit (when it becomes 
available), adequate open space, strategically placed civic buildings, a connected system of streets and 
housing choices. The desired development pattern should seek to:  

• Incorporate regional (i.e., serving multiple sites) water quality enhancement areas to intercept 
stormwater and improve water quality as it flows from development areas into the lake. These regional 
facilities would be located along the tributaries of the Etowah River and would likely consist of wetlands, 
retention ponds, biofiltration swales, and other best management practices for water quality protection 

• Incorporate master planned mixed-uses blending residential development with schools, parks, 
recreation, retail businesses and services, linked in a compact pattern that encourages walking and 
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minimizes the need for auto trips within the subdivision 
• Locate schools, community centers, or well-designed small commercial activity centers at 
suitable locations within walking distance of residence 
• Promote moderate density, traditional neighborhood development (TND) style residential subdivisions 
• Employ design features that encourage safe, accessible streets such as narrower streets, on street 
parking, sidewalks, street trees and landscaped raised medians for minor collectors and wider streets 
• Encourage comparable architectural styles that maintain the regional character and do not include 
franchise or corporate architecture 
• Establish strong connectivity within, and continuity between, each master planned development to 
disperse traffic and shorten trips (may include minimizing or prohibiting cul de-sacs) to disperse traffic 
in a more traditional grid pattern and to shorten walking/biking trips 
• Provide safe facilities for pedestrians, school buses, and bicyclists using the road right-of-way  
• Enhance the pedestrian-friendly environment by adding sidewalks and creating other 
pedestrian-friendly multi-use trail/bike routes linking neighboring communities and major 
destinations such as libraries, neighborhood centers, health facilities, commercial clusters, parks, 
schools, etc. 
• Add traffic calming improvements, sidewalks and increased street interconnections to improve 
walkability within existing neighborhoods; Separate through-traffic from local traffic 
• Use access management strategies in appropriate locations 
• Limit truck traffic in congested areas by redirecting it to higher capacity roads and designating 
truck routes where appropriate 
• Encourage on-street parking and shared parking 
• Limit driveway spacing along the highway frontage and align driveways to improve traffic flow 
• Require residential subdivisions accessing the highway to be interconnected 
• Ensure that residential development does not encroach on major employment centers 
• Require traffic studies for developments with more than 200,000 square feet 

 

Georgia 400 Overlay District (North and South) 
This overlay district, which is divided into northern and southern portions each with its own character, 
was previously established by amendment to the 2010 Comprehensive Plan.  Regulations and 
guidelines were prepared and adopted by the County in 2000. This district is designed to retain the 
commercial and light industrial viability of the GA 400 corridor as the County’s main economic engine, 
but also to ensure land use in the area is efficiently designed and adheres to the development 
standards defined in the County ordinances. 
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Analysis:   
The surrounding development pattern affecting the use and development of this property give the Staff 
grounds for supporting the applicant's rezoning proposal for a Mixed-Use Village with design as a 
pedestrian friendly mixed-use, providing protection of the Etowah River Corridor with ample open 
space. Granting the applicant's rezoning request would be in general conformity with the overall intent 
of the Dawson County Comprehensive Plan. 
 
The MUV density is limited to 2.8 units per acre overall, the concept plan dated 1-26-2022 projects a 
density of 1.9 units per acre split into five distinct PODs offering a variety of housing types. 
All water and sewer service construction shall meet the standards of the service provider – Etowah 
Water and Sewer. Utilities shall be placed underground. Stormwater facilities shall be constructed to 
the specifications of the applicable local authority and meet all Best Management Practices. 
A minimum of 30 percent of the total land area of the MUV District shall be open space or green space. 
Open space may include areas for both passive and active recreation. The concept plan delineates 
proposed areas of open space of 49%. 
 
The parcels are currently zoned for a mix of uses allowed within the residential, commercial, office and 
institutional zoning designations as granted previously by Dawson County.  The project commonly 
known as the Southern Catholic campus included a University Campus component, a Residential 
component, Commercial Village, Town Center and a conference hotel.  
 
 
County Agency Comments:  
 

Engineering Department:  
1. The Developer shall allow for a future access point for the perpendicular re-alignment of 

Harmony Church Road. 
2. Development’s access points shall comply with Georgia DOT Design Rules and Regulations. 
3. The Traffic Study provided by A&R Engineering, Inc. shall be evaluated and compared to a 

Traffic Study prepared by Dawson County. 
4. The Developer shall provide a Traffic Study that shall be updated for development activity 

during the calendar year – annually 
 

Environmental Health Department: No comments returned as of 3/9/2022 
 

Emergency Services:  Please see the attached.   

 
Etowah Water & Sewer Authority: “Water is partially available at the site.  Water main upgrades 

and extensions required.  Must be designed and installed per EWSA regulations at developer’s 

expense.  Consult with EWSA.  Sanitary Sewer is not currently available at the site and would require 

upgrades and extensions per EWSA regulations at the developer’s expense.  Consult with EWSA.”       

 

Georgia Department of Transportation: “This application will require GDOT coordination.” 
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 Board of Education:   High Middle/Junior High Elementary 

School Name: Dawson Co. High 
School 

DC Middle/ DC Jr. 
High Kilough Elementary 

Recommended 
Capacity 

1400 725/725 650 

Latest Enrollment 812 604/579 427 

 No improvements are planned at this time and staff will be added as needed.   
 

Planning & Development:   
The Mixed-Use Village (MUV) District is established primarily to encourage the development of mixed-
use developments consisting of both residential and commercial property. The MUV District is 
intended to:   

(1) Encourage the development of large tracts of land as planned, mixed use communities; 
(2) Encourage flexible and creative concepts in site planning; 
(3) Preserve the natural amenities of the land by encouraging scenic and functional open 

space areas; and  
(4) Provide for an efficient use of land 

 
 

Proposed land uses:  

Single Family Detached 586 units 

Multifamily Low Rise 285 units 

Multifamily Mid Rise   15 units 

Senior Adult Housing 100 units 

General Office Building 100,000  

Medical Dental Office   65,000  

Shopping Plaza  40,000  

Warehousing 251,000  

Strip Retail Plaza  31,200  

Fast Casual Restaurant    5,260  

Coffee shop w/drive    2,800  
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Staff recommended Prohibited Uses: 
Food Manufacturing  
Beverage and Tobacco Product Manufacturing  
Textile Mills  
Textile Product Mills  
Apparel Manufacturing  
Leather and Allied Product Manufacturing  
Wood Product Manufacturing  
Paper Manufacturing  
Printing and Related Support Activities  
Petroleum and Coal Products Manufacturing  
Chemical Manufacturing  
Plastics and Rubber Products Manufacturing   
Nonmetallic Mineral Product Manufacturing   
Primary Metal Manufacturing   
Fabricated Metal Product Manufacturing   
Machinery Manufacturing  
Computer and Electronic Product Manufacturing 
Electrical Equipment, Appliance, and Component  
Transportation Equipment Manufacturing  
Furniture and Related Product Manufacturing 
Storage of hazardous materials     
Any use that emits noxious odors     
 
 
 
 
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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GRANT ROAD Georgia Hwy 400 S 

Lumpkin Campground Rd. 

Brights Way 
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112   019

10/08/2021 11:49 a.m. HG

3500.00

TBD  (DRI - Multi Use)

TBD
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ZA _____ _ TMP#: ______ _ 

List of Adjacent Property Owners 

It is the responsibility of the Applicant to provide a list of adjacent property owners. This list must include the 
name and mailing address of anyone who has property touching your property or who has property directly 
across the street from your property. 

**Please note this information should be obtained using the Tax Map & Parcel (TMP) listing for any 
parcel(s) adjoining or adjacent to the parcel where a variance or rezone is being requested. 

Name Address 

TMP 112 098 008 1. KEITH JOHN PAGEL 334 BRIGHTS WAY 

TMP 112 098 009 2. DANIEL POISSON 340 BRIGHTS WAY 

TMP 112 098 010 3. MATTHEW DEVENY 366 BRIGHTS WAY 

TMP 112 098 011 4. DANA W PETERS 444 BRIGHTS WAY 

TMP 112 098 035 5. BRIAN BRANTLY 650 BRIGHTS WAY 

TMP 112 098 015 6. THOMAS MATSON 645 BRIGHTS WAY 

TMP 112 108 7. RICHARD RAY 5235 HWY 53 E 

TMP 112 023 8. JEFFREY PARKER 5211 HWY 53 E 

TMP 112 023 001 9. RICHARD RAY
5211 HWY 53 E 

TMP 104 067 001 IO. QUING ZHANG RIVERVIEW DRIVE 

TMP 104 067 002 l l. QUING ZHANG 46 RIVERVIEW DRIVE 

TMP 104 067 003 12. DAVID CLARK 56 RIVERVIEW DRIVE 

TMP 104 067 006 13. WILLIAM MINOR 126 RIVERVIEW DRIVE 

TMP 104 067 008 14. HAROLD LINK 162 RIVERVIEW DRIVE 
------------------------------

TMP 104 067 009 15. JOHN P BIANCHINI 188 RIVERVIEW DRIVE 
-----------------------------

Use additional sheets if necessary. 
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ETOWAH BLUFFS
TOWNSHIP 

COMMERCIAL AND ACTIVITY HUB

 THE PRESERVE 
SINGLE-FAMILY RESIDENTIAL LIVING

REVISED JAN 2022
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Mission Statement
Fox Creek Properties, in our conscientious attention to the 
environment’s sustainability, is dedicated to becoming the 
premier leader of  land development, advisory and man-
agement services in the land acquisition industry.  Honor-
ing our promises and commitments, we continuously strive 
to distinguish ourselves by maintaining the highest level of  
professionalism and integrity.

