
 

 

CITY OF DAHLONEGA 

City Council Public Hearing Agenda 

November 15, 2021 4:00 PM 

Gary McCullough Chambers, Dahlonega City Hall 

In compliance with the Americans with Disabilities Act, those requiring accommodation for Council meetings 
should notify the City Clerk’s Office at least 24 hours prior to the meeting at 706-864-6133. 

CALL TO ORDER 

NEW BUSINESS: 

Public Hearing: 

1. REZN 21-3 Noah Steinberg 

Jameson Kinley - Planning and Zoning Administrator 

2. REZN 21-4 Lindsay Ewing 

Jameson Kinley - Planning and Zoning Administrator 

3. REZN 21-5 Highlands Development Group, LLC 

Jameson Kinley - Planning and Zoning Administrator 

ADJOURNMENT 
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REZONING APPLICATION FORM 
CITY OF DAHLONEGA, GEORGIA 

************************************************************************
****** 

 

Property Owner: Name:       

 Address: 

  

 Phone: 

 

Applicant: Name:       

(if different from Owner) Address:       

        

 Phone:       

 

Agent: Name:       

(if applicable) Address:       

        

 Phone:       

 

Existing Zoning:       

Proposed Zoning:         

Existing Use:       

Proposed Use:       

Acreage of Site:       

Location of Property:       

(Street address)       

       

Tax Plat and parcel:       

 
A metes and bounds legal description is required.  Also attach a boundary survey of the 
property if available. 
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Noah A. Steinberg

R-1

R-2

Single Family Home

Rental Property

3.0 Acres

530 West Circle

Dahlonega, GA 30533

Land Lot 927 & 928, 12th District, 1st Section, Lumpkin Co, GA
Plat Book 25, Page 5
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1) The applicant is bound by the submitted site plan and letter of intent if this 

application is approved and development must be initiated within twenty-four months 
or the approved zoning is subject to reversion to its previous zoning by the Governing 
Body. 

 
2)   It is the policy (but not a legal requirement) that adjacent property owners and those 
owners within 150 feet of the subject property are notified by certified mail of the 
application. 
 
3)   The following nine questions can be answered within a letter of intent, but failure to 
answer any one can result in denial of the application. 

 
Complete the following information. (This section may be addressed in the letter of 
intent.) 
 

1.  The existing uses and zoning of nearby property and whether the proposed zoning 
will adversely affect the existing use or usability of nearby property. 

 
      

2. The extent to which property values are diminished by the particular zoning 
restrictions. 

 
      

3. The extent to which the destruction of property values 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. 
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Two adjacent R-1 residential properties are the homes of the owner of 530 West Circle. Also an adjacent 
church, and another church across the street. A vacant lot nearby (undeveloped land), and another R-1 
residential property adjacent currently being used as an Air B&B.

None. Property values are not diminished.

Property values are not destroyed.

The individual property owner is restricted and thus limited by the City Ordinance 09-2020 in the ability to 
use this property as a Short Term Rental (STR). Currently, the public has no gain or hardship, and serve 
only as a casual observer. Should the property be rezoned to R-2 then the public would benefit by having 
an additional Short Term Rental to host guests who would contribute to the tourism industry of Dahlonega 
as the property is located within walking distance to the town square.  
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5. The physical suitability of the subject property for development as presently 

zoned and under the proposed zoning district. 
 

      

 
6. The length of time the property has been vacant, considered in the context of land 

development in the area in the vicinity of the property, and whether there are 
existing or changed conditions affecting the use and development of the property 
which give supporting grounds for either approval or disapproval of the rezoning 
request. 

 
      

 
7. The zoning history of the subject property. 
 

      

 
8. The extent to which the proposed zoning will result in a use which will or could 

cause excessive or burdensome use of existing streets, transportation facilities, 
utilities, schools, parks, or other public facilities. 

 
      

 
 
9. Whether the zoning proposal is in conformity with the policy and intent of the 

comprehensive plan, land use plan, or other adopted plans. 
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The property owner has no plans for further development as R-2. The current City Ordinance 09-2020 
limits R-1 from serving as STR; as an R-2 zoned property the owner will have more options to use 
property as occasional rental. 

Property was only vacant when previous tenant moved out in December 2020 until present while 
renovations are currently underway.

Property zoned as R-1. Single family home constructed in 1992 by Self & Self General Contractors. 
Full-scale renovation and remodeling currently being performed by Appalachian Contracting Services 
(ApCon).

