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DAWSON COUNTY PLANNING COMMISSION 

MEETING Agenda – Tuesday, July 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:  

F.  APPROVAL OF MINUTES: 

 June 21, 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.  NEW BUSINESS: 

Application for Variance: 
1. Presentation of VR 22-15 Jim Callas Huckleberry Lane 
2. Presentation of VR 22-16 Jim Callas Sunset Trail 

Application for Rezoning and Special Use: 
3. Presentation of SU 22-02 Happy Dog Retreat, Inc.  
4. Presentation of ZA 22-16 Noah & Rachel Behel 
5. Presentation of ZA 22-17 Fred Stowers  
6. Presentation of ZA 22-18 East Gate Holdings, LLC 

J.  UPDATES BY PLANNING & DEVELOPMENT: 

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

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

44514. The county will make reasonable accommodations for those persons 
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VR 22-15    
Plann ing Com m ission  Hearing Ju ly 19, 2022 

  
 

 

Prop osa l:  The  applicant is  requesting a  variance  to  the  Dawson  County Land Use  
Resolu tion  front and  side  se tbacks in  a  VCR (Vaca tion  Cottage  Restricted) by constructing a  
garage  2.5’ off of the  fron t se tback and  bringing the  existing prim ary residence  in to  zon ing 
com pliance .    

 
Ap p lica n t  Jam es Callas obo Gay Ziska  

Th e  d e ve lop m e n t  
s t a n da rd s a n d  
r e q u ir e m e n t s  t o  b e  va r ie d  
from  

Dawson  County Land  Use  Resolu tion  

Alt e rn a t ive  s t a n d a rd s a n d  
r e q u ir e m e n t s  p rop ose d  

N/A 

Prop ose d  Use  Attached  garage   

Zon in g VCR 

Ac r e a g e  .15 

Loca t ion  Athens Boat Club : 39 Hucklebe rry Lane  

Com m e rcia l Squ a re  
foo t a ge  

  0 

Roa d  Cla ss ifica t ion  Public 

Ta x Pa rce l L17 171 

Com m iss ion  Dist r ict  3 

 
 

  

  Dir e ct ion  Zon in g Exis t in g Use  

North  VCR Single  Fam ily Residence  

South  VCR Single  Fam ily Residence  
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East VCR Single  Fam ily Residence  

West VCR Single  Fam ily Residence  

A variance  shou ld  be  gran ted  on ly a fte r evidence  is  p re sen ted  and  accep ted  tha t enforcem ent o f a ll 
of the  requ ired  standards on  the  p rope rty in  question  would  rende r the  p rope rty use le ss. 
 
Reasonab le  conditions m ay be  im posed  in  connection  with  a  variance  as deem ed  necessary to  p rotect 
the  best in te re sts of the  surrounding prope rty or ne ighborhood , and  othe rwise  secure  the  purpose  
and  requ irem ents of th is  a rticle . Guaran tee s and  evidence  m ay be  requ ired tha t such  conditions will 
be  and  are  be ing com plied  with . 
 
Variances in  accordance  with  th is  a rticle  shou ld  no t ord inarily be  gran ted  if th e  specia l circum stances 
on  which  the  app lican t re lie s a re  a  re su lt of the  actions of the  app lican t or own er or p revious owners. 

Cou n t y Age n cy Com m e n t s :  
 
Environm en ta l Health  Departm en t: No com m ents re turned  as of 7.13.22 
 
Em ergency Se rvices: “No com m ents necessary for th is request.” 
 
Etowah  Water & Sewer Au thority: No com m ents re turned  as of 7.13.22 
 
Plann ing and Deve lopm ent: The  prim ary structu re  was constructed  in  1961 prior to  any 
zon ing regu la tions be ing adopted  by the  Coun ty.  The  request for variances with in  th is 
legacy lake  com m unity now num bers over 25 and  is not a t a ll uncom m on when  any type  of 
im provem ent is  m ade  to  existing structu re s or when  any new structu re  is constructed .  The  
addition  to  the  structure  wou ld  be  consisten t with  area  re sidences.   
 