Co-Founders
The founding team of  Fox Creek Properties is experi-
enced in all aspects of  land development. The team offers 
expertise in funding, marketing, construction, market anal-
ysis, mitigation banking, stream bank restoration, and has 
extensive backgrounds in banking and accounting. Fox-
creek Properties is extremely proud of  our team of  ex-
perts. We offer a wide range of  expertise in site and envi-
ronmental analysis, land acquisition, planning and design 
of  development.

Residential and Land Development
In 1993, Fox Creek’s residential home division consisted 
of  two companies with less than 10 employees building 
70 homes per year.  By 2013, this division had grown to 
four companies with over 100 employees building over 
460 homes per year.  This growth was critical to retaining 
the competitive nature of  these companies in the market-
place as the home building industry in metropolitan At-
lanta became more sophisticated and learned to weather 
economic recessions.  However, two of  these companies 
are still considered lower volume, custom builders that fo-
cus on serving smaller, niche markets throughout Atlanta 
including more “in town” locations.

Fox Creek is committed to the highest quality construc-
tion, rivaled only by our commitment to truly happy 
home owners. 

Since 1993, Fox Creek has developed over 25,000 resi-
dential lots in over 60 communities. These activities have 
helped to serve the growing need for housing in every 
county north of  I-20 in metropolitan Atlanta.

ABOUT THE 
DEVELOPER

ETOWAH BLUFFS
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Research from the University of  Georgia helps us 
understand why the proposed project is a beneficial 
economic proposition for Dawson County. 

Building for Success
According to Dr. Jeffrey Dorfman, professor of  
Agriculture and Applied Economics at the University 
of  Georgia, many counties believe that growth and 
development automatically means increasing the 
residential tax base, but this is not necessarily the case. 
The key to fiscal success on a municipal level is revenues 
growing faster than expenditures. However, different types 
of  land uses generate different revenues. 
Revenue for Each $1 of  Government 

Expenditures: 
Residential: $0.87
Commercial/Industrial: $3.45
Farm/Forest/Open: $2.70* 
(*this doesn’t take into account land in Conservation Use. 
Much of  Dawson County’s forest is government owned 
so there are no revenues collected by the County)

The Real Cost of  Low-Density Residential
The above figures indicate that nationally, residential 
development actually has a small net “taking” (a $0.13 
dollar-for-dollar loss on each government dollar spent) 
while the others are net revenue generators. Additionally, 
research shows that different types of  housing have vastly 
different ‘break even’ quantities—or the number of  units 

that must be constructed to offset the above-mentioned 
loss in revenues. For example, using the above figures, a 
subdivision with large single-family lots averaging 2-acres 
each would need 285 individual lots to simply break-
even (generate tax revenues equivalent to the government 
expenditure to develop and service those lots). Conversely, 
it would only require 80 single-family small lots (of  
1/3rd acre size), or 42 multi-family units to break-even. 
Development beyond this, on average, represents profit, 
not loss, for local governments.

The research makes it clear that variety in residential 
development will ultimately ease the long-term fiscal 
burden on the municipality. To achieve this, it is essential 
to shift policy to permit a variety of  housing types to 
accommodate a broad market of  buyers and renters. 

ECONOMIC 
BENEFIT

ETOWAH BLUFFS
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Benefits of  Commercial Development

Unlike residential uses, which constitute a small dollar-
for-dollar loss on government expenditures, commercial 
uses tend to generate approximately $3.45 for every $1 
government dollar spent. This makes these uses desirable 
from a purely financial standpoint. 

However, in addition to tax revenues, commercial, office, 
retail, and industrial uses are also major generators for 
jobs. Research from NC State revealed that approximately 
31% of  workers in the rural South work in a different 
county than where they live. The best way to combat 
this phenomenon, and draw back the local workforce is 
to increase local employment opportunities, by creating 
and constructing a centralized employment hub, across a 
variety of  sectors. 

The Bottom Line: 
In Dawson County, commercial and industrial uses have 
grown at the slowest rates of  any use group (by land acre), 
while residential uses have continued to account for a 
much higher proportion of  land uses in the County. This 
distribution of  land uses has surely resulted in a disparity 
between potential tax revenues to be collected, and actual 
collected revenues. This disparity leads to a vicious cycle 
wherein utilities are overburdened and under-funded, 
which stymies growth. To sustain and promote healthy, 
financially sound growth in the County, the policy must 
accommodate these uses. The research makes it clear: in 

order to ensure fiscal health, future development must 
be balanced, not only in land uses, but also in land use 
intensity. 
Keys to Balanced Growth
If  increasing housing stock alone isn’t the key to 
increased tax revenues, then what else can municipalities 
do? Fortunately, a blueprint for such balanced growth 
already exists. Methods of  maximizing space, leveraging 
existing resources, and increasing revenues include: 
concentrating land use density and intensity where it 
already exists (infill development), utilizing existing 
infrastructure and making upgrades (instead of  
extending to more remote places), and avoiding leapfrog 
development. Additionally, providing a mixture of  land 
uses—particularly, providing for commercial, retail, and 
office space, and not just residential uses—will help offset 
the net costs of  housing. 

Etowah Bluffs’ Consistency with Research 
and Comprehensive Plan
Research shows that consistently following a County’s 
long-range Comprehensive Plan leads to an expected 27% 
increase in employment over five years. The proposal 
for Etowah Bluffs is largely consistent with the Future 
Land Use map in the Comprehensive Plan, since the site’s 
two future land use designations are Residential Town 
and Office Professional. However, the proposal expands 
on these land use designations, by adding space for a 
variety of  commercial, retail, and light industrial spaces, 
in addition to the already permitted office uses, thereby 
expanding the flexibility and economic potential of  the 
site. Additionally, the housing types proposed run the 
gamut from multi-family to single-family, which again, 
support a broad range of  users as encouraged by the 
Comprehensive Plan. 

ECONOMIC 
BENEFIT

ETOWAH BLUFFS
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In Dawson County, most residential listings are under 
contract within two weeks, and close in less than 60 days. 
This means that inventory in the County is low. Residential 
demand is far outpacing supply, particularly in the 
“missing middle” grade of  housing. Therefore, something 
must be done to increase the housing supply. The Preserve 
at Etowah Bluffs works to solve this problem by providing 
high quality housing in a variety of  sizes. 

The Township at Etowah Bluffs proposal eases the need 
to commute out of  the County for work. This not only 
keeps residents (and their disposable income) in the 
County, but it would also attract workers from outside of  
the County as well. 

Conclusion

Etowah Bluffs presents a unique opportunity to seize 
on an underdeveloped site along a major regional 
thoroughfare. This site has incredible visibility from the 
road, with the potential to become a centralized workforce 
hub, while providing housing for a broad spectrum of  
residents. The development is an example of  sustainable, 
balanced growth that would not only provide jobs and 
housing for the residents of  Dawson County, but would 
enact a virtuous cycle to sustain those jobs and housing, 
by generating tax revenues. 

ECONOMIC 
BENEFIT

ETOWAH BLUFFS

RIGHT: A breakdown of  the 
Dawson County property tax 
revenues by land use (2018). 
Data source: Dawson County 
Chamber of  Commerce.

LEFT: Total acreage of  land 
uses in Dawson County, 1990 
to 2018. 

Data source: Dawson County 
Chamber of  Commerce.
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SITE LOCATION

DAWSON COUNTY

SITE LOCATION & CONTEXT
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PROJECT 
LOCATION

ETOWAH BLUFFS

ETOWAH RIVER

GEORGIA PREMIUM OUTLETS
Ideal Location

The project is located along the northeast intersection 
of  Highway 53, Lumpkin Campground Road (State 
Route 9), and US Highway 19/GA-400. The Etowah 
River forms the northwestern property line. 

The project is perfectly situated less than one mile 
north of  the Dawson Village shopping center, 
North Georgia Premium Outlets and the Dawson 
Crossroads shopping center, on either side of  
Highway 19. 

The site is located approximately five miles east 
downtown Dawsonville, and about 13 miles north of  
Cumming in Forsyth County. 

The site is nestled in the foothills of  the Appalachian 
Mountains, and is within 15 miles of  both the 
Chattahoochie National Forest and the Dawson 
Forest. 
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PUBLIC POLICY
Current Zoning

The site currently has several zoning designations: 
Residential Agricultural (RA), Residential Planned 
Community (RPC), Office/Institutional (C-OI), 
Planned Comprehensive Development (C-PCD), 
and Highway Business (C-HB). 

Future Land Use 

The site also has two future land use designations: 
Residential Town and Office Professional. 

Proposed Zoning

The Etowah Bluffs proposal—comprising both 
The Township and The Preserve at Etowah 
Bluffs—consists of  518 acres zoned entirely Mixed 
Use Village.  

DAWSON COUNTY
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CURRENT ZONING SITE PLAN
APPROVED NOVEMBER 2000

In November of  2000, 340 acres of  the site were rezoned to C-OI, R-PCD, 
and C-PCD for the purpose of  the future development of  a college with 
campus, living area, and business offices. The site was proposed to be 
developed over the course of  50 years, and was originally slated to include 
the college institutional buildings, 50 single-family housing units, a hotel, 
apartments, and retail stores. The original plans only included a 60-foot wide 
buffer around the entire perimeter of  the property. 

LEFT: The approved rezoning site plan from November, 2000. The plan 
shows the original college campus layout with the residential development 
in the northwestern corner of  the site, and the commercial/hotel 
component along GA 400. 