None. No burden on existing facilities.  Using this property as an occasional short term rental could 
have even less of a burden on existing facilities then a long tern rental would. 

This effort of requesting re-zoning was recommended by City Hall staff and also City Government 
leadership after my application (and appeal) for Short Term Rental was denied.
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STAFF REPORT 

REZN 21-3 

Applicant: Noah A. Steinberg 

Owner: Noah A. Steinberg 

Location: 530 West Circle 

Acreage: +/- 3.0 Acres 

Current Zoning Classification: R-1 

Proposed Zoning Classification: R-2 

Current Use of Property: Single Family Dwelling 

City Services: All city services are available at this site. 

 

Applicant Proposal 

The applicant requests the rezoning of this property from R-1 to R-2 to utilize the existing 
residence as a short-term rental. 

History and Surrounding Uses 

The City of Dahlonega adopted a Short-term Rental ordinance on August 3, 2020. Section 
801 of that ordinance states, “Short-Term Rentals are permitted in all zoning districts 
except for the Single-Family Residential District (R-1). Properties located in the Single-
Family Residential District (R-1) under contract with Air BNB or similar entity or in use as 
Short-Term Rentals on or before August 15, 2020, may continue.” Due to this ordinance, 
the property is prohibited in its potential as a short-term rental.  

The majority of what surrounds this property is R-1. It is primarily surrounded by single-
family residential with the B-1 Neighborhood Business District across the street to the 
northeast.  

North R-1 

East B-1 

South R-1 

West R-1 
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The Following are questions from Article XXVI Section 2607 of Zoning Code  

1. Whether the zoning proposal will permit a use that is suitable in view of the 
use and development of adjacent and nearby property. 

According to the letter of intent, nothing would change on this property other 
than the use of the structure as a short-term rental. 

2. Whether the zoning proposal will adversely affect the existing use or usability 
of adjacent or nearby property. 

The residential use of the property would not change if rezoned and used as 
a short-term rental.  

3. Whether the zoning proposal will result in a use that will or could cause an 
excessive or burdensome use of existing streets, transportation facilities, 
utilities, or schools. 

The rezoning with the intent of a short-term rental should not propose any 
additional burden on the existing infrastructure.  

4. Whether the zoning proposal is consistent with the Comprehensive Plan, 
transportation plans, or other plans adopted for guiding development within 
the City of Dahlonega. 

The character area of this parcel is referred to in our Comprehensive Plan as 
Residential. The following are encouraged distinctions of this area. 

• Preservation of existing structures where possible, or context-sensitive 
infill development 

• 1-2 story structures oriented close to the street front, with minimal on-site 
parking and pedestrian accessibility where possible 

• Landscaping and decorative elements encouraged 

• Variety of residential, parks, and institutional uses, with some office 
possible adjacent to downtown 

• Rural/ Mountain themed design elements preferred, such as steeply 
pitched roofs with deep overhangs, wood or masonry siding, and front 
porches 

5. Whether there are other existing or changing conditions affecting the use and 
development of property that give supporting grounds for either approval or 
disapproval of the zoning or special use proposal. 
Approving R-2 for this property would be an example of spot zoning and 
potentially expose the adjacent R-1 zoned properties to unintentional 
consequences. 
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Staff Analysis 

Although this property might seem appropriate for this use, this rezoning approval is more 
about the precedence it might set. Instead of approving the rezoning, it would be short-
sighted not to discuss changing the ordinance to allow short-term rentals in R-1. 

An avenue would be to only allow short-term rentals in R-1 with a conditional use 
approved through the council. The conditional use would enable the property to remain in 
R-1 and reduce redevelopment potential under the more intense rezoning district.  

One of the issues with short-term rentals is often enforcement because a rental agency is 
often in control of the property. Being located on/near the property allows for a much 
higher level of supervision and should mitigate any potential issues that might happen 
otherwise. Staff would recommend that any ordinance update require the owner/operator 
of the short-term rental to reside in the municipality.  

Another way to limit the risk of an adverse situation would be to limit the number of short-
term units to one per owner-occupied property. This way, future cases would limit multiple 
rentals on each property.  
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Site Plan:  
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Aerial: 
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Current Zoning: 
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Comprehensive Plan: 
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Staff Recommended Motion: 

Motion/Recommendation to DENY REZN 21-2 and concurrently recommend updating our 
short-term rental ordinance to allow short-term rentals in R-1 to apply for conditional uses 
provided specific conditions are met.  