Public Works Departm en t: No com m ents necessary at th is tim e.   
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Cr it e r ia  fo r  gra n t in g va r ia n ce s . 

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

 
(1) Th a t  a  s t r ict  o r  lit e r a l in t e r p r e t a t io n  a n d  e n fo r ce m e n t  o f t h e  sp e cifie d  

s t a n d a r d  o r  r e q u ir e m e n t  w o u ld  r e su lt  in  p r a ct ica l d ifficu lt y o r  
u n n e ce ssa r y h a r d sh ip ; a n d  

(2) Th a t  t h e r e  a r e  e xce p t io n a l o r  e xt r a o r d in a r y cir cu m s t a n ce s  o r  co n d it io n s  
a p p lica b le  t o  t h e  p r o p e r t y in vo lve d  o r  t o  t h e  in t e n d e d  u se  o f t h e  p r o p e r t y 
w h ich  d o  n o t  a p p ly ge n e r a lly t o  o t h e r  p r o p e r t ie s  in  t h e  s a m e  d is t r ict ; a n d  

(3) Th a t  t h e  gr a n t in g o f t h e  va r ia n ce  w ill n o t  b e  d e t r im e n t a l t o  t h e  p u b lic 
h e a lt h , s a fe t y, o r  w e lfa r e  o r  m a t e r ia lly in ju r iou s  t o  p r o p e r t ie s  o r  
im p r o ve m e n t s  in  t h e  n e a r  vicin it y; a n d  

(4)  Th a t  t h e  gr a n t in g o f t h e  va r ia n ce  w o u ld  su p p o r t  ge n e r a l o b je ct ive s  
co n t a in e d  w it h in  t h e  La n d  Use  Ch a p t e r  o f t h e  co d e . 
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Photo of Reside nce : 
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                                                                                                                       Dawson County

                                                                                                               Planning and Development

                                                                                                                   Staff Report: Exhibit

DAWSON COUNTY
DISCLAIMS ANY
RESPONSIBILITIES,
LIABILITIES OR
DAMAGES FROM THE USE
OF THIS MAP. THIS MAP
IS ONLY FOR DISPLAY
PURPOSES.

¯
Parcel #: L17-171
Current Zoning: VCR
FLU: RL
Application #:VR 22-15

Huckleberry Lane

Huckleberry Lane

Project
Location
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                                                                                                                       Dawson County

                                                                                                               Planning and Development

                                                                                                                          Staff Report

DAWSON COUNTY DISCLAIMS
ANY RESPONSIBILITIES,
LIABILITIES OR DAMAGES
FROM THE USE OF THIS MAP.
THIS MAP IS ONLY FOR
DISPLAY PURPOSES.

¯
Parcel #:L17-171
Current Zoning: VCR
FLU: RL
Application #:VR 22-15
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                                                                                                                       Dawson County

                                                                                                               Planning and Development

                                                                                                                          Staff Report

DAWSON COUNTY DISCLAIMS
ANY RESPONSIBILITIES,
LIABILITIES OR DAMAGES
FROM THE USE OF THIS MAP.
THIS MAP IS ONLY FOR
DISPLAY PURPOSES.

¯
Parcel #:L17-171
Current Zoning: VCR
FLU: RL
Application #:VR 22-15

      Current Zoning

Scale: 1:6,648
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                                                                                                                       Dawson County

                                                                                                               Planning and Development

                                                                                                                          Staff Report

DAWSON COUNTY DISCLAIMS
ANY RESPONSIBILITIES,
LIABILITIES OR DAMAGES
FROM THE USE OF THIS MAP.
THIS MAP IS ONLY FOR
DISPLAY PURPOSES.