ABOVE: The approved site plan shown in terms of  land use and zoning. 
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PLAN COMPARISON
CURRENT ZONING PLAN VS. PROPOSED ZONING PLAN

Development Standards Current Zoning Site Plan Proposed Zoning Site Plan 
(after build-out)

Site Acreage 340 acres 523 acres
Zoning Districts used C-OI, R-PCD, C-PCD Mixed-Use Village (MUV)
Est. Build Out Value $400 Million $400 Million
Est. Build Out Timing 50 years 10 years
Est. Annual Tax Revenue Minimal/$0-Non-profit facility $2 million/year (after build-out)
Residential Units Total Unclear 986 units

Single-family detached 50 units 586 lots
Single-family attached None 100 homes

Multi-family/apartments Housing for 2000 students 300 units
Overall Residential Density Unclear 1.88 UPA
Office/Institutional Square 
Footage 44,420 square feet

Commercial Square Footage 30,000 square feet
Industrial Square Footage 250,000 square feet

Hotel Space Not currently a planned use within 
this development

Buffer 60-foot buffer around perimeter; 80 
feet along major thoroughfares

 50-foot minimum, entire 
perimeter + conservation space

80-acre town center

Plan Comparison Narrative
The ‘current’ zoning plan, also known as the ‘approved’ zoning plan 
was approved by the Dawson County Board of  Commissioners 
in November, 2000.  The original intent of  the site was for it to 
be developed as Southern Catholic College campus, with student 
housing, a hotel, a commercial/retail component, institutional 
buildings, and a 50-lot subdivision toward the northwestern corner of  
the site. 
The original plan only covered approximately 340 acres. The 
approved zoning conditions provide more insight about the extent 
of  the development; it would be developed in three phases over the 
course of  50 years, filling out more space once the enrollment of  
students increased year over year. The total build-out was estimated to 
be valued at about $400 million dollars. 
The proposed zoning site plan, also known as Etowah Bluffs, differs 
from the current zoning plan in a few ways. First, the site comprises 
over 500 acres, extending all the way back to the Etowah River, 
from GA 400 and Lumpkin Campground Road. The entire site 
would be zoned MUV (Mixed-Use Village) instead of  the various 
zoning districts that were approved with the 2000 plan (see table for 
comparison). Additionally, the build-out timeframe for Etowah Bluffs 
would be only around 10 years. 
It is difficult to compare the two projects on a square-footage basis 
alone, because many elements of  the original Southern Catholic were 
vague, according to the originally-approved site plan and the BOC 
minutes. However, the plans did include apartment-style housing 
for the student body (approximately 2,000 students targeted for 
enrollment), as well as 50 single-family detached lots. Although it 
is unclear how many apartment units the Southern Catholic plan 
included, assuming at least half  of  the student body lived on campus, 
and one room was shared by two students, then there would be at 
least 500 apartment-style units for student housing constructed. 
The proposed Etowah Bluffs plan includes a total of  986 units, of  
which 586 would be single-family detached. Only 300 units of  the 
proposed housing in Etowah Bluffs would be multi-family, and the 
provided units would be Class-A, upscale units, as opposed to student 
dormitories. The total overall residential density in Etowah Bluffs 
would be only 1.88 units per acre, which is less than what is permitted 

by the MUV district. 
Perhaps the biggest difference between the two plans is the emphasis 
on a mix of  commercial uses. While the current zoning plan allowed 
for ‘town-center style commercial,’ the plan and the BOC minutes are 
unclear about exactly how much space was proposed, and what uses 
would be permitted. The plan shows approximately 80 acres reserved 
for commercial space, which would also include room for a 250-key 
hotel. 
The Etowah Bluffs plan reiterates the University of  Georgia’s findings 
on the need for balance in sustainable growth by placing an equal 

emphasis on the commercial component of  the site plan. The unique 
‘village green’ style commercial would encompass 30,000 square feet 
of  commercial/retail/restaurant space alone. The plan also includes 
44,000+ square feet of  flexible office and professional space, in 
addition to 250,000 square feet of  light industrial space. 
The larger area of  the Etowah Bluffs plan (518 acres) enables this 
variety in land uses that is proven to provide balanced and sustainable 
growth in exurban municipalities. Finally, the land use intensity on-
site is further balanced with over 200 acres of  preservation space (two 
thirds the size of  the current plan area!). 

518.274 acres
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LAND USE COMPARISON
COMPREHENSIVE PLAN

Land Use Comparison: Comprehensive Plan vs. 
Proposed Zoning Plan 
The above tables show the target land use breakdown for the Mixed 
Use Village District in Dawson County (specified in the most recent 
Comprehensive Plan; left) and the proposed land use breakdown for 
Etowah Bluffs (right).
The target land use breakdown provides ballpark acreages and site 
percentages of  each land use for sites ranging in size from 500 to 
1,000 acres. 

In general, the proposed land use breakdown of  the proposed 
Etowah Bluffs site plan is aligned with the breakdown specified in 
the Comprehensive Plan. The biggest difference between the Etowah 
Bluffs and the Comprehensive Plan land use breakdowns is the 
amount of  space allotted for landscaping, parks, recreation, amenities, 
and open space. The Comprehensive Plan calls for 30 percent of  the 
site area to be set aside for these uses, however, the Etowah Bluffs 
site plan proposes more than double that percentage for the same 
uses. This is largely attributed to the significant area of  the site left 
completely undisturbed for conservation uses, in addition to the areas 

left for landscaping, amenities, and usable open space. Other uses are 
largely in or under target range, which, again, can be explained by the 
disproportionately large amount of  space reserved for conservation 
or open space. 
The following pages show the percentage of  each land use specified 
in the Comprehensive Plan as they are proposed for Etowah Bluffs. 

LAND USE DESCRIPTION

RANGE OF % TOTAL 
LAND AREA IN 

ACTIVITY CENTER  
(PER COMP PLAN)

TOTAL % OF LAND 
AREA                

(PER SITE PLAN)

LAND AREA OF 
USE PROPOSED 

(ACRES)

DETACHED HOMES Fee simple lots 32% - 34% 17% 88.9

TOWNHOUSES/ 
ATTACHED 
CONDOMINIUMS

Freestanding 5% - 13% 1% 5.86

APARTMENTS Buildings only 1% 2.7

EMPLOYMENT USES Buildings only 2% 8.4

LANDSCAPING/ 
PARKS/RECREATION 
/OPEN SPACE

All remaining site area 30% 69% 356.64

ROADS & PARKING FOR 
EMPLOYMENT & 
APARTMENTS

All paved lanes, 
circulation, parking 
spaces, and garages

23% 7% 36.5

MISC. Stormwater ponds 3% 15.77

OUTPARCEL FOR 
PUBLIC USE 1% 3.5

TOTAL SITE AREA 518.274 100% 100% 518.274

1% -2%

10%

ETOWAH BLUFFS LAND USE BREAKDOWN
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LAND USE BREAK DOWN
PROPOSED PLAN

DETACHED HOMES
17%

TOWNHOMES
1%

APARTMENTS
1%

LANDSCAPING, PARKS, 
OPEN SPACE, AMENITIES
69%

MISCELLANEOUS
(STORMWATER PONDS)
3%

EMPLOYMENT USES
2%

ROADS & PARKING
7%

CIVIC OUTPARCEL
1%
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LAND USE BREAK DOWN
PROPOSED PLAN

DETACHED HOMES
17%

TOWNHOMES
1%

EMPLOYMENT USES
2%

APARTMENTS
1%
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LAND USE BREAK DOWN
PROPOSED PLAN

LANDSCAPING, PARKS, 
OPEN SPACE, AMENITIES
69%

MISCELLANEOUS
(STORMWATER PONDS)
3%

ROADS & PARKING
7%

CIVIC OUTPARCEL
1%
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THE PROPOSAL:

ETOWAH BLUFFS
TOWNSHIP AT ETOWAH BLUFFS 

COMMERCIAL AND ACTIVITY HUB
 

THE PRESERVE AT ETOWAH BLUFFS 
SINGLE-FAMILY RESIDENTIAL LIVING
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0’ 300’ 600’ 900’
SCALE: 1” = 300’

SITE PLAN RENDERING
2022
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PEDESTRIAN CONNECTIVITY

5’-WIDE SIDEWALK PROVIDES PEDESTIRAN ACCESS FROM 
FURTHEST POINTS OF NEIGHBORHOODS TO MIXED-USE 

VILLAGE AND FRONTAGE OFFICE/RETAIL
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5-MINUTE/10-MINUTE WALK

CONCENTRIC CIRCLES SHOW 5-MINUTE AND 10-MINUTE WALKING 
DISTANCES FROM CENTRAL AREAS OF ETOWAH BLUFFS

5-MINUTE WALK

5-MINUTE WALK

10-MINUTE WALK

10-MINUTE WALK
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CART PATH CONNECTIVITY

8’-WIDE CART PATH PROVIDES ACCESS FROM FURTHEST 
POINTS OF NEIGHBORHOODS TO MIXED-USE VILLAGE 

AND FRONTAGE OFFICE/RETAIL
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BIKE/PED/CART CONNECTIVITY

A 5’ WIDE SIDEWALK + AN 8’ WIDE CART PATH THROUGH-
OUT THE ENTIRE DEVELOPMENT ENSURE PEDESTRIAN AND 

MULTI-MODAL CONNECTIVITY TO RETAIL, OFFICE, AND 
MIXED USE VILLAGE, REDUCING AUTODEPENDENCY 

WITHIN THE ETOWAH BLUFFS COMMUNITY

5’ SIDEWALK
8’ CART PATH
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TOWNSHIP
at ETOWAH BLUFFS 
COMMERCIAL ACTIVITY HUB
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TOWNSHIP
TECHNICAL SPECIFICATIONS

STANDARDS FOR OFFICE/COMMERCIAL USES, PODS A & D

Commercial/office uses in Pods 
A and D utilize overall site set-
backs. 