 

Planning Commission  

Motion by Commissioner Guy/Commissioner Feagin Seconded – Unanimous  

Recommendation to DENY REZN 21-2 and concurrently recommend updating our short-
term rental ordinance to allow short-term rentals in R-1 to apply for conditional uses 
provided specific conditions are met. 
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Noah Steinberg 

504 West Cir. 

Dahlonega, GA 30533 

(706) 867-5100 

noah.steinberg@me.com 

October 5, 2021 

Dahlonega Planning Commission 

Attn: Jameson Kinley 

City of Dahlonega 

465 Riley Road 

Dahlonega, GA 30533 

 

 
Dear Commissioners, 

 
The purpose of this request is to rezone the property at 530 West Circle from R-1 to either R-2 or 

B-1. The current City Ordinance prevents the owner from using a residential property for Short Term 

Rental (STR) when the property is listed as R-1. A previous request for the City Council to consider 

modification of City Ordinance No. 2020-09 Short-Term Rentals (i.e. either amend the text of the 

STR Ordinance or add a Conditional Use provision) was denied with the response “there is no desire 

to modify or change the ordinance as it currently stands.” Further guidance from the Mayor was to 

approach the Planning Commission for consideration of rezoning. 

 
In March 2021, my spouse and I purchased the property at 530 West Circle, which is next door to 

our home. The previous owner was a good neighbor, but he did not keep the property up to code, 

and it deteriorated over the years. When the property was offered to us for purchase, we were 

excited to have the opportunity to improve the appearance of the house next door which had been 

unsightly for years. 

 
Our goal is to use this home as a guest house for extended family during visits, especially because 

my mother lives in a home next to the property. However, this 30-year old structure has been 

neglected and requires a lot of work. The renovation costs have continued to escalate and our best 

option of recapturing a portion of our investment while also having the flexibility to use it as a guest 

house would be to utilize it occasionally as a Short Term Rental. Additionally, the home is within 

walking distance of the town square, and guests would support Dahlonega’s tourism industry. 

 
Our approach has always been fully transparent and we have attempted to work within the 

parameters of the existing rules, ordinances, and appeal processes. On 4/10/2021 an initial email 

exchange with the Mayor occurred and was followed by dialogue with City Hall staff and the office 

Community Development. On 5/19/2021 we submitted an application requesting to use the property 

at 530 West Circle as Short Term Rental. The required fee for an Occupational Tax Certificate was 

paid at that time, and we also completed a land survey to confirm the property lines and boundary 

markers. As expected, the application was denied because of City Ordinance No. 2020-09 by Kevin 

Herrit, Director of Community Development, with the following comment: "All adjacent parcels are 

also in the R1 zoning district. Unfortunately, Short-Term rentals are prohibited in the R1 zoning 

district." Mr Herritt explained that the process for appeal was to engage Bill Schmid, City Manager, 
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and our Letter of Appeal (attached) was sent on 5/21/2021. In email correspondence, Mr Schmid 

writes: "Yours is the first STR appeal I have received and I want to give it the fair consideration it is 

due... My aim would be to gather relevant information and give you an answer well within the 30 

days allowed by the ordinance.” Mr Schmid’s written response (attached) was dated 7/19/2021 and 

outlined a couple of options to pursue. 

 
We asked the City Council to reconsider the absolute ban on Short Term Rentals within the city 

limits. Our request was that the Council offer a conditional use provision. Such a provision could 

include allowing STR when the owner’s primary residence is adjacent to the property, the property is 

a minimum acreage, and/or the neighborhood is absent of a Homeowners Association. 

 
Mr Schmid’s letter briefly explores these options and he would be the Subject Matter Expert for 

further consultation. Please review the two attachments for more details regarding our appeal and 

the City Manager’s suggestions. 

 
I would suggest that this is not a typical rezoning situation. We do not plan to make modifications to 

the property other than typical home improvements to the existing structure. We do not plan to add 

signage or additional parking modifications. This is also not a typical neighborhood as this property 

is located adjacent to our two properties, two churches, a vacant lot, and a home currently listed as a 

STR. In fact, the only traditional single family home next to the property is Sharon Steinberg, my 

mother. She supports the short term rental plan as it benefits her family’s ability to spend extended 

time in Dahlonega. We reside in the only other home near the property at 504 West Circle, alongside 

the ‘flagpole’ piece that belongs to Sharon Steinberg. While I understand why the city may have 

reservations concerning a short term rental in a typical neighborhood, I see this situation as atypical. 