¯
Parcel #:L17-171
Current Zoning: VCR
FLU: RL
Application #:VR 22-15

     Future Land Use

Scale: 1:9,574 10



                                                                                                                       Dawson County

                                                                                                               Planning and Development

                                                                                                                          Staff Report

DAWSON COUNTY DISCLAIMS
ANY RESPONSIBILITIES,
LIABILITIES OR DAMAGES
FROM THE USE OF THIS MAP.
THIS MAP IS ONLY FOR
DISPLAY PURPOSES.

¯
Parcel #:L17-171
Current Zoning: VCR
FLU: RL
Application #:VR 22-15

A
B

C
 H

ic
ko

ry
 T

ra
il

Huckleberry Lane

L17 082

L17 172

L17 171

L17 174

L17
173

L17 168

L17 169

L17 170
          Contours

Scale: 1:300 11



12



13



14



15



16



17



18



19



20



21



22



23



24



25



26



27



28



29



30



31



32



1 
 

VR 22-16    
Plann ing Com m ission  Hearing Ju ly 19, 2022 

  
 

 

Prop osa l:  The  applicant is  requesting a  variance  to  the  Dawson  County Land Use  
Resolu tion  front and  side  se tbacks in  a  VCR (Vaca tion  Cottage  Restricted) by constructing a  
car port 1’ off of the  fron t se tback and  bringing the  existing prim ary residence  in to  zon ing 
com pliance .    

 
Ap p lica n t  Jam es Callas obo Kenne th  Ruffne r 

Th e  d e ve lop m e n t  
s t a n da rd s a n d  
r e q u ir e m e n t s  t o  b e  va r ie d  
from  

Dawson  County Land  Use  Resolu tion  

Alt e rn a t ive  s t a n d a rd s a n d  
r e q u ir e m e n t s  p rop ose d  

N/A 

Prop ose d  Use  Construction  of a  carport and  hom e  add ition   

Zon in g VCR 

Ac r e a g e  .21 

Loca t ion  Athens Boat Club : 107 Su nse t Tra il 

Com m e rcia l Squ a re  
foo t a ge  

  0 

Roa d  Cla ss ifica t ion  Public 

Ta x Pa rce l L17 061 

Com m iss ion  Dist r ict  3 

 
 

  

  Dir e ct ion  Zon in g Exis t in g Use  

North  VCR Single  Fam ily Residence  

South  VCR Single  Fam ily Residence  
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East VCR Single  Fam ily Residence  

West VCR Single  Fam ily Residence  

A variance  shou ld  be  gran ted  on ly a fte r evidence  is  p re sen ted  and  accep ted  tha t enforcem ent o f a ll 
of the  requ ired  standards on  the  p rope rty in  question  would  rende r the  p rope rty use le ss. 
 
Reasonab le  conditions m ay be  im posed  in  connection  with  a  variance  as deem ed  necessary to  p rotect 
the  best in te re sts of the  surrounding prope rty or ne ighborhood , and  othe rwise  secure  the  purpose  
and  requ irem ents of th is  a rticle . Guaran tee s and  evidence  m ay be  requ ired tha t such  conditions will 
be  and  are  be ing com plied  with . 
 
Variances in  accordance  with  th is  a rticle  shou ld  no t ord inarily be  gran ted  if th e  specia l circum stances 
on  which  the  app lican t re lie s a re  a  re su lt of the  actions of the  app lican t or own er or p revious owners. 

Cou n t y Age n cy Com m e n t s :  
 
Environm en ta l Health  Departm en t: No com m ents re turned  as of 7.13.22 
 
Em ergency Se rvices: “No com m ents necessary for th is request.” 
 
Etowah  Water & Sewer Au thority: No com m ents re turned  as of 7.13.22 
 
Plann ing and Deve lopm ent: The  prim ary structu re  was constructed  in  1954 prior to  any 
zon ing regu la tions be ing adopted  by the  Coun ty.  The  request for variances with in  th is 
legacy lake  com m unity now num bers over 25 and  is not a t a ll uncom m on when  any type  of 
im provem ents is m ade  to  existing structures or any new structure  is constructed .  The  
addition  to  the  structure  wou ld  be  consisten t with  area  re sidences.   
 