Prescribed setbacks are shown on 
the plans. 

For all uses in Pods A and D, the 
50-foot perimeter buffer applies.

Uses will be separated from 
one another within the exterior 
setbacks as generally shown on 
plans. 

PERIMETER BUFFER: 50’

PERIMETER BUFFER: 50’
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TOWNSHIP
TECHNICAL SPECIFICATIONS

STANDARDS FOR INDUSTRIAL/COMMERCIAL USES, PODS B & C

Industrial/commercial uses in 
Pods B and C utilize overall site 
setbacks. 

Prescribed setbacks are shown on 
the plans. 

For all uses in Pods B and D, the 
50-foot perimeter buffer applies.

Uses will be separated from 
one another within the exterior 
setbacks as generally shown on 
plans. 

PERIMETER BUFFER: 50’

PERIMETER BUFFER: 50’

PERIMETER BUFFER: 50’

69



MT. HOLLY
MT. HOLLY, NC

RENDERING • 08-05-2021
PEN2021-01 © COPYRIGHT 2021 DYNAMIK DESIGN

TOWNSHIP
at ETOWAH BLUFFS

COMMERCIAL & 
ACTIVITY HUB
PODS A-E

LIVE, WORK, PLAY
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MT. HOLLY
MT. HOLLY, NC

RENDERING • 08-05-2021
PEN2021-01 © COPYRIGHT 2021 DYNAMIK DESIGN

TOWNSHIP

PODS A-E: 

POD B: OFFICE INDUSTRIAL / FLEX 
(44,420 SF)

POD C: INDUSTRIAL SINGLE REAR LOAD 
(251,000 SF)

POD D: OFFICE/MEDICAL OFFICE (38,000 SF) POD E: MULTI-FAMILY (300 UNITS)POD A: RETAIL RESTAURANTS (29,800 SF)

The proposal for the eastern third of  the site is a mixture 
of  commercial, industrial, office, and multi-family 
residential uses, making the Township truly a place to live, 
work and play. 
The focus and intent of  these pods is to generate jobs and 
provide housing to support that growth. 
The site benefits from major visibility along the GA 400 
and Lumpkin Campground Road frontages, which this 
proposal seizes on!
Pod A: 38,000 square feet of  retail, commercial, and 
restaurant/cafe space. 
Pod B: 44,000 square feet of  office/industrial park. 
Pod C: 250,000 square feet of  light industrial which 
includes warehousing and innovation space 
Pod D: 38,000 square feet of  professional/medical office 
Pod E: 300 multi-family apartments

See rendering for approximate locations, and 
accompanying photos for design precedents and visioning. 

at ETOWAH BLUFFS
LIVE, WORK, PLAY

71



Introducing: Township at Etowah Bluffs

Township at Etowah Bluffs constitutes the front third 
of  the Etowah Bluffs site, divided into five pods of  
development. 

Pod A: Mixed Use Village

Pod A is proposed to be a Mixed Use Village developed 
in two phases. More details about the phasing and design 
elements can be found on the Mixed Use Village summary 
pages. 

Pod B: Office Industrial/Flex Space

Pod B would consist of  approximately 44,000 square feet 
of  flexible floor space. Uses in this pod could include 
business headquarters, light industrial ‘maker’ spaces for 
creative professionals, or even professional office suites. 
The site unlocks flexibility in use and usability with direct 
access to and visibility from GA 400. 

Pod C: Light Industrial Flex Space

Pod C is proposed to be developed as a single-loaded 
industrial facility, with 250,000 square feet of  space. 
The pad would be equipped with truck loading space, 
thru-traffic pathways for trucks and vehicles, and truck 
parking space. This pod would be set back off  of  GA 
400 behind Pod B, but would still have unmatched 
access to the major roadways. Pod C would also be 
flexible in terms of  uses—but preference will be given 
to user proposals that include job/employment intense 
functions. 

Pod D: Professional Office Suites

Pod D would include approximately 38,000 square feet 
of  professional office space. This pod would be set back 
off  of  the major roadways, but would still have access 
to Lumpkin Campground Road, and the residential 
pods. This space is ideal for medical office suites, or 
professional service suites looking to expand practices in 
Dawson County.  

Pod E: Class-A Multi-Family

Pod E is the only residential pod of  Township, consisting 
of  300 units of  Class-A multi-family housing. This 

pod is the best of  both worlds in terms of  accessibility 
and security: it has almost direct access to Lumpkin 
Campground Road, but will be entirely gated. The 
apartments would be upscale, high-quality units with state-
of-the-art amenities, including a resort-style pool and 
cabana. The multi-family residences would also have direct 
pedestrian access to the commercial, retail, and office 
pods. 

Live, Work, Play

Township at Etowah Bluffs truly embodies the ‘Live, 
Work, Play’ mantra. With a breadth of  potential for 
businesses small and large, not to mention dining and 
professional services, Township is the beating heart of  
Etowah Bluffs. 

TOWNSHIP
at ETOWAH BLUFFS
LIVE, WORK, PLAY
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Pod A will become the Mixed Use Village. The Mixed Use Village will be developed 
in two phases: Phase I, hardscape and landscape build out, and Phase II, mixed-use 
buildings final build out. In Phase I, food trucks will be used to generate interest 
and visibility (and name recognition) for the development. Phase II will utilize the 
momentum from Phase I for the complete build out. Both phases will include the large 
gathering green, the complete parking, landscaping, patios and decor. The following 
pages describe the two phases, how they will work and transition, and show the 
visioning elements that will define and ‘brand’ the spaces. 

MIXED USE 
VILLAGE

TOWNSHIP AT 
ETOWAH BLUFFS
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MIXED USE VILLAGE PHASES I & II
LANDSCAPE/HARDSCAPE BUILD-OUT  WITH FOOD TRUCKS AND 
REMOVABLE FURNITURE

FULL BUILD-OUT OF PERMANENT COMMERCIAL/RETAIL MIXED USE 
STRUCTURES

Phase II (right rendering) will be the full build out of  the Pod, including the permanent mixed-use buildings. 
The permanent buildings will be constructed in the same ‘mountain modern’ style. Although the model will 
shift from ‘pop-up’ to ‘permanent’ between Phases I and II, it is expected that the excitement generated 
from visibility, name recognition, branding, and the high-quality vendors of  Phase I will mark the ultimate 
build out of  Phase II a success. 

GATHERING GREEN

STAGE/PAVILION 

PHASE I PHASE II 

STAGE/PAVILION 

FOOD TRUCKS 
+ QUEUE SPACE

FOOD TRUCKS 
+ QUEUE SPACE

PARKING BUILD OUT

STRING LIGHTS 
+ MOVABLE SEATING

STRING LIGHTS 
+ MOVABLE SEATING

PICNIC TABLES

PICNIC TABLES

MOVABLE SEATING 
+ TABLES

PLAY AREA

PERMANENT PATIO

MIXED USE BUILDING

MIXED USE BUILDING

MIXED USE BUILDING

MIXED USE BUILDING

PARKING BUILD OUT

GATHERING GREEN

MONUMENT SIGN/ENTRY

MONUMENT SIGN/ENTRY

The Mixed-Use Village (Pod A) will be constructed in two phases. Phase I (left rendering) will include both 
hardscape and landscape build out. During this phase, the seating areas, gathering green, flexible field and 
other amenities in this Pod will be fully constructed. In lieu of  permanent structures, the hallmark of  Phase I 
will be the food trucks and pop-up vendors invited to set up on-site. The purpose of  this phase is to generate 
interest, excitement, and visibility for the overall development, as a promise of  the exciting permanent 
businesses to come. Other extremely popular ‘destination retail’ and town center developments have used 
this model with great success.
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FOOD TRUCK AND EVENT VENUE
MIXED USE VILLAGE PHASE I
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MIXED USE VILLAGE PHASE I
FOOD TRUCK AND EVENT VENUE
MIXED USE VILLAGE PHASE I
FOOD TRUCK AND EVENT VENUE

PHASE I - FOOD TRUCK FESTIVAL CONCEPT PHASE I - ENLARGEMENT PLAN

GATHERING GREEN

FOOD TRUCKS 
+ QUEUE SPACE

FOOD TRUCKS 
+ QUEUE SPACE

PARKING 
BUILD OUT

STRING LIGHTS + MOVABLE 
SEATING

PICNIC TABLES

PICNIC TABLES

MOVABLE SEATING 
+ TABLES

PLANTERS
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The POP-UP GATHERING SPACES board gives ideas of  the 
various types of  temporary pop-up spaces that could be featured 
in Phase I of  the Mixed Use Village. 
Fun, bright colors give a care-free feeling with a modern twist. 
Guests are encouraged to spend time in the space and gather 
together in the various configurations of  movable furniture. 
Types of  temporary furniture could include folding chairs and 
tables, patio furniture, sun screens and umbrellas, and picnic tables 
with benches. 