 
Thank you for your time and interest in reading this request. I look forward to your input and any 

ideas you wish to share that would aid our current endeavor. 

 
 

Sincerely, 

Noah Steinberg 
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REZONING APPLICATION FORM 
CITY OF DAHLONEGA, GEORGIA 

************************************************************************
******

Property Owner: Name: 

Address: 

Phone:

Applicant: Name:

(if different from Owner) Address:

Phone:

Agent: Name:

(if applicable) Address:

Phone:

Existing Zoning: 

Proposed Zoning:

Existing Use: 

Proposed Use: 

Acreage of Site: 

Location of Property: 

(Street address) 

Tax Plat and parcel: 

A metes and bounds legal description is required.  Also attach a boundary survey of the 
property if available. 
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Lindsay Ewing

Planned Unit Development District

Planned Unit Development District

Planned Unit Development District

Planned Unit Development District

8.910

Tract 1, LL 1077 & 1078

0 Summit Drive, Dahlonega, GA 30533

077-248
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1) The applicant is bound by the submitted site plan and letter of intent if this 
application is approved and development must be initiated within twenty-four months 
or the approved zoning is subject to reversion to its previous zoning by the Governing 
Body.

2)   It is the policy (but not a legal requirement) that adjacent property owners and those 
owners within 150 feet of the subject property are notified by certified mail of the 
application.

3)   The following nine questions can be answered within a letter of intent, but failure to 
answer any one can result in denial of the application.

Complete the following information. (This section may be addressed in the letter of 
intent.) 

1.  The existing uses and zoning of nearby property and whether the proposed zoning 
will adversely affect the existing use or usability of nearby property. 

2. The extent to which property values are diminished by the particular zoning 
restrictions. 

3. The extent to which the destruction of property values 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. 
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The request of 27 homes is in line with the current zoning. Having detached houses will be less density than
currently built for Summit. We feel it will be a benefit to the area.

Bringing in high end finishes in a cottage efficient floor plan will raise the surrounding property values by
giving them comparables when they upgrade finishes or outdoor spaces.

The development will have little affect on neighbors due to the accessibility of two construction drives
keeping traffic or back ups to non-existing.

Having new, upscale homes to compare neighbors values will have a strong impact on raising values of
existing homes. The construction of this neighborhood is separated by their non-maintained retention pond
and the club house, creating very little visibility if any to neighbors.
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5. The physical suitability of the subject property for development as presently 
zoned and under the proposed zoning district. 

6. The length of time the property has been vacant, considered in the context of land 
development in the area in the vicinity of the property, and whether there are 
existing or changed conditions affecting the use and development of the property 
which give supporting grounds for either approval or disapproval of the rezoning 
request.

7. The zoning history of the subject property. 

8. The extent to which the proposed zoning will result in a use which will or could 
cause excessive or burdensome use of existing streets, transportation facilities, 
utilities, schools, parks, or other public facilities. 

9. Whether the zoning proposal is in conformity with the policy and intent of the 
comprehensive plan, land use plan, or other adopted plans. 
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N/A - current zoning approves higher density than our requested lot division home sites of at least 52'
wide x 100' w/6' setbacks on the building.

N/A - property was approved prior w/intentions of higher density. This supports our request.

PUD

By us requesting less density than approved we feel this to be a relief to what stress could be put on the
existing streets/community.

N/A - property was approved prior w/intentions of higher density. This supports our request.
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STAFF REPORT 

REZN 21-4 

Applicant: Lindsay Ewing 

Owner: Lindsay Ewing 

Location: Summit Drive (077-248) 

Acreage: +/- 8.91 Acres 

Current Zoning Classification: PUD 

Current Use of Property: Vacant Phase of Development 

General Land Use: Single Family/Townhome 

City Services: All city services are available at this site. 

 

Applicant Proposal 

The applicant is requesting an amendment to the original PUD site plan to include a more 
detailed residential use on the +/-8.91 acres portion of the PUD known as phase 3 of the 
Summit. The applicant is proposing a 27 unit addition with a density of 3 units per acre. 
The applicant refers to this phase as “Senator’s Ridge.” 

History and Surrounding Uses 

Directly to the east is the existing Phase 1a of the development. Directly to the north 
(across Summit Drive) was recently updated to include a 61 unit development (REZN 21-
1). 

This property was initially annexed and rezoned in 2005/2006 as “The Summit: An Active 
Adult Retirement Community.”  