Public Works Departm en t: No com m ents necessary.   
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Photo of Reside nce : 
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Cr it e r ia  fo r  gra n t in g va r ia n ce s . 

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

 
(1) Th a t  a  s t r ict  o r  lit e r a l in t e r p r e t a t io n  a n d  e n fo r ce m e n t  o f t h e  sp e cifie d  

s t a n d a r d  o r  r e q u ir e m e n t  w o u ld  r e su lt  in  p r a ct ica l d ifficu lt y o r  
u n n e ce ssa r y h a r d sh ip ; a n d  

(2) Th a t  t h e r e  a r e  e xce p t io n a l o r  e xt r a o r d in a r y cir cu m s t a n ce s  o r  co n d it io n s  
a p p lica b le  t o  t h e  p r o p e r t y in vo lve d  o r  t o  t h e  in t e n d e d  u se  o f t h e  p r o p e r t y 
w h ich  d o  n o t  a p p ly ge n e r a lly t o  o t h e r  p r o p e r t ie s  in  t h e  s a m e  d is t r ict ; a n d  

(3) Th a t  t h e  gr a n t in g o f t h e  va r ia n ce  w ill n o t  b e  d e t r im e n t a l t o  t h e  p u b lic 
h e a lt h , s a fe t y, o r  w e lfa r e  o r  m a t e r ia lly in ju r iou s  t o  p r o p e r t ie s  o r  
im p r o ve m e n t s  in  t h e  n e a r  vicin it y; a n d  

(4)  Th a t  t h e  gr a n t in g o f t h e  va r ia n ce  w o u ld  su p p o r t  ge n e r a l o b je ct ive s  
co n t a in e d  w it h in  t h e  La n d  Use  Ch a p t e r  o f t h e  co d e . 
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                                                                                                               Planning and Development

                                                                                                                   Staff Report: Exhibit

DAWSON COUNTY
DISCLAIMS ANY
RESPONSIBILITIES,
LIABILITIES OR
DAMAGES FROM THE USE
OF THIS MAP. THIS MAP
IS ONLY FOR DISPLAY
PURPOSES.

¯
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Current Zoning: VCR
FLU: RL
Application #:VR 22-16
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                                                                                                                          Staff Report

DAWSON COUNTY DISCLAIMS
ANY RESPONSIBILITIES,
LIABILITIES OR DAMAGES
FROM THE USE OF THIS MAP.
THIS MAP IS ONLY FOR
DISPLAY PURPOSES.

¯
Parcel #:L17-061
Current Zoning: VCR
FLU: RL
Application #:VR 22-16
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DAWSON COUNTY DISCLAIMS
ANY RESPONSIBILITIES,
LIABILITIES OR DAMAGES
FROM THE USE OF THIS MAP.
THIS MAP IS ONLY FOR
DISPLAY PURPOSES.

¯
Parcel #:L17-061
Current Zoning: VCR
FLU: RL
Application #:VR 22-16

      Current Zoning

Scale: 1:7,978
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DAWSON COUNTY DISCLAIMS
ANY RESPONSIBILITIES,
LIABILITIES OR DAMAGES
FROM THE USE OF THIS MAP.
THIS MAP IS ONLY FOR
DISPLAY PURPOSES.
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SPECIAL USE APPLICATION  22-02 

Planning Commission Meeting      July 19, 2022 
Board of Commission Hearing      August 18, 2022 

 

1 
 

 
Applicant Proposal 

The applicant is seeking approval to bring an existing, non-conforming a dog kenneling facility 
approximately 4300 square feet in size including a proposed new office 612 square feet in size 
and an additional 1548 square feet indoor recreation facility.  Happy Dog Retreat, Inc. is an 
existing boarding facility in Dawson County, Georgia that has been in business for over 15 years.  

Applicant ....................................................................Happy Dog Retreat, Inc.  

Amendment # ............................................................SU 22-01 

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

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

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

Acreage ......................................................................4.53±  

Location .....................................................................659 Elliott Family Parkway, Dawsonville 

30534 

Commission District ..................................................1 

Tax Parcel ...................................................................070 005 001 

Commercial Square footage:   ................................6460 approximately 

DRI ........................................................................No 

   

Direction Zoning Land Use 

North R-1 City of Dawsonville 

South R-A Vacant Land 

East R-A Detached Residential 

West R-1 City of Dawsonville 
 
 
The subject property is currently operating as a kennel approximately 3495 square feet in size 
with a residence.   
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Wednesday, July 13, 2022 

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.       

The only zoning district designated for this land use is Residential Agriculture (RA) 

 
 
County Agency Comments: 
  
Environmental Health Department: “We do not see the need to perform a site visit for this 

project.”   

Emergency Services:  No comments returned as of 7.11.2022.   

Etowah Water & Sewer Authority:  No comments returned as of 7.11.2022 

Public Works Department: “No remarks at this time.”  
 
 
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; 
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Wednesday, July 13, 2022 

(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. 
 
 
RESTRICTIONS ON PARTICULAR USES. 
Kennels require approval as a special use with due consideration given to all relevant data relating 
to public health, safety and welfare including: 
 
(1) Noise factors that may impact adjacent residential areas. 
(2) Isolating factors, such as topography or buffers, and 
(3) Noxious odors affecting adjacent properties. 
 
 
 
STAFF RECOMMENDED STIPULATIONS FOR CONSIDERATION: 

1. All animal service and confinement areas shall be in air conditioned. 
2. The building shall be design and certified sound attenuated. 
3. The maximum dogs on premise shall be limited to thirty (30) 
4. There shall be a 150-foot setback from property lines for all new structures. 
5. Any outdoor areas created for dog activities separate from the facility shall be a 

minimum of 200 feet from adjacent property boundaries. 
6. A 10-foot buffer of Evergreen plants shall be established and maintained along Tax 

Map Parcel 070-049 & 070-005; existing trees shall not be removed to establish the 
buffer. 
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Wednesday, July 13, 2022 

Photo of Property: 
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ZA 22-16   
Planning Commission Meeting July 19, 2022  
Board of Commission Hearing August 18, 2022  

 
 
Applicant Proposal 

The applicant is seeking to zone the property from R-A (Residential Agriculture) to RSR 
(Residential Sub-Rural) to reconfigure the parcels into two for the purpose of building two single 
family residences.   
 
 

Applicant Noah & Rachel Behel 

Amendment # ZA 22-16 

Request Rezone Property from R-A to RSR  
 

Proposed Use Two Single Family Residences 

Current Zoning R-A 

Future Land Use Sub-Rural Residential 

Acreage 9.597 acres 

Location Hwy 9 North 

Commercial Square footage 0  

Road Classification State Route 

Tax Parcel 092-047 & 092-047-001 

Dawson Trail Segment n/a 

Commission District 2 

DRI No 

Planning Commission 
Recommendation 
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  Direction Existing Zoning Existing Use 

North RSR Single Family Residential 

South R-A Single Family Residential 

East RSR Single Family Residential 

West R-A Single Family Residential 

 
 

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

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

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

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

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

undeveloped.  

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

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

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

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

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

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

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

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

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

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

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

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

Environmental Health Department: No comments returned as of 7.11.2022 

 

Emergency Services: No comments returned as of 7.11.2022 

 

Etowah Water & Sewer Authority: No comments returned as of 7.11.2022 

 

Planning and Development: The proposed zoning meets Future Land Use and is consistent with the 

character of the area.  The parcels were platted as a combined 9.5 acres and recorded with the Clerk of 

Court as of 2.24.2022.  Previously, the separated parcels were grandfathered as non-conforming R-A zoned 

parcels with no recorded plat that would need to be brought into zoning compliance to obtain any type of 

building permit.     

 

Public Works Department: “No remarks at this time.” 

 

 
 
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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1 
 

ZA 22-17    
Planning Commission Meeting July 19, 2022  
Board of Commission Hearing August 18, 2022  

 
 
Applicant Proposal 

The applicant is seeking to zone the property from RSR (Residential Sub-Rural) to R-A 
(Residential Agriculture) for agricultural purposes.   
 
 

Applicant Fred Stowers 

Amendment # ZA 22-17 

Request Rezone Property from RSR to R-A 
 

Proposed Use Agriculture Use 

Current Zoning RSR (Residential Sub-Rural) 

Future Land Use Sub-Rural Residential 

Acreage 97.5 acres 

Location Stowers Road West 

Commercial Square footage n/a 

Road Classification Local 

Tax Parcel 111 036 

Dawson Trail Segment n/a 

Commission District 3 

DRI No 

Planning Commission 
Recommendation 
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  Direction Existing Zoning Existing Use 

North R-A & RSR Residential and Vacant 

South C-IR & R-A Residential and Vacant 

East RSR Residential 

West RSR & R-A Residential and Vacant 

 
 

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

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

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

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

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

undeveloped.  

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

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

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

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

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

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

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

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

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

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

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

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

Environmental Health Department: No comments returned as of 7.11.2022 

 

Emergency Services: No comments returned as of 7.11.2022 

 

Etowah Water & Sewer Authority: No comments returned as of 7.11.2022 

 

Planning and Development: Even though this request does not fall in line with the Future Land Use 

designation, the request is lesser in intensity than its current zoning.  The applicant wishes to have the 

downzone of the parcel for agricultural purposes that otherwise would not be available in the current zoning.  

The parcel is located off of Georgia 400 it is rural in nature, a larger tract of land that has pastures and farm 

structures and has been in the applicant’s family for many generations.   

 

Public Works Department: “No comments at this time” 

 

 
 
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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ZA 22-18   
Planning Commission Meeting July 19, 2022 

Board of Commission Hearing August 18, 2022  
 

 
Applicant Proposal 

The applicant is seeking to zone the property from R-A (Residential Agriculture) to C-IR 
(Commercial Industrial Restricted)  
 
 
Applicant East Gate Holdings, LLC 

Amendment # ZA 22-18 

Request Rezone Property from R-A to C-IR 
 

Proposed Use 
To develop office/warehouse flex space ranging in size from 5,000 

square feet to 10,000 square feet in size.   

Current Zoning R-A (Residential Agriculture) 

Future Land Use C-IR (Commercial Industrial Restricted) 

Acreage 6.387 acres 

Location Lumpkin Campground Road South and Grizzle Road 

Commercial Square footage 40,000  

Road Classification Collector 

Tax Parcel 106 214 

Dawson Trail Segment n/a 

Commission District 4 

DRI No 

Planning Commission 
Recommendation  
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  Direction Zoning Existing Use 

North C-IR Industrial Warehouse  

South C_IR Industrial 

East C-HB & C-IR Industrial and Highway Business 

West C-IR Industrial 
 
 

According to the Comprehensive Plan and accompanying Future Land Use Plan, the subject property is 
identified as Commercial Light Industrial.  Industrial districts are established where some light 
industrial operations such as warehousing and low intensity manufacturing can occur without 
objectionable impacts such as noise, vibration, smoke, dust, gas, fumes, odors, and radiation and 
that do not create fire or explosion hazards or other objectionable conditions. They are to be 
located in areas with close proximity to arterial highways and/or adjacent access roads, with 
particular attention paid to traffic patterns and schedules for any heavy freight vehicles. Where 
possible, these uses should include compatible passive use greenspaces and possible pedestrian 
connections to adjacent development if appropriate. 

The desired development pattern should seek to:  
•  Locate employment centers in areas with ample sewer capacity, with direct access to major  
arterials 
• Provide suitable transitions to surrounding residential uses 
• Locate employment centers on land that has good access to GA 400 and other high-capacity  
highways, utilities and infrastructure 
• Create a network of interconnected streets and parking lots 
• Incorporate sidewalks, crosswalks and bike paths as appropriate  
• Require dedicated right-of-way 
• Limit driveway spacing along the highway frontage and align driveways where needed to  
improve traffic flow  
• Encourage shared driveways and inter-parcel access for adjacent commercial uses 
• Encourage shared parking lots between uses  
• Ensure environmental protection 
 
Land Uses  
Light Industrial 
• Warehousing  
• Research & Development Centers 
 
Zoning Districts  
Industrial • Warehouse 
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7/13/2022 

County Agency Comments:  
 

Engineering Department: “Lumpkin Campground Rd. South and Grizzle Road are both public paved roads 

cornering the subject property.  There appears to be an access off of Lumpkin Campground Rd. South 

(there is a private street Plum Street) but not one off of Grizzle Road.”     

 

Environmental Health Department: No comments returned as of 7.11.2022  

 

Emergency Services: No comments returned as of 7.11.2022 

 

Etowah Water & Sewer Authority: No comments returned as of 7.11.2022 

 

Planning and Development: The industries locating in this district are generally more compatible when 

located adjacent to commercial areas than are heavy manufacturing uses. CRI districts are intended to 

permit only those light industrial and warehouse uses that will not generate nuisances. Commercial 

Restricted industry is capable of operating in a manner as to control the external effects due to the 

operations take place within the confines of buildings. “Flex space” is the term is used to refer to light 

industrial zoned buildings that can be used for both office and warehouse space and can offer multi-

functional usage under one roof. There may be “flex office space” or “flex warehouse space”, depending 

upon which usage has the majority of the total space occupied.  

 

The request is consistent with the Future Land Use designation and the general character of the immediate 

areas.  Staff has concerns regarding the current traffic counts and congestion of the roadway ; the proposed 

developments traffic will impact local and GDOT intersections.  After reviewing all relevant information, 

should the Planning Commission recommend approval of  this rezoning request, staff recommends the 

attached stipulations.: 
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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. 
 
 
After reviewing all relevant information, should the Board of Commissioners approve this 
rezoning request, staff recommends the proposed stipulations: 
 
Lumpkin Campground Road is a north-south oriented roadway classified by GDOT as a Major 
Collector.   
 

1. A traffic study is required prior to submission of a land disturbance permit.   
 

2. Roadway entrances and improvements, including necessary acceleration and/or 
deceleration lane(s) and left/right turn lanes, shall be designed, installed, and maintained 
as approved by the state department of transportation, as applicable, or the director of 
engineering, in accordance with state or county requirements, as applicable and as may 
be amended from time to time. 

 
3. A minimum of ten (10) feet of additional right of way along Lumpkin Campground Road 

frontage that is necessary for future road expansion; 
 

4.  Loading and unloading areas shall not be located closer than 50 feet from the right-of-
way of a public street. 
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5.  A minimum fifteen-foot-wide landscape strip shall be required along all side and rear lot 

lines, except in cases where access areas are approved. The area surrounding the road 
entrance(s) to the site or area, front, side, and rear landscape strips, required parking lot 
landscaping, and all other required landscaping shall be designed and installed according 
to plans prepared by a professional landscape architect, 

 
6.  All landscape design shall incorporate a minimum of forty percent (40%) evergreen 

plantings (trees, shrubs, and groundcovers). All plant material must be Georgia native.  
 

7.  The developer shall employ a third-party erosion control monitoring firm for the project. 
The firm shall be responsible for inspection of construction sites and implementation of 
Stormwater and Erosion Control Ordinances.  
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Photo of Property: 
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