MIXED USE VILLAGE: POP-UP GATHERING SPACES
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MIXED USE VILLAGE PHASE II
TOWN GREEN BUILD OUT
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MIXED USE VILLAGE PHASE II
TOWN GREEN BUILD OUT

OUTDOOR 
DINING SPACE WITH 

SHADE

GRAND
GREEN

PARKING LOT
(90 PARKING SPACES)

COURTYARD SPACE /
OUTDOOR DINING

TO SINGLE FAMILY POD

GRAND
GREEN

PARKING LOT
(90 PARKING SPACES)

RAISED CROSS WALK

PLAY AREA

COURTYARD SPACE /
OUTDOOR DINING

OUTDOOR 
DINING SPACE WITH 

SHADE

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.
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The final build out of  the Mixed-Use Village will include a collection of  attractive, 
inviting spaces that are characteristic of  the most popular regional town centers. Small 
specialty shops, local businesses and boutiques, and unique restaurants are the vision to 
complete this area. 
Small, trendy shops and restaurants, with some more popular chain options could thrive 
in this area. Ample outdoor seating, landscaping, and decor will provide an inviting look 
that encourages patrons to stay, relax, explore, and return. 
Comparable developments include the Avalon in Alpharetta, Suwanee Town Center in 
Suwanee, and Peachtree Corners Town Center in Peachtree Corners. 

MIXED USE VILLAGE PHASE II
TOWN GREEN BUILD OUT

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

1-STORY RESTAURANT/
RETAIL/COMMERCIAL

7,800 SQ.FT.

GRAND
GREEN

GRAND
GREEN

PARKING LOT
(90 PARKING SPACES)

RAISED CROSS WALK

PLAY AREA

PLAY AREA

COURTYARD SPACE /
OUTDOOR DINING

COURTYARD SPACE /
OUTDOOR DINING

OUTDOOR 
DINING SPACE WITH 

SHADE

OUTDOOR 
DINING SPACE WITH 

SHADE
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The PERMANENT GATHERING SPACES visioning board 
provides ideas of  how the open spaces and patios could be styled 
when the Phase II build out has been completed. This visioning 
board also includes ideas of  textures, materials, decorations and 
landscaping to create inviting, exciting places to eat, play, and shop. 
Permanent gathering spaces would be styled to complement the 
textures and materials of  the overall development, which could 
include wood or stone benches and planters, and wooden awnings 
or trellises. The permanent gathering spaces could also include 
removable elements from Phase I (Pop-Up Gathering) such as 
movable chairs, tables, and umbrellas. 

MIXED USE VILLAGE: PERMANENT GATHERING SPACES
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The MATERIALS VISIONING board showcases the types of  
materials, colors, and textures that are proposed for the Mixed Use 
Village. Design elements will incorporate textures and materials 
that are modern, rustic, organic, and airy to capture the ‘modern 
mountain’ feel of  the Mixed Use Village at Etowah Bluffs. 

MIXED USE VILLAGE: MATERIALS VISIONING
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MIXED USE VILLAGE PHASE II: ARCHITECTURAL PRECEDENTS
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OFFICE/PROFESSIONAL
TOWNSHIP at ETOWAH BLUFFS
Pod B (see sample image of  example building, below) would consist of  
approximately 44,000 square feet of  flexible floor space. Uses in this pod 
could include business headquarters, light industrial ‘maker’ spaces for creative 
professionals, or even professional office suites. The site unlocks flexibility in use and 
usability with direct access to and visibility from GA 400. 

Pod D (see sample image of  example building, right) would include approximately 
38,000 square feet of  professional office space. This pod would be set back off  of  
the major roadways, but would still have access to Lumpkin Campground Road, 
and the residential pods. This space is ideal for medical office suites, or professional 
service suites looking to expand practices in Dawson County.  
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LIGHT INDUSTRIAL FLEX 
TOWNSHIP at ETOWAH BLUFFS
Pod C (see sample images of  buildings, below) is proposed to be developed as a single-
loaded industrial facility, with 250,000 square feet of  space. The pad would be equipped 
with truck loading space, thru-traffic pathways for trucks and vehicles, and truck parking 
space. This pod would be set back off  of  GA 400 behind Pod B, but would still have 
unmatched access to the major roadways. 

Pod C would also be flexible in terms of  uses—but preference will be given to user 
proposals that include job/employment intense functions. 
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MT. HOLLY
MT. HOLLY, NC

RENDERING • 08-05-2021
PEN2021-01© COPYRIGHT 2021 DYNAMIK DESIGN

CLASS-A MULTI-FAMILY
TOWNSHIP at ETOWAH BLUFFS

Pod E is the only residential pod of  Township, consisting of  300 
units of  Class-A multi-family housing. This pod has almost direct 
access to Lumpkin Campground Road, but the resdidences will 
be entirely gated. The apartments would be upscale, high-quality 
units with state-of-the-art amenities, including a resort-style pool 
and cabana. The multi-family residences would also have direct 
pedestrian access to the commercial, retail, and office pods. 

See next page for additional sample photos of  amenity space.
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MT. HOLLY
MT. HOLLY, NC
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CEMENTITIOUS BOARD & BATTEN SIDING

CEMENTITIOUS SHAKE SIDING
ARCHITECTURAL SHINGLE ROOFING

ALUMINUM WINDOW

CEMENTITIOUS PANEL

CEMENTITIOUS LAP SIDING

STAINED CEDAR WOOD POST

MUTLI-FAMILY MATERIALS
& SAMPLE ELEVATION
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Elevations

SILVER MAPLE
APPROX. 3,152�3,163 SQ. FT. | TWO�STORY HOME | 5 BEDROOMS | 3.5 BATHROOMS | 2 BAY GARAGE

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 
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ELEVATION C1

THE PRESERVE
at ETOWAH BLUFFS 
SINGLE-FAMILY PRODUCTS
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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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THE PRESERVE
TECHNICAL SPECIFICATIONS

TYPICAL SINGLE-FAMILY DETACHED LOTS PODS G-I

Setback standards are typical for 
all single-family detached lots, 
regardless of lot size. 

Prescribed setbacks apply to all 
lots, Pods G-I. 

Overall/Exterior property 
setbacks and buffers stand alone, 
but all lots are located outside of 
external setbacks and buffers

For all single family detached 
lots, the following setbacks apply: 

Front: 20’
Side: 5’
Major Side: 10’
Rear: 15’

 MAJOR SIDE: 10’

 REAR: 15’

 SIDE: 5’

FRONT: 20’
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THE PRESERVE
TECHNICAL SPECIFICATIONS

TYPICAL TOWNHOME LOTS POD F

Setback standards are typical for 
all single-family attached lots 
(townhomes) regardless of town-
home size/dimension or direction. 

Prescribed setbacks apply to all 
homes in Pod F.

Overall/Exterior property 
setbacks and buffers apply, and 
all townhome lots are located 
outside of external setbacks and 
buffers.

Townhome ‘lots’ are the unit 
footprint. Setbacks are as follows:

Front:0’
Side: 0’
Major Side: 0’
Rear: 0’

 REAR LOT LINE

 SIDE LOT LINE

FRONT LOT LINE
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Elevations

SIENNA
APPROX. 2,109 SQ. FT. | ONE�STORY HOME | 3 BEDROOMS | 2�3 BATHROOMS | 2 BAY GARAGE 

CenturyCommuni�es.com/Atlanta | 678.530.5000

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 

ELEVATION A

ELEVATION C ELEVATION D

ELEVATION E

ELEVATION B

Elevations

YELLOW JASMINE
APPROX. 2,132 SQ. FT. | ONE�STORY HOME | 3 BEDROOMS | 2 BATHROOMS | 2 BAY GARAGE

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 

ELEVATION A1

ELEVATION B1 ELEVATION B2

ELEVATION A2

ELEVATION C1 ELEVATION C2

ELEVATION B3

ELEVATION A4

ELEVATION C3

Elevations

GREY BIRCH
APPROX. 3,021 SQ. FT. | TWO�STORY HOME | 4�6 BEDROOMS | 2.5�4.5 BATHROOMS | 2 BAY GARAGE 

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 

ELEVATION A1

ELEVATION A5 ELEVATION B2

ELEVATION A2

ELEVATION B4

ELEVATION C4

ELEVATION C1

ELEVATION B2

ELEVATION A4

ELEVATION C2

CenturyCommunities.com

TEA OLIVE
APPROX. 2,555 SQ. FT.  |   ONE-STORY

3 BEDROOMS  |  2.5 BATHROOMS  |  2-CAR GARAGE

ELEVATION A

ELEVATION B

ELEVATION C

In a continuous effort by Century Communities to improve the quality of your home, we reserve the right to change features, options, plans and specifications without notice. Floorplans 
and elevation renderings are conceptual artists’ renderings for marketing purposes only. Elevations and floorplans may vary based on actual homesite and Century Communities may be 
required to build the home in a mirror image to the floorplans shown, including the garage, due to construction and building design requirements of the homesite. Significant changes 
may be made during or after the construction of the model homes. Century Communities reserves the right to modify, relocate or eliminate any or all of the features, specifications, plan 
utilities, design or shape thereof without notice or obligations to the purchaser. Please see your onsite sales associate for additional information. Brick/Stone returns are not standard 
on the elevations, please see your onsite agent for details. Century Communities. Revised 10/26/17 Revision #5020.00

THE PRESERVE
at ETOWAH BLUFFS

SINGLE-FAMILY RESIDENTIAL LIVING PODS F-I

SERENITY IN SECLUSION

SERENITY IN SECLUSION
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THE PRESERVE
Just past the Township at Etowah Bluffs activity hub lies The Preserve at Etowah Bluffs: a vast 
system of  interconnected neighborhoods nestled amidst the forest. A relaxed lifestyle is a prior-
ity for The Preserve. Seclusion and preservation are two key elements of  this plan, but with the 
added bonus of  proximity to amenities and entertainment!
The homes in the four pods of  The Preserve are perfect for any phase of  life: for new fami-
lies, young professionals, mature adults, and seniors looking to age in place. With such variety in 
product, there’s something for everyone! 
Below is a summary of  each pod. See photos for sample products!
Pod F: Senior Attached Homes (100  Lots)
Pod G: Single-Family Detached (121 Lots)
Pod H: Single-Family Detached (236 Lots)
Pod I: Single-Family Detached (229 Lots)

at ETOWAH BLUFFS
SERENITY IN SECLUSION
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THE PRESERVE
at ETOWAH BLUFFS
SERENITY IN SECLUSION

Introducing the Preserve at Etowah Bluffs
The Preserve at Etowah Bluffs comprises the back two-
thirds of  the 523-acre site. Set back off  of  the major 
roadways, The Preserve offers a series of  inter-connected 
single-family neighborhoods that are suitable for any phase 
of  life. The four pods of  The Preserve include one with 
independent senior attached homes, and three additional 
pods of  single-family detached lots, for a total of  686 new 
residences.