Phase 1 was a residential development approved at three units/acre, although the site plan 
only utilized 2.06 units/acre. This phase was broken into two sections. Phase 1a was 
approved as 32 condominiums with amenities that started construction in 2006 and was 
eventually completed. Phase 1b was approved as 32 condominiums and five optional villas. 
It was never developed.  

The original rezoning heard by the council included a hotel, convention center complex, or 
a continuation of the retirement concept living in its description of potential uses of the 
future phases. Phases 2, 3, and 4 were referred to as future developments on the site plan 
and have yet to be developed. 
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Phase 2 was recently approved with the following stipulations: 

1. The residential Phase 2 density shall be limited to 2.8 units per acre which is 
proposed on the site plan. 

2. The heated square footage of residential structures constructed shall be a 
minimum of 1700 square feet in order to be more compatible with the existing 
development. 

3. Architectural styles of new construction shall conform substantially to the 
existing architectural styles in the Summit PUD. The front elevations of all 
dwellings will consist of a mixture of masonry and fiber cement siding or shake. 
A minimum 18" masonry water table on the front elevations is required. The 
remaining balance of each home's side and rear elevations are to be fiber cement 
siding. Vinyl siding will not be allowed, however vinyl architectural features 
such as cornices, soffits, windows, columns, etc. are allowed. Architectural 
shingles or metal roof materials are to be utilized. Final design and approval of 
the elevations is subject to the approval of the Planning and Zoning 
Administrator prior to issuance of the building permit. 

4. Short Term Rentals, as defined in the Code of the City of Dahlonega, are 
prohibited in this approval. 

5. The applicant shall obtain any required DOT approvals before building permits 
shall be granted. 

6. The minimum building setback requirements in this development are twenty 
(20) feet from the front, five (5) from the side, and thirty (30) feet from the 
rears for all single family detached lots. 

7. The maximum building height in this development is limited to thirty-five (35) 
feet above grade. 

8. Phase 2c approval is for single family detached lots. Commercial use requests 
will require final council review and approval before permitting development. 

9. Curb cuts will be limited to nine. This includes the lots in Phase 2a and Ridge 
View Drive. 

10. All internal roads in this development are to be Private. 
11. This approval includes 61 residential units identified as Phases 

Phase 4 had frontage along Morrison Moore Parkway which was not annexed and remains 
unincorporated.  

Setbacks for 1a 

 From Right of Way: 10’ 
 From Property Line: 10’ 
 From other buildings: 20’ 

Minimum Lot size/floor area 

 Condominium lot size: 2207 square feet (included porches and garages) 
 Condominium Floor Area: 1533 square feet (actual built was 1693) 
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All roads are to be private with a curb and gutter, and no sidewalks were required to be 
constructed within the development.  

 

The Following are questions from Article XXVI Section 2607 of Zoning Code  

1. Whether the zoning proposal will permit a use that is suitable in view of the 
use and development of adjacent and nearby property. 

This parcel was deemed suitable for this use when originally annexed and 
rezoned in 2005. There was not opposition at the original rezoning hearings. 

2. Whether the zoning proposal will adversely affect the existing use or usability 
of adjacent or nearby property. 

This development does not appear to adversely affect the existing use nor the 
usability of adjacent property. The proposed development site plan stays 
significantly off the property lines to the east and west.  

3. Whether the zoning proposal will result in a use that will or could cause an 
excessive or burdensome use of existing streets, transportation facilities, 
utilities, or schools. 

This development does not appear to cause a significant burden on existing 
facilities. A more thorough analysis of this will be done at the site 
development permitting stage.  

4. Whether the zoning proposal is consistent with the Comprehensive Plan, 
transportation plans, or other plans adopted for guiding development within 
the City of Dahlonega. 

The character area of this parcel is referred to in our Comprehensive Plan as 
Residential. The following are encouraged distinctions of this area. 

• Preservation of existing structures where possible, or context-sensitive 
infill development 

• 1-2 story structures oriented close to the street front, with minimal on-site 
parking and pedestrian accessibility where possible 

• Landscaping and decorative elements encouraged 

• Variety of residential, parks and institutional uses, with some office 
possible adjacent to downtown 

• Rural/ Mountain themed design elements preferred, such as steeply 
pitched roofs with deep overhangs, wood or masonry siding, and front 
porches 
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5. Whether there are other existing or changing conditions affecting the use and 
development of property that give supporting grounds for either approval or 
disapproval of the zoning or special use proposal. 
This property has some signifiant challenges with topography. This suggests 
the clustering of development on the land with less steep slopes in order to 
balance development with minimal land disturbance. 
 

Staff Analysis 

This site plan seems to be consistent with the intent and the original zoning in 2005. The 
following are the stipulations from the recently rezoned portion to the north that are 
applicable. Staff recommends consistency within the development.  

1. The residential Phase 3 Senator’s Ridge density shall be limited to 3.0 units per 
acre as proposed on the site plan. 

2. The heated square footage of residential structures constructed shall be a 
minimum of 1700 square feet in order to be more compatible with the existing 
development. 

3. Architectural styles of new construction shall conform substantially to the 
existing architectural styles in the Summit PUD. The final design and approval of 
the elevations is subject to the approval of the Planning and Zoning 
Administrator prior to issuance of the building permit. 

4. Short Term Rentals, as defined in the Code of the City of Dahlonega, are 
prohibited in this approval. 

5. The applicant shall obtain any required DOT approvals before building permits 
shall be granted. 

6. The minimum building setback requirements in this development are twenty 
(20) feet from the front, five (5) from the side, and thirty (30) feet from the 
rears. 

7. The maximum building height in this development is limited to thirty-five (35) 
feet above grade. 

8. Curb cuts along Summit Drive shall be limited to what is on the site plan. 
9. All internal roads in this development are to be Private. 

Additionally, Staff would recommend a buffer between Summit Drive and the rear of lots 
one through nine. Ideally, there will be a berm with planted foliage that would block the 
physical appearance of the back of the houses. This can also be accomplished with a 
substantial nontransparent fence. Without knowing the finished grade of the homes, it is 
hard to determine the height needed.  
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Original Site Plan: (2005) 
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Original Site Plan Continued: (2005) 
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Proposed Amendment Site Plan: 
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Aerial: 
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Current Zoning: 
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Comprehensive Plan: 
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Staff Recommended Motion: 

Motion/Recommendation to approve REZN 21-4with the following stipulations 

1. The residential Phase 3 Senator’s Ridge density shall be limited to 3.0 units per 
acre which is proposed on the site plan. 

2. The heated square footage of residential structures constructed shall be a 
minimum of 1700 square feet in order to be more compatible with the existing 
development. 

3. Architectural styles of new construction shall conform substantially to the 
existing architectural styles in the Summit PUD. The final design and approval of 
the elevations are subject to the approval of the Planning and Zoning 
Administrator prior to the issuance of the building permit. 

4. Short Term Rentals, as defined in the Code of the City of Dahlonega, are 
prohibited in this approval. 

5. The applicant shall obtain any required DOT approvals before building permits 
shall be granted. 

6. The minimum building setback requirements in this development are twenty 
(20) feet from the front, five (5) from the side, and thirty (30) feet from the 
rears. 

7. The maximum building height in this development is limited to thirty-five (35) 
feet above grade. 

8. Curb cuts along Summit Drive shall be limited to what is on the site plan. 
9. All internal roads in this development are to be Private. 
10. A berm shall be constructed along the frontage of the development and Summit 

Drive. No less than __tbd__ feet and __tbd__ height shall be planted with two 
staggered rows of evergreen trees sufficient enough to block the view of the back 
of the houses. 
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Planning Commission Motion: 

Motion made by Commissioner Guy/Commissioner Feagin Seconded 

Vote tied at 3 yeas and 3 abstentions. Chairman voted to move forward with 
recommendation. 

Recommendation to approve REZN 21-4with the following stipulations 

1. The residential Phase 3 Senator’s Ridge density shall be limited to 3.0 units per 
acre which is proposed on the site plan. 

2. The heated square footage of residential structures constructed shall be a 
average of 1700 square feet in order to be more compatible with the existing 
development. 

3. Architectural styles of new construction shall conform substantially to the 
existing architectural styles in the Summit PUD. The final design and approval of 
the elevations are subject to the approval of the Planning and Zoning 
Administrator prior to the issuance of the building permit. 

4. Short Term Rentals, as defined in the Code of the City of Dahlonega, are 
prohibited in this approval. 

5. The applicant shall obtain any required DOT approvals before building permits 
shall be granted. 

6. The minimum building setback requirements in this development are twenty 
(20) feet from the front, five (5) from the side, and thirty (30) feet from the 
rears. 

