
Meeting Location: 
3235 Holly springs Parkway 

 

 

                 Planning & Zoning Commission 
2016 Members 

Mike Herman (C)     
Kelly Heeter   Bobby Murphy     

Sharon Shelton     John Wiegand (VC) 
 

May 24, 2016 
AGENDA 

 
I. CALL TO ORDER- 6:00 PM 

 
II. ROLL CALL 

 
III. PUBLIC HEARING RULES 

 
IV. BUSINESS/PUBLIC HEARING 

 
(1) A-06-2016, applicant requests annexation of tax parcels 079 and 079A of tax map 15N15, 

located on Holly Springs Pkwy., Cherokee County, GA 
 

(2) MA-07-2016, applicant requests rezoning of 1.63+/- acres located on Holly Springs Parkway, 
tax parcels 079 and 079A of tax plat 15N15, Holly Springs, GA from R-40, Single Family 
Residential (County) to GC, General Commercial 

 
(3) MA-08-2016, applicant requests rezoning of 53.81+/- acres located on Highway 140, tax 

parcels 109, 109A, 109B, 133, 133A, 134, and 135 of tax plat 15N26, Holly Springs, GA from 
AG, Agricultural, GC, General Commercial, R-20, Single Family Residential, and OI, 
Office/Institutional to PDR, Planned Development Residential 

 
(4) MA-09-2016, applicant requests rezoning of 32.0+/- acres located on Hickory Road, tax parcels 

526A, 527, 527A, 528, 528A, 528B, 532, and 533 of tax plat 15N20, Holly Springs, GA from 
TND, Traditional Neighborhood Development to OI, Office/Institutional 

 
(5) MA-10-2016, applicant requests amendment to the stipulations for zoning ordinance MA-02-

03, for Pod G of Harmony on the Lakes Subdivision, Holly Springs, GA 
 

(6) Approve/Deny April 14, 2016 Meeting Minutes 
 

V. DISCUSSION 
 

VI. ANNOUNCEMENTS FROM STAFF 
 

VII. ITEMS FROM COMMISSION MEMBERS 
 

VIII. ADJOURNMENT 



STAFF ANALYSIS 
 
 
FROM:  Nancy Moon  

 
SUBJECT: A-06-2016, applicant requests annexation of tax parcels 079 and 079A of tax map 15N15, located 

on Holly Springs Pkwy., Cherokee County, GA 
 
 MA-07-2016, applicant requests rezoning of 1.63+/- acres located on Holly Springs Parkway, tax 

parcels 079 and 079A of tax plat 15N15, Holly Springs, GA from R-40, Single Family Residential 
(County) to GC, General Commercial 

 
DATE: March 5, 2016 PLANNING COMMISSION MEETING DATE:  March 10, 2016 
 
 
STAFF ANALYSIS 
 
Applicant, Mario Dasilva, has requested annexation and rezoning of two parcels totaling 
approximately 1.63+/- acres.  These parcels are located at the intersection of Holly Springs 
Parkway and Rabbit Hill Road, tax parcels, 15N15 079 and 079A.  The property is being requested 
to be rezoned from R-40, Single Family Residential (County) to GC, General Commercial.  The 
applicant is the owner of Cherokee Stone Center, Inc.  He plans to relocate his business to this 
property.  The existing home on parcel 079A would be used residentially by the applicant while a 
new house in being constructed.  It would be converted to the office building for the business once 
they move into their new home. 
 
A. Existing Land Use and Zoning Classification of Nearby Property 

 
       

ADJACENT ZONING ADJACENT DEVELOPMENT 

NORTH: GC NORTH: Undeveloped 
    

SOUTH: R-40 (County) SOUTH: SFR 
    

EAST: R-40 (County) 
R-40  

EAST: SFR 
Mobile Home Park 

    
WEST: NC WEST: Undeveloped 

 
 
B. Zoning Proposal Review Standards; Study Required for Amendment 
 

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



 
Surrounding development in the area includes commercially zoned and used 
property, as well as, residential property.  The proposed use for general commercial 
development would be compatible given the diversity of uses.   

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

or nearby property? 
 
The development of this property for commercial use should not cause a substantial 
adverse effect on adjacent or nearby properties with regards to existing uses or 
usability.   
 

3. Whether the property to be affected by the zoning proposal has a reasonable economic 
use as currently zoned? 

 
The property, as currently zoned, would be allowed to develop with those uses 
associated with the R-40, Residential Estