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DAWSON COUNTY PLANNING COMMISSION 

MEETING Agenda – Tuesday, November 17, 2020 

DAWSON COUNTY GOVERNMENT CENTER ASSEMBLY ROOM 

25 JUSTICE WAY, DAWSONVILLE GEORGIA 30534 

6:00 PM 

   

A.  MEETING CALLED TO ORDER  

B.  INVOCATION 

C.  PLEDGE OF ALLEGIANCE 

D.  ROLL CALL 

E.  ANNOUNCEMENTS:  

      There will be a Planning Commission meeting December 15th  

F.  APPROVAL OF MINUTES: 

      October 20, 2020 

G.  APPROVAL OF THE AGENDA 

H.  STATEMENT OF DISCLOSURE: 

       For speakers in favor or opposition to any application who have made contributions more  

       than $250.00 to any local official campaign.   

I.   OLD BUSINESS:  
1. Presentation of ZA 20-08 Fox Creek Properties, Inc. is requesting to rezone TMP 112-109, 104-

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

Use Village for the purpose of developing single family, multi-family, retail/commercial/office, 

hotel, and light industrial uses. (GA 400 & Lumpkin Campground Rd.)  
2. Presentation of ZA 20-18 The Pacific Group, Inc. is requesting to rezone TMP 106-053 & 106-

052 from RS (Residential Suburban) to RS3 (Residential Suburban 3) for the purpose of 

developing 183 residential lot subdivision (Dawson Forest Road)  

J.  NEW BUSINESS: 
Application for Rezoning: 

1. Presentation of ZA 20-22 Jim King obo Piedmont Residential is requesting to rezone TMP 

114-033-005 from R-A (Residential Agriculture) to RMF (Residential Multi-Family) for the 

purpose of developing 145 semi-detached residential lot subdivision (Dawson Forest Road 

East)  
 A.  Presentation of VR 20-22 – Jim King obo Piedmont Residential is requesting to vary from 

the Dawson County Land Use Resolution Article III, Section 308.C.8.B Landscape & Open 

Space requirements.  A buffer of at least 10 feet in width hall be provided and maintained 

around the entire exterior perimeter of the development (Dawson Forest Rd). 

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

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

44514. The county will make reasonable accommodations for those persons 
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DAWSON COUNTY PLANNING COMMISSION 
PLANNING STAFF REPORT 

 
Applicant ...................................................................Fox Creek Properties, Inc. 
 
Amendment # ...........................................................ZA 20-08 
 
Request ......................................................................Rezone Property from CHB (Commercial 

Highway Business), R-A (Residential 
Agriculture), RPC (Residential Planned 
Community), CPCD (Commercial Planned 
Community Development), COI 
(Commercial Office Institution) to MUV 
(Mixed Use Village)  

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

comprehensive development ranging from 
single family residential through light 
industrial 

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

(Residential Agriculture), RPC (Residential 
Planned Community), CPCD (Commercial 
Planned Community Development), C-OI 
(Commercial Office Institution) 

 
Size .............................................................................517± acres 
 
Location .................................................................... Corner of Lumpkin Campground Rd and 

GA Hwy 400 with frontage along Hwy 53 & 
Grant Road   

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

112 018 and 112 013 
 
Planning Commission Date .....................................August 18th, 2020 
 
Board of Commissioners Date…………………... September 17th, 2020 
 
 
 
Applicant Proposal 
The proposed development consists of 8 “pods”. There are 653 single family lots, 288 multi-
family housing units, 125 hotel rooms, approximately 60,000 square feet of 
commercial/retail/office space, and 30 acres of light industrial. 
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History and Existing Land Uses  
The purposed development centers on the previous Southern Catholic College location.  The land 
was cleared and a single building was started when the development was abandoned.  It currently 
sits vacant.   
 
   

Adjacent Land Uses Existing zoning Existing Use 

North R-A Residential & Farming 

South C-HB Commercial   

East C-HB Commercial 

West RSR/R-A Residential 

 
Development Support and Constraints 
The limitations of this project revolves around two major constraints. First, is water and sewer 
availability with Etowah Water and Sewer Authority. The second, is environmental factors such 
as steep terrain and multiple stream buffers throughout these parcels. As a Mixed Use Village 
zoning classification, this will have to get a second look through the zoning process, if approved. 
We will be looking at these much closer if approved. 
 
Relationship to the Comprehensive Plan and FLUP (Future Land Use Plan) 
 
According to the 2013-2033 Comprehensive Plan and accompanying FLUP (Future Land Use 
Plan), the subject property is identified as Residential Planned Community/Rural 
Residential/Suburban Residential.  
 
Public Facilities/Impacts 
 

Engineering Department –   No comments returned.    
 
Environmental Health Department –  

No comments necessary due to Etowah Water and Sewer facilitating the water and sewer 
treatment of the development. 
 

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

Etowah Water & Sewer Authority –“Off-site extensions/upgrades will be required to 
provide water and sewer service to the development as well as on-site to be funded by the 
developer.”   
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Dawson County Sheriff’s Office – “As of right now, the police protection is not adequate in 
the area.  Request for additional staffing would be necessary.  Increase in residential/retail 
anticipated to result in increased calls for service.”  

 
Board of Education –“Additional students would be accommodated by adding additional 
teaching staff.  Each school has capacity to grow by several hundred students.  The school 
system has capacity at each location listed above.  The district also has multiple tracts of land 
to build schools as needed in the future.  

 
      Georgia Department of Transportation – Additional coordination with GDOT will be 
necessary for this project. 
 
 
Analysis 
 

• Planned growth is always preferable. This concept plan follows the ideals of our 
comprehensive plan in that it show the majority of commercial along 400 and Lumpkin 
Campground. It feathers in the less intensive apartments behind the commercial through 
to the single family lots.  

• With a manageable 1.77 unit per acre spread over 500+ acres, this will make is much 
easier to obtain the 30 % open space requirement. This allow for better buffers to streams 
and more strategic placement of storm water management facilities. This allows us to 
better plan and mitigate environmental impact. 

• Current zoning allows for the majority of this project to commence without rezoning. 
Rezoning to MUV allows for more county/community input into the physical planning 
process and the county will get a better consistent and uniform product. These types of 
developments better lend themselves to long term sustainability. 

• MUV is a two part zoning process. At this stage we are looking at 7 factors 
1) Proposed Uses 

• Keeping the proposed Light Industrial, Retail, and Hotel at the front of the 
development near Hwy 400 this goes with the general character of what we look for 
in growth along the GA 400 Corridor with those types of uses highway facing and the 
residential portion further off of the road.   

2) Number of units per use 
• 639 single-family lots 
• 288 multi-family units 
• 125 hotel rooms 
• 44,000 square feet of commercial/retail/office space 
• 375,000 as light industrial space 

3) Designated Areas of Use 
• See Site Plan 

4) Open Space, Amenities, Road Systems, Access Points 
• Open Space 49.2% roughly 257 acres (required 156 acres or 30 %) 
• Three separate amenities areas are associated with residential portions of the 

development.   
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• Road systems for concept plan we understand the intent would have 2 access points 
on GA 400 & Lumpkin Campground.  Further discussion regarding road systems and 
coordination with GDOT will be necessary.   

• 2 access points: Lumpkin Campground Rd. & Georgia 400  
5) Location of all wetlands and streams as those terms are defined under State and Federal 

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

stream buffers.   
6) Public & Private Streets 

• Not listed on site plan 
7) As it is currently zoned the density would be as follows: 

• C-OI (per the previous zoning approval ZA 00-14 based upon faculty/staff within the 
Southern Catholic College dorms and faculty housing) 3000 

• Residential Planned Community 81units (1 per acre) 
• CPCD 300 units (50 acres at 6 units per acre) 

  
A Mixed Use Village is described within the Comprehensive Plan as a live, work, play 

Community that is centered around a “Village Center” with civic open space.  The most 
important idea of the Mixed Use Village is the idea of public space which is accessible by 
walking or bike paths and feathered density surrounding the Center.  Mixed Used Villages 
should be a balance of jobs and housing in a creative, planned community with “corner stores”, 
specialty boutiques and small grocers.   

It is in the opinion of the Planning Department, that this plan does a good job of 
providing an environmentally friendly concept while checking the boxes for the requirements of 
the Mixed Use Village zoning classification. However, it does not provide a village center and 
the live, work, play community that is described within our Comprehensive Plan.     
 
 
The following observations should be noted with respect to this request: 
 

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

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

classification. 
There should be no diminishment of property values.   

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

health, safety, morals, or general welfare of the public. 
There should be no destruction of property values. 
 

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

The addition of an industrial park will bring additional jobs paying a higher wage (than 
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retail) to the County.     
 

E. The suitability of the subject property for the proposed land use classification. 
The property is suitable for the purposed land use classification due to the location and 
close proximity to GA 400.     
 

F. The length of time the property has been vacant under the present classification, 
considered in the context of land development in the area in the vicinity of the 
property. 

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

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

The purposed development would bring additional tax revenue to the county with the 
retail stores, restaurants, hotel and industrial in adjunct to the jobs that this would provide 
to area residents.  The development would also bring an additional 927 (approximate) 
homes in the form of residential multi-family and single family, with the before 
mentioned, comes traffic, crime and public safety concerns from citizens.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Pictures of Property:  
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Aerial: 
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Current Zoning Map: 
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Future Land Use Map: 
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Site Plan: 
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DAWSON COUNTY PLANNING COMMISSION 

PLANNING STAFF REPORT 

 

Applicant ...................................................................Kevin Seifert/ The Pacific Group, Inc 

 

Amendment # ...........................................................ZA 20-18 

 

Request ......................................................................Rezone Property from RS (Residential 

Suburban) to RS-3 (Residential Suburban)  

 

Proposed Use ............................................................Single family residential  

 

Current Zoning ........................................................RS (Residential Suburban)  

 

Size .............................................................................70± acres 

 

Location ....................................................................Dawson Forest  

 

Tax Parcel .................................................................106-053, 106-052  

 

Planning Commission Date .....................................October 20, 2020 

 

Board of Commission Date………………………..November 19, 2020  

 

 

Applicant Proposal 
 

The applicant is seeking to rezone the property from RS (Residential Suburban) to RS-3 

(Residential Sub-urban) for the purpose of continuing “The Oaks” development that was 

previous approved by Dawson County.  

 

History and Existing Land Uses  

Parcel 106-053 was rezoning 5/14/1996 under ZA96-05 Marathon Development as a part of the 

Country Crossing development to the north off of Grizzle Road.  

 

 

Adjacent Land Uses Existing zoning Existing Use 

North RS Residential 

South VCR Residential 

East CPCD/RMF Residential 

West RS Residential 
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Development Support and Constraints 

 

The extension of water and sewer. 

  

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

 

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

subject property is identified as Suburban Residential, which RS-3 is a potential subset of.       

 

Public Facilities/Impacts 

 

Engineering Department – Asphalt is in optimal condition.  FDR in 2017, good vertical and 

horizontal alignment based on concept provided.  Moderate to high traffic flow, no 

improvements planned by Dawson County at this time.  Public Works requests a traffic 

impact study to be submitted for review prior to plan approval for construction.     

 

Environmental Health Department – No comments returned.   

 

Emergency Services – Development will cause increased County population, resulting in a 

proportionate increase in calls for service to Emergency Services and further tasking existing 

response capability. Second apparatus access via Huckleberry Ford shall meet stipulations of 

2018 IFC appendix D. 

 

Etowah Water & Sewer Authority – Water main upgrades and extensions will be required 

to provide adequate potable and sewer at the developer’s expense.   

 

Dawson County Sheriff’s Office – No comments returned.   

 

Board of Education – No facility additions would be necessary 

 

 

 

 

 

Analysis 

 

 RS-3 is a newly added classification in order to allow a higher density classification the one 

unit per acre for single family residential developments. Along 400 and down Dawson Forest 

is where we expect to see this growth.  
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The following observations should be noted with respect to this request: 

 

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

two commercial properties with less insensitive Commercial Crossroads Business 

zoning classifications. 

 

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

classification. 

There should be no diminishment of property values. 

 

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

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

There should be no destruction of property values. 

 

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

individual property owner. 

There should be no gain to the public if approved.  

 

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

The property is suitable for the purposed land use classification and would be considered 

a subset of the Future Land Use Map designation.     

 

F. The length of time the property has been vacant under the present classification, 

considered in the context of land development in the area in the vicinity of the 

property. 

The property is vacant. It was originally designated to be an extension of Country 

Crossings. The application has it apart of The Oaks which is the neighboring property to 

the east. The Oaks is currently in the land disturbance phase.  

  

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

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

The current zoning would not allow for what the applicant is trying to accomplish. 
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Future Land Use Map: 
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Topography:  
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DAWSON COUNTY PLANNING COMMISSION 
PLANNING STAFF REPORT 

 
Applicant ...................................................................Jim King 
 
Amendment # ...........................................................ZA 20-22 
 
Request ......................................................................Rezone a portion of the property from R-A 

(Residential Agricultural) to RMF 
(Residential Multi-Family) 

 
Proposed Use ............................................................To construct 145 units of Multi-Family 

(semi-attached homes) 
 
Current Zoning ........................................................R-A (Residential Agricultural) 
 
Size .............................................................................30.48± acres 
 
Location ....................................................................Dawson Forest Rd. East   
 
Tax Parcel .................................................................114-033-005 
 
Planning Commission Date .....................................November 17, 2020 
 
Board of Commissioners Date……………………December 17, 2020 
 
 
 
Applicant Proposal 
 
The applicant is seeking to rezone the property from R-A (Residential Agricultural) to RMF 
(Residential Multi Family) for the purpose of building a 145 unit Multi-Family semi-detached 
single family residences.         
History and Existing Land Uses  
The current use of the property is vacant land.     
 
 
   

Adjacent Land Uses Existing zoning Existing Use 

North RMF Multi Family (Apartments) 

South RMF Multi Family (Apartments) 

East R-A Vacant Land 

West CPCD Commercial 
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Development Support and Constraints 
There appears to be adequate utilities to support both commercial and multi-family uses in this 
area.     
 