7. The maximum building height in this development is limited to thirty-five (35) 
feet above grade. 

8. Curb cuts along Summit Drive shall be limited to what is on the site plan. 
9. All internal roads in this development are to be Private. 
10. A berm shall be constructed along the frontage of the development and Summit 

Drive. No less than __tbd__ feet and __tbd__ height shall be planted with two 
staggered rows of evergreen trees sufficient enough to block the view of the back 
of the houses. 
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STAFF REPORT 

REZN 21-5 
Annexation Accompanied 

Applicant: Highlands Development Group LLC 

Owner: Roberta Green 

Location: Summit Drive (078-004) 

Acreage: +/- 73.57 Acres 

Current Zoning Classification: PUD 

Current Use of Property: Vacant Phase of Development 

General Land Use: Single Family/Townhome 

City Services: All city services are available at this site. 

 

Applicant Proposal 

The applicant requests an amendment to the original PUD site plan that currently limits 
"Phase 1B" to 32 Condominiums and 5 Villas to instead allow 74 Townhome units. The 
proposal presently includes a portion of the property that is not within the city limits. An 
annexation is accompanying this request. The applicant has provided a letter of intent 
describing the housing need and a general description of what they intend to develop.  

 

History and Surrounding Uses 

This property was initially annexed and rezoned in 2005/2006 as "The Summit: An Active 
Adult Retirement Community."  

Directly to the north is the existing Phase 1a of the development. Phase 2 was recently 
approved to include a 61 unit development (REZN 21-1) at 2.8 units per acre. 

Phase 1 was a residential development approved at three units/acre, although the site plan 
only utilized 2.06 units/acre. This phase was broken into two sections. Phase 1a was 
approved as 32 condominiums with amenities that started construction in 2006 and was 
eventually completed. Phase 1b was approved as 32 condominiums and five optional villas. 
It was never developed.  
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The original rezoning heard by the council included a hotel, convention center complex, or 
a continuation of the retirement concept living in its description of potential uses of the 
future phases. Phases 2, 3, and 4 were referred to as future developments on the site plan 
and have yet to be developed. 

Phase 2 was recently approved with the stipulations: 

1. The residential Phase 2 density shall be limited to 2.8 units per acre which is 
proposed on the site plan. 

2. The heated square footage of residential structures constructed shall be a 
minimum of 1700 square feet in order to be more compatible with the existing 
development. 

3. Architectural styles of new construction shall conform substantially to the 
existing architectural styles in the Summit PUD. The front elevations of all 
dwellings will consist of a mixture of masonry and fiber cement siding or shake. 
A minimum 18" masonry water table on the front elevations is required. The 
remaining balance of each home's side and rear elevations are to be fiber cement 
siding. Vinyl siding will not be allowed, however vinyl architectural features 
such as cornices, soffits, windows, columns, etc. are allowed. Architectural 
shingles or metal roof materials are to be utilized. Final design and approval of 
the elevations is subject to the approval of the Planning and Zoning 
Administrator prior to issuance of the building permit. 

4. Short Term Rentals, as defined in the Code of the City of Dahlonega, are 
prohibited in this approval. 

5. The applicant shall obtain any required DOT approvals before building permits 
shall be granted. 

6. The minimum building setback requirements in this development are twenty 
(20) feet from the front, five (5) from the side, and thirty (30) feet from the 
rears for all single-family detached lots. 

7. The maximum building height in this development is limited to thirty-five (35) 
feet above grade. 

8. Phase 2c approval is for single-family detached lots. Commercial use requests 
will require final council review and approval before permitting development. 

9. Curb cuts will be limited to nine. This includes the lots in Phase 2a and Ridge 
View Drive. 

10. All internal roads in this development are to be Private. 
11. This approval includes 61 residential units identified as Phases 

Phase 4 had frontage along Morrison Moore Parkway which was not annexed and remains 
unincorporated.  

Setbacks for Phase 1a 

 From Right of Way: 10' 
 From Property Line: 10' 
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 From other buildings: 20' 

Minimum Lot size/floor area 

 Condominium lot size: 2207 square feet (included porches and garages) 
 Condominium Floor Area: 1533 square feet (actual built was 1693) 

All roads are to be private with a curb and gutter, and no sidewalks were required to be 
constructed within the development.  

 

The Following are questions from Article XXVI Section 2607 of Zoning Code  

1. Whether the zoning proposal will permit a use that is suitable in view of the 
use and development of adjacent and nearby property. 

This parcel was deemed suitable for this use when originally annexed and 
rezoned in 2005. There was not opposition at the original rezoning hearings. 