Building off  of  the research from the University of  
Georgia’s department of  Agriculture and Economics, 

The Preserve leverages smaller lot sizes to minimize 
the burden on existing and proposed utilities, while 
maximizing preservation space. The neighborhood pods 
are designed to be in the ‘conservation subdivision style’, 
which will preserve over 200 acres of  the 518-acre site 
for conservation uses. The Preserve at Etowah Bluffs 
neighborhoods are nestled amongst the streams and 
abundance of  natural features that currently exist on the 
site, instead of  working against them. The existing tree 
cover will be left largely intact around the perimeter of  
the site, providing natural buffers for the surrounding 
neighborhoods and developments.

Pod F: Independent Senior Attached homes

Pod F would contain 100 attached homes which will be 
located toward the front of  the development and will be 
targeted at independent seniors. Units in this pod will 
include front- and rear-loaded townhomes, and will have 
their own master amenity area. 

Pod G: 40-foot-wide detached lots
Pod G consists of  121 small lots opposite the stream 
from the light-industrial facility, and will be fully screened 
from it by utilizing the natural features. Lots in this pod 
are the smallest of  the detached single-family pods, at 40-
feet wide. Homes in this pod will be smaller, single-story 
ranch-style homes. 

Pod H: 40- to 50-foot-wide detached lots
Pod H consists of  236 lots and extends back from the 
more dense housing, nestled amongst the many streams 
on-site. The largest pod in the development, lots range 
in size from 40- to 50-feet wide. Homes in this pod 
would be single-family ranch-style and two-story homes. 
Additionally, a resort-style master amenity will be located 
in this pod, so that it is central to the other residential 
pods.

Pod I: 40- to 50-foot-wide detached lots

Pod I consists of  229 lots in the most secluded, forested 
part of  the site. Homes in this pod are closest to the 
Etowah River, and are surrounded by natural features and 
foliage. Lots in this pod range in size from 40- to 50-feet-
wide. This pod would have two-story homes with the 
largest amount of  square-footage; perfect for growing 
families. 
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PRESERVATION
EMPHASIS ON

Nature as a Priority
Nearly two-thirds of  the site is proposed to feature a mixture of  lower-
intensity residential uses. 

The residences will be interspersed throughout the existing, forested area, 
working in harmony with the natural features. This site plan aims to preserve 
the natural areas and ecosystems surrounding the Etowah River. 

Nearly 200 acres of  the site will be left in a natural, forested state! 

NEARLY 200 ACRES OF 
PRESERVED WILDERNESS

DAWSON FOREST
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The buffer width along western property line (nearest to 
surrounding neighborhoods) is 250 feet at narrowest point. 

EXISTING CANOPY TO BE 
PRESERVED

PRESERVATION
EMPHASIS ON

GOOD NEIGHBORS

250 FEET
250 FEET
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Amenities will be located throughout the 518-acre development. The 
attached single-family and multi-family will have their own dedicated amenity 
areas, while the single-family detached homes will share two central amenity 
areas. The images represent samples of  the kind of  amenities that would 

be built.  See map for all locations. 

AMENITIES
EXCELLENT

AMENITIES LOCATIONS
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Minimum Unit Size 1800 square feet
Minimum Lot Width 30 feet
Building Setback

Front 27 feet from FOC to building face
Rear 40 feet back-to-back
Side 20 feet side-to-side

Minimum Building Separation 20 feet 
Maximum Height 30 feet
Maximum Building Coverage Coverage is measured for entire pod
Parking 2 spaces per unit

Pod F StandardsATTACHED HOMES
THE PRESERVE at ETOWAH BLUFFS

SERENITY IN SECLUSION
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Elevations

SILVER MAPLE
APPROX. 3,152�3,163 SQ. FT. | TWO�STORY HOME | 5 BEDROOMS | 3.5 BATHROOMS | 2 BAY GARAGE

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 

ELEVATION A1

ELEVATION A4 ELEVATION B1

ELEVATION A2

ELEVATION B2

ELEVATION C2 ELEVATION C3

ELEVATION C1

Floor Plans

CenturyCommuni�es.com/Atlanta | 678.530.5000

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 
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Minimum Lot Size 4,800 square feet
Minimum Lot Width 40 feet
Building Setback

Front 15 feet, or 27 feet from FOC to building face
Rear 25 feet
Side None (see min. building separation)

Minimum Building Separation 10 feet 
Maximum Height 30 feet
Maximum Building Coverage 65%
Parking 4 spaces per unit

Pod G StandardsSINGLE-FAMILY DETACHED 
S I E N N A
THE PRESERVE at ETOWAH BLUFFS

SERENITY IN SECLUSION

2,100 SQ FT | 1-STORY | 3 BEDROOMS | 
2-3 BATHROOMS | 2 BAY GARAGE

98



Elevations

SILVER MAPLE
APPROX. 3,152�3,163 SQ. FT. | TWO�STORY HOME | 5 BEDROOMS | 3.5 BATHROOMS | 2 BAY GARAGE

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 
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ELEVATION A4 ELEVATION B1
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ELEVATION B2

ELEVATION C2 ELEVATION C3

ELEVATION C1

Floor Plans

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 
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Minimum Lot Size 4,800 square feet
Minimum Lot Width 40 feet
Building Setback

Front 15 feet, or 27 feet from FOC to building face
Rear 25 feet
Side None (see min. building separation)

Minimum Building Separation 10 feet 
Maximum Height 30 feet
Maximum Building Coverage 65%
Parking 4 spaces per unit

Pod G StandardsSINGLE-FAMILY DETACHED 
Y E L L O W  J A S M I N E
THE PRESERVE at ETOWAH BLUFFS

SERENITY IN SECLUSION

2,100 SQ FT | 1-STORY | 3 BEDROOMS | 
2 BATHROOMS | 2 BAY GARAGE
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Elevations

SILVER MAPLE
APPROX. 3,152�3,163 SQ. FT. | TWO�STORY HOME | 5 BEDROOMS | 3.5 BATHROOMS | 2 BAY GARAGE

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 

ELEVATION A1

ELEVATION A4 ELEVATION B1

ELEVATION A2

ELEVATION B2

ELEVATION C2 ELEVATION C3

ELEVATION C1

CenturyCommunities.com

TEA OLIVE
APPROX. 2,555 SQ. FT.  |   ONE-STORY

3 BEDROOMS  |  2.5 BATHROOMS  |  2-CAR GARAGE

In a continuous effort by Century Communities to improve the quality of your home, we reserve the right to change features, options, plans and specifications without notice. Floorplans 
and elevation renderings are conceptual artists’ renderings for marketing purposes only. Elevations and floorplans may vary based on actual homesite and Century Communities may be 
required to build the home in a mirror image to the floorplans shown, including the garage, due to construction and building design requirements of the homesite. Significant changes 
may be made during or after the construction of the model homes. Century Communities reserves the right to modify, relocate or eliminate any or all of the features, specifications, plan 
utilities, design or shape thereof without notice or obligations to the purchaser. Please see your onsite sales associate for additional information. Brick/Stone returns are not standard 
on the elevations, please see your onsite agent for details. Century Communities. Revised 10/26/17 Revision #5020.00

Minimum Lot Size 4,900 square feet
Minimum Lot Width 40 feet
Building Setback

Front 15 feet, or 27 feet from FOC to building face
Rear 25 feet
Side None (see min. building separation)

Minimum Building Separation 10 feet 
Maximum Height 35 feet
Maximum Building Coverage 65%
Parking 4 spaces per unit

Pod H StandardsSINGLE-FAMILY DETACHED 
T E A  O L I V E
THE PRESERVE at ETOWAH BLUFFS

SERENITY IN SECLUSION

2,500 SQ FT | 1-STORY | 3 BEDROOMS | 
2.5 BATHROOMS | 2 BAY GARAGE
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Elevations

SILVER MAPLE
APPROX. 3,152�3,163 SQ. FT. | TWO�STORY HOME | 5 BEDROOMS | 3.5 BATHROOMS | 2 BAY GARAGE

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 

ELEVATION A1

ELEVATION A4 ELEVATION B1

ELEVATION A2

ELEVATION B2

ELEVATION C2 ELEVATION C3

ELEVATION C1

Floor Plans

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 
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Minimum Lot Size 4,900 square feet
Minimum Lot Width 40 feet
Building Setback

Front 15 feet, or 27 feet from FOC to building face
Rear 25 feet
Side None (see min. building separation)

Minimum Building Separation 10 feet 
Maximum Height 35 feet
Maximum Building Coverage 65%
Parking 4 spaces per unit

Pod H StandardsSINGLE-FAMILY DETACHED 
G R E Y  B I R C H
THE PRESERVE at ETOWAH BLUFFS

SERENITY IN SECLUSION

3,000 SQ FT | 2-STORIES | 4-6 BEDROOMS | 
2.5-4.5 BATHROOMS | 2 BAY GARAGE
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Elevations

SILVER MAPLE
APPROX. 3,152�3,163 SQ. FT. | TWO�STORY HOME | 5 BEDROOMS | 3.5 BATHROOMS | 2 BAY GARAGE

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 

ELEVATION A1
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ELEVATION C1

Floor Plans

CenturyCommuni�es.com/Atlanta

items and other items shown may be decorator suggestions that are not included in the purchase price and availability may vary. Persons in photos do not reflect racial 
preference and housing is open to all without regard to race, color, religion, sex, handicap, familial status, or national origin. ©2020 Century Communities. 
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DAWSON COUNTY PLANNING COMMISSION   
PLANNING STAFF REPORT  

 
Applicant ...................................................................Caren Martin   
 
Case Docket # ...........................................................VR 22-08 
 
Request ......................................................................Front set back reduction from 40’ to 20’   
 
Proposed Use ............................................................The construction of a primary residence.   
 
Size ............................................................................. .41 acres+/- 
 
Existing Zoning ........................................................VCR 
 
Applicable Regulations ............................................Dawson County Land Use Resolution 

Article III, Section 309.C.3  
 
Location ....................................................................Lot 34 Eagle Ridge Rd. 
 
Tax Parcel # .............................................................. 012 048 
 
Meeting Date.............................................................April 19, 2022 
 
 
Applicant Proposal 
 
Ms. Martin wishes to construct a primary residence for a client and is seeking a front variance of 
20’ to allow them to do so.   
 
History and Existing Land Use 
 
The parcel lies within the established mountain community of Tomahawk Mountain with small 
lots that were platted prior to zoning regulations.    
 
  
 
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. 

Due to extreme terrain the original build was forced to be in close proximity to the ridge line on 
which the roadway was constructed. This has therefore reduced the amount of front yard space 
which is outside of the building setbacks established for this zoning district.  
 

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.   

 
Tomahawk Mountain was subdivided in 1965 before the enactment of zoning regulations 

within Dawson County.  With the addition of setbacks in regards to these parcels within this 
particular development, most any structure will require a variance, due to the steep topography.   

 
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 granting of the variance will not be detrimental to the public health, safety, or welfare. It 
could be argued that it would improve property values.  Prior to this request for a front setback, 
there were nine previous approved requests.  The previous approvals range from 7’ to 30’ 
reductions of front setbacks.       
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 3. 

Picture of subject property:  
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DAWSON COUNTY PLANNING COMMISSION   
PLANNING STAFF REPORT  

 
Applicant ...................................................................Andrew Eckert   
 
Case Docket # ...........................................................VR 22-09 
 
Request ......................................................................Side & Rear set back reduction from 5’& 

10’ to 0’   
 
Proposed Use ............................................................The construction of an accessory structure.   
 
Size ............................................................................. .695 acres+/- 
 
Existing Zoning ........................................................VCR 
 
Applicable Regulations ............................................Dawson County Land Use Resolution 

Article III, Section 309.C.4  
 
Location ....................................................................232 Lake Circle 
 
Tax Parcel # .............................................................. L21-055 
 
Meeting Date.............................................................April 19, 2022 
 
 
Applicant Proposal 
 
Mr. Eckert wishes to construct a detached garage and is seeking a side and rear variance of 5’ 
and 10’, respectfully to a zero setback on each to allow him to do so.   
 
History and Existing Land Use 
 
The parcel lies within the established lake community of Holiday Hideaway with small lots that 
were platted prior to zoning regulations.    
 
  
 
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. 
The applicant states that the lot is difficult to build upon and wishes to construct a garage 
in close proximity to the residence due to the current garage being insufficient for their 
desired use.   
   

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 applicant states that the proposed garage would add visual appeal and added value to the 
tax base of the area.   
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 3. 

 
 
 
 
 
 
Picture of subject property:  
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DAWSON COUNTY PLANNING COMMISSION   
PLANNING STAFF REPORT  

 
Applicant ...................................................................Joe Byess   
 
Case Docket # ...........................................................VR 22-10 
 
Request ......................................................................Side Set back reduction from 20’ to 8’   
 
Proposed Use ............................................................The construction of an accessory structure.   
 
Size ............................................................................. 2 acres+/- 
 
Existing Zoning ........................................................R-A 
 
Applicable Regulations ............................................Dawson County Land Use Resolution 

Article III, Section 319 Table 3.2 
 
Location ....................................................................8653 Hwy 136 West 
 
Tax Parcel # .............................................................. 051-049 
 
Meeting Date.............................................................April 19, 2022 
 
 
Applicant Proposal 
 
Mr. Byess wishes to construct a detached accessory and is seeking a side variance of 12’ to a 8’ 
setback on the side to allow him to do so.  The applicant states that the only other location on his 
parcel would require additional grading and the removal of several large oak trees.     
 
History and Existing Land Use 
 
The applicant has owned this parcel for over 30 years and has an existing primary residence.    
 
  
 
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.   
The applicant seeks to construct a detached garage on his parcel on a portion that would 
allow him to preserve several, large caliper specimen trees.  Adjoining parcel is pasture 
land and the adjoining residential visual impact would be minimal.    

 
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. 
No detriment to public health, safety or welfare has been noted in this analysis.   
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 3. 

 
 
 
 
 
Picture of subject property:  
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ZA22-10   
Planning Commission Meeting April 19, 2022  
 Board of Commission Hearing May 19, 2022  

 
 
Applicant Proposal 

The applicant is seeking to zone the property from RSR (Residential Sub Rural) to R-A (Residential 
Agriculture) for agricultural purposes.  The applicant is a multi-generational farmer and seeks to expand 
their existing farm activities.   
 
 
Applicant George & Phyliss Robinson 

Amendment # ZA 22-10 

Request Rezone Property from RSR to RA 
 

Proposed Use Agriculture Uses 

Current Zoning RSR 

Future Land Use Sub-Rural Residential 

Acreage 15.63 

Location Dawson Forest Road West 

Commercial Square footage 0 

Road Classification Local  

Tax Parcel 088-001 & 087-004 

Dawson Trail Segment  

Commission District 4 

DRI No 
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2 
 

  Direction Existing Zoning Existing Use 

North RSR   Single Family Residential 

South RSR Single Family Residential  

East RA Single Family Residential 

West RA Vacant (Dawson Forest) 

 
 

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.  

 

County Agency Comments:  
 

Environmental Health Department: No comments returned as of 4-12-2022 

 

Emergency Services: “No comments.” 

 

Etowah Water & Sewer Authority: No comments returned as of 4-12-2022 

 

Planning and Development: The applicant proposes to expand agricultural activities in an area of rural 

and residential uses.  The future land use language encourages the protection of open space, forest lands, 

and farms.  Provided the agricultural activities do not include poultry or value-added agricultural activities, 

the rezoning should not impact adjacent property owners.  The R-A district allows a variety of accessory 

uses with a minimum of fifteen acres. 

 

Public Works Department: No comments returned as of 4-12-2022 
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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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(1)

a.

b.

(2)

a.

b.

c.

d.

e.

f.

g.

1.

2.

3.

4.

5.

6.

7.

8.

Sec. 121-69. - R-A Residential Agricultural/Residential Exurban.

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 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.

Permitted principal uses.

Principal uses that are allowed by right or by special use approval are listed on Table 3.1 at the end of this article.

Restrictions that apply to particular uses allowed by right or special use approval are referenced on Table 3.1 and

are contained in section 121-74 of this article.

Allowed accessory uses.

Customary and essential accessory farm buildings and uses are allowed and include barns and other livestock

structures, storage sheds, used for the day-to-day operation of such activities, for the storage or preservation of

said crops, products and foodstuffs raised or grown on said parcel, and roadside stands for the sale of products

grown on that property only and that comply with the requirements of this section.

Accessory structures shall be no larger than the footprint of the primary structure or one-half the gross square

footage, whichever is greater, with the exception that when the lot size is three acres or greater, the size of the

accessory structure shall not be regulated in size, but shall meet all setback requirements.

One guest quarters or caretaker/employee residence is allowed per tract of land in accordance with section 121-

71(2)f.

Home occupations are allowed if requirements in article VI, section 121-181 are met.

Direct marketing of produce is allowed in a farm market, on-farm market or roadside stand no greater than 500

square feet of building area, unless a variance is approved.

Storage, retail or wholesale marketing, or processing of agricultural products into a value-added agricultural

product is a permitted use in a farming operation if more than 50 percent of the stored, processed or

merchandised products are produced by the farm operator. Meat processing and food franchises or franchise

products are prohibited.

Agricultural farm operations may include any or all of the following agriculturally related uses and some non-

agriculturally related uses so long as the general character of the farm is maintained.

Value-added agricultural activities such as education tours, wedding venues and similar special event facilities

with a minimum of 15 acres, and/or processing facilities, etc. Wedding venues and similar special event

facilities may sell and serve alcohol provided an appropriate alcohol license is held by the property owner or

the alcohol is served in accordance with the catering requirements and a valid caterer's license.

Bakeries selling baked goods containing produce grown on site.

Playground areas or equipment, not including motorized vehicles or rides.

Petting farms, animal display and pony rides.

Wagon, sleigh and hay rides.

Nature trails.

Open air or covered picnic areas with restrooms.

Educational classes, lectures, seminars.
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9.

10.

11.

h.

1.

2.

3.

4.

5.

(3)

a.

b.

(4)

a.

b.

(5)

(6)

Historical agricultural exhibits.

Kitchen facilities and/or tasting rooms for processing/cooking or serving of items for sale containing produce

and crops grown on site.

Gift shops for the sale of agricultural products and non-agricultural products such as antiques or crafts, limited

to 1,000 square feet building area.