Relationship to the Comprehensive Plan and FLUP (Future Land Use Plan) 
 
According to the 2013-2033 comprehensive plan and accompanying FLUP (Future Land Use 
Plan), the subject property is identified as Commercial Office Institutional.   
 
Public Facilities/Impacts 
 

Engineering Department – Will need a traffic impact study t determine full impacts to 
access.  Dawson County is currently working with GDOT and surrounds property owners to 
the east on a Round a bout at the Dawson Forest and SR 53 intersection.  It is anticipated that 
the construction on the traffic circle will begin this coming spring.  The property is located 
adjacent to a tributary to Lake Lanier and is in the Lake Lanier watershed 
 
Environmental Health Department – No comments necessary.  Project will be handled by 
EWSA.   

      
Emergency Services – No comments returned.   

 
Etowah Water & Sewer Authority – Water is adjacent to property.  Upgrades to the system 
would be required for the development.  Upgrades & extensions will be required for water 
and sanitary sewer service to the be designed and installed per EWSA specs at the 
developer’s expense.   
 
Dawson County Sheriff’s Office – No comments returned     

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

A. The existing uses and classification of nearby property. 
Adjacent properties to the North and South are multi-family zoned.  The property to the 
West is commercially zoned.  The land to the East is zoned agriculture.  This parcel is 
located in the 400 Corridor with commercial adjacent.       
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B. The extent to which property values are diminished by the particular land use 
classification.

 
There should be no diminished values to the surrounding properties. 
 

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

There should be no destruction of property values. 
 

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

There should be no gain to the public if approved. 
  

E. The suitability of the subject property for the proposed land use classification. 
The property is suitable for the proposed land use classification due to being located in 
close proximity to Hwy 400.   
 

F. The length of time the property has been vacant under the present classification, 
considered in the context of land development in the area in the vicinity of the 
property. 

The land has always been vacant.   
  

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

The staff has not identified any specific, unusual or unique facts in this case giving rise to 
any hardship on the part of the community.   
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Analysis 
Our Comprehensive Plan defines development in this area to include developed or undeveloped 
land on both sides of lands designated along Georgia 400. This area includes retail centers, office 
and employment areas usually located on large tracts of land with campus or unified development, 
mixed use activity centers, multi-family development, light industrial and other associated uses. 
 
Residential Multifamily is an appropriate zoning classification in align with our comprehensive 
plan. The site plan will have to include a second entrance to meet subdivision regulations. The 
concept of have the residential density behind the potential commercial frontage is aligned with 
over concept for the 400 Corridor. Although we would like to see more of an inclusive 
development to include the commercial as well. This rezoning is just for a portion of the property, 
while the rest is to be left vacant.  
 
It is important to note that the Planning Department is in the process of updating the 400 Corridor 
guidelines. This development will be held to the guidelines in-place at the time of development 
unless otherwise stipulated.  
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Future Land Use: 
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DAWSON COUNTY PLANNING COMMISSION 
PLANNING STAFF REPORT 

 
Applicant ...................................................................Jim King 
 
Case Docket # ...........................................................VR 20-22 
 
Request ......................................................................Landscape & Open Space Requirements   
 
Proposed Use ............................................................The development of 145 lot semi-detached 

residential homes.   
 
Size ............................................................................. 30.48 +/- 
 
Existing Zoning ........................................................R-A 
 
Applicable Regulations ............................................Vary from Article III, Section 308.C.8.B 
 
Location ....................................................................NW Corner of State Route 53 & Dawson 

Forest Road E  
 
Tax Parcel # .............................................................. portion of 114 033 005 
 
Planning Commissioners Date ................................November 17, 2020 
 
Board of Commissioners Date…………………….December 17, 2020 
 
 
 
Applicant Proposal 
The applicant wishes to utilize a joint alleyway with service street for the future commercial 
parcels to integrate the two uses rather than separate them.  The applicant will construct a shared 
access driveway between the residential and the commercial uses.      
 
History and Existing Land Use 
The land is currently vacant and is seeking a rezone from Residential Agriculture to Residential 
Multi-Family.   
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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.    

 
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.   

 
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. 

  
In addition to ZA 20-22, this variance from the 10ft vegetative buffer along the southern portion 
of the property would enable the applicant to install an alleyway to service the community. As of 
now, this would adjoin a residential property. The applicant has mentioned the intention of 
this/these properties is to become commercial. They also stated in their letter of intent that is area 
is intended to be more of a mixed-use area, but no commercial rezoning’s have been applied for 
at this time.  
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Picture of subject property: 
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Existing zoning: 
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Future Land Use: 
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Topo: 
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Site Plan: 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Aerial Photo:  
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