2. Whether the zoning proposal will adversely affect the existing use or usability 
of adjacent or nearby property. 

This development does not appear to adversely affect the existing use nor the 
usability of adjacent property. The proposed development site plan stays 
significantly off the property lines to the east and west.  

3. Whether the zoning proposal will result in a use that will or could cause an 
excessive or burdensome use of existing streets, transportation facilities, 
utilities, or schools. 

This development does not appear to cause a significant burden on existing 
facilities. A more thorough analysis of this will be done at the site 
development permitting stage.  

4. Whether the zoning proposal is consistent with the Comprehensive Plan, 
transportation plans, or other plans adopted for guiding development within 
the City of Dahlonega. 

The character area of this parcel is referred to in our Comprehensive Plan as 
Residential. The following are encouraged distinctions of this area. 

• Preservation of existing structures where possible, or context-sensitive 
infill development 

• 1-2 story structures oriented close to the street front, with minimal on-site 
parking and pedestrian accessibility where possible 

• Landscaping and decorative elements encouraged 

• Variety of residential, parks and institutional uses, with some office 
possible adjacent to downtown 
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• Rural/ Mountain themed design elements preferred, such as steeply 
pitched roofs with deep overhangs, wood or masonry siding, and front 
porches 

5. Whether there are other existing or changing conditions affecting the use and 
development of property that give supporting grounds for either approval or 
disapproval of the zoning or special use proposal. 
This property has some extensive challenges with topography. This suggests 
the clustering of development on the land with less steep slopes in order to 
balance development with minimal land disturbance. 
 

Staff Analysis 

This site plan seems to be consistent with the intent and the original zoning in 2005. The 
following are the stipulations from the recently rezoned portion to the north that are 
applicable. Staff recommends consistency within the development.  

1. The residential density shall be limited to 1.05 units per acre as proposed on the 
site plan. 

2. The heated square footage of residential structures constructed shall be a 
minimum of 1700 square feet to be more compatible with the existing 
development. 

3. Architectural styles of new construction shall conform substantially to the 
existing architectural styles in the Summit PUD. The final design and approval of 
the elevations are subject to the approval of the Planning and Zoning 
Administrator prior to the issuance of the building permit. 

4. As defined in the Code of the City of Dahlonega, Short Term Rentals are 
prohibited in this approval. 

5. The applicant shall obtain any required DOT approvals before building permits 
shall be granted. 

6. The maximum building height in this development is limited to thirty-five (35) 
feet above grade. 

7. All internal roads in this development are to be Private. 
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Original Site Plan: (2005) 
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Original Site Plan Continued: (2005) 
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Proposed Amendment Site Plan: 
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Aerial: 
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Current Zoning: 
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Comprehensive Plan: 
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Staff Recommended Motion: 

Motion/Recommendation to approve REZN 21-5 with the following stipulations 

1. The residential density shall be limited to 1.05 units per acre as proposed on the 
site plan. 

2. The heated square footage of residential structures constructed shall be a 
minimum of 1700 square feet to be more compatible with the existing 
development. 

3. Architectural styles of new construction shall conform substantially to the 
existing architectural styles in the Summit PUD. The final design and approval of 
the elevations are subject to the approval of the Planning and Zoning 
Administrator prior to the issuance of the building permit. 

4. As defined in the Code of the City of Dahlonega, Short Term Rentals are 
prohibited in this approval. 

5. The applicant shall obtain any required DOT approvals before building permits 
shall be granted. 

6. The maximum building height in this development is limited to thirty-five (35) 
feet above grade. 

7. All internal roads in this development are to be Private. 

 

Planning Commissione Recommended: 

Motion made by Commissioner Guy/Second by Commisoiner Carroll 

Motion carried 4 - 3 

Recommendation to approve REZN 21-5 with the following stipulations 

1. The residential density shall be limited to 1.05 units per acre as proposed on the 
site plan. 

2. The heated square footage of residential structures constructed shall be a 
minimum of 1700 square feet to be more compatible with the existing 
development. 

3. Architectural styles of new construction shall conform substantially to the 
existing architectural styles in the Summit PUD. The final design and approval of 
the elevations are subject to the approval of the Planning and Zoning 
Administrator prior to the issuance of the building permit. 

4. As defined in the Code of the City of Dahlonega, Short Term Rentals are 
prohibited in this approval. 

5. The applicant shall obtain any required DOT approvals before building permits 
shall be granted. 

6. The maximum building height in this development is limited to thirty-five (35) 
feet above grade. 

7. All internal roads in this development are to be Private. 
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