If any agricultural farm includes the listed uses in section 121-69(2)d. then adequate parking facilities must be

provided in the form of the following:

A minimum of 20 parking spaces must be provided.

Parking facilities may be located on a grass or gravel area. All parking areas shall be defined by either gravel,

cut lawn, sand or other visible marking.

All parking areas shall be located in such a manner to avoid traffic hazards associated with entering and exiting

the public roadway.

Paved parking areas must meet all design, landscaping and screening and setback requirements set forth by

Dawson County codes and regulations.

All lighting, parking and otherwise shall meet the commercial lighting requirements of the Land Use

Ordinance.

Allowed temporary uses. The following temporary uses are allowed:

Seasonal U-pick fruits and vegetable operations.

Seasonal Outdoor mazes of agricultural origin such as straw bales or corn, small-scale outdoor entertainment

such as a car show, art fair or music concert, fun houses or haunted houses, non-profit benefits, and festivals with

a special use business permit.

Prohibited uses.

Any principal use not shown on Table 3.1 as allowed in a zoning district, whether by right or with approval as a

special use, is specifically prohibited.

In addition, meat processing or manufacturing operations related to allowed agricultural uses are prohibited.

Horses are also prohibited on lots less than three acres.

Building requirements. The minimum area, yard, and building requirements in the R-A Residential Agricultural District

are as set forth in Table 3.2.

Special district requirements. Agricultural districts include uses of land primarily for active farming activities and will

result in odors, noise, dust and other effects, which may not be compatible with adjacent single-family development.

Future abutting developers in non-RA land use districts shall be provided with a "Notice of RA Adjacency" at the time

of application for a building or occupancy permit for property adjacent to an RA District. Prior to administrative action

on either the land use district or the issuance of a building or occupancy permit the applicant therefore shall be

required to sign a waiver on a form prepared by the planning and development director which will indicate that the

applicant understands that a use is ongoing adjacent to his use which will produce odors, noise, dust and other effects

which may not be compatible with the applicant's development. Nevertheless, understanding the effects of the

adjacent RA use, the applicant agrees by executing the form to waive any objection to those effects and understands

that his district change and/or his permits are issued and processed in reliance on his agreement not to bring any

action (asserting that the adjacent uses in the RA District constitute a nuisance) against local governments and

adjoining landowners whose property is located in an RA District. Any such notice or acknowledgment provided to or

executed by a landowner adjoining a tract in an RA District shall be a public record.

(Ord. of 8-6-2020(3), § 1(Exh. A, § 312))
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ZA 22-11  
 Planning Commission Meeting April 19, 2022  
 Board of Commission Hearing May 19, 2022  

 
 
Applicant Proposal 

The applicant is seeking to zone the property from R-A (Residential Agriculture) to RSRMM 
(Residential Sub-Rural Manufactured Moved).  
 
 
Applicant Tyler Burt 

Amendment # ZA 22-11 

Request Rezone Property from R-A to RSRMM 

Proposed Use 
Subdivide a two-acre parcel from a tract that is 9.4 acres in size; the 
two-acre parcel must be rezoned due to the proposed size of the tract 
and for the placement of a manufactured home. 

Current Zoning R-A 

Future Land Use Rural Residential 

Acreage 2 acres 

Location 1375 Cleve Wright Road 

Commercial Square footage 0 

Road Classification Local 

Tax Parcel 068-014 

Dawson Trail Segment n/a 

Commission District 1 

DRI No 
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2 
 

  Direction Existing Zoning Existing Use 

North R-A Single Family Residential  

South R-A Single Family Mobile Home 

East R-A Vacant Pasture Land 

West R-A Single Family Residential  

 
 

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

subject property is identified as Rural Residential – 130,680 square feet (3 Acre) the Rural 

Residential category seeks to preserve the pastoral landscape of the west of the county, limiting 

the need for public improvements and celebrating the natural landscape that remains both a 

scenic value to the community and a critical facet of supporting the environment and natural 

resources. This future land use category corresponds to lands west of the forest greenbelt which 

runs west of Dawsonville’s proposed developed area. This area currently includes exurban and 

rural residences, farms, and forests. A three-acre lot size ensures that this area remains rural and 

very low density residential, so as to prevent the need to extend facilities and services to that 

area. It is desirable that conservation subdivision principles be followed in this area in order to 

encourage the set-asides of open space or retention of farm and forest lands.       
 
County Agency Comments:  
 

Environmental Health Department: No comments returned as of 4-12-2022  

 
Emergency Services: “No comment.” 

 
Etowah Water & Sewer Authority: No comments returned as of 4-12-2022 

 
Planning and Development:  The only zoning district assigned to the Rural Residential future land use is 

Residential Agriculture (RA).  At the time of the Comprehensive Plan adoption in 2019 a three-acre parcel 

was considered appropriate to preserve the rural lifestyle; currently the minimum lot size in the RA zoning 

district is five acres.  Although there are parcels in the vicinity that are less than five acres in size, the 

introduction of the RSRMM district designation into this community is not consistent with the zoning 

patterns. 

 

Public Works Department: No comments returned as of 4-12-2022 
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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 Property: 
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Sec. 121-69. R-A Residential Agricultural/Residential Exurban. 

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 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.  

(1) Permitted principal uses. 

a. Principal uses that are allowed by right or by special use approval are listed on Table 3.1 at the 
end of this article.  

b. Restrictions that apply to particular uses allowed by right or special use approval are referenced 
on Table 3.1 and are contained in section 121-74 of this article.  

(2) Allowed accessory uses. 

a. Customary and essential accessory farm buildings and uses are allowed and include barns and 
other livestock structures, storage sheds, used for the day-to-day operation of such activities, for 
the storage or preservation of said crops, products and foodstuffs raised or grown on said parcel, 
and roadside stands for the sale of products grown on that property only and that comply with 
the requirements of this section.  

b. Accessory structures shall be no larger than the footprint of the primary structure or one-half the 
gross square footage, whichever is greater, with the exception that when the lot size is three 
acres or greater, the size of the accessory structure shall not be regulated in size, but shall meet 
all setback requirements.  

c. One guest quarters or caretaker/employee residence is allowed per tract of land in accordance 
with section 121-71(2) f.  

d. home occupations are allowed if requirements in article VI, section 121-181 are met.  

e. Direct marketing of produce is allowed in a farm market, on-farm market or roadside stand no 
greater than 500 square feet of building area, unless a variance is approved.  

f. Storage, retail or wholesale marketing, or processing of agricultural products into a value-added 
agricultural product is a permitted use in a farming operation if more than 50 percent of the 
stored, processed or merchandised products are produced by the farm operator. Meat 
processing and food franchises or franchise products are prohibited.  

g. Agricultural farm operations may include any or all of the following agriculturally related uses and 
some non-agriculturally related uses so long as the general character of the farm is maintained.  

1. Value-added agricultural activities such as education tours, wedding venues and similar 
special event facilities with a minimum of 15 acres, and/or processing facilities, etc. 
Wedding venues and similar special event facilities may sell and serve alcohol provided an 
appropriate alcohol license is held by the property owner or the alcohol is served in 
accordance with the catering requirements and a valid caterer's license.  

2. Bakeries selling baked goods containing produce grown on site.  

3. Playground areas or equipment, not including motorized vehicles or rides.  
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4. Petting farms, animal display and pony rides.  

5. Wagon, sleigh and hay rides.  

6. Nature trails.  

7. Open air or covered picnic areas with restrooms.  

8. Educational classes, lectures, seminars.  

9. Historical agricultural exhibits.  

10. Kitchen facilities and/or tasting rooms for processing/cooking or serving of items for sale 
containing produce and crops grown on site.  

11. Gift shops for the sale of agricultural products and non-agricultural products such as 
antiques or crafts, limited to 1,000 square feet building area.  

h. If any agricultural farm includes the listed uses in section 121-69(2) d. then adequate parking 
facilities must be provided in the form of the following:  

1. A minimum of 20 parking spaces must be provided.  

2. Parking facilities may be located on a grass or gravel area. All parking areas shall be defined 
by either gravel, cut lawn, sand or other visible marking.  

3. All parking areas shall be located in such a manner to avoid traffic hazards associated with 
entering and exiting the public roadway.  

4. Paved parking areas must meet all design, landscaping and screening and setback 
requirements set forth by Dawson County codes and regulations.  

5. All lighting, parking and otherwise shall meet the commercial lighting requirements of the 
Land Use Ordinance.  

(3) Allowed temporary uses. The following temporary uses are allowed:  

a. Seasonal U-pick fruits and vegetable operations.  

b. Seasonal Outdoor mazes of agricultural origin such as straw bales or corn, small-scale outdoor 
entertainment such as a car show, art fair or music concert, fun houses or haunted houses, non-
profit benefits, and festivals with a special use business permit.  

(4) Prohibited uses. 

a. Any principal use not shown on Table 3.1 as allowed in a zoning district, whether by right or with 
approval as a special use, is specifically prohibited.  

b. In addition, Mmeat processing or manufacturing operations related to allowed agricultural uses 
are prohibited.  

c. Horses are also prohibited on lots less than three acres.  

(5) Building requirements. The minimum area, yard, and building requirements in the R-A Residential 
Agricultural District are as set forth in Table 3.2., unless a variance is granted. 

(6) Special district requirements. Agricultural districts include uses of land primarily for active farming 
activities and will result in odors, noise, dust and other effects, which may not be compatible with 
adjacent single-family development. Future abutting developers in non-RA land use districts shall be 
provided with a "Notice of RA Adjacency" at the time of application for a building or occupancy permit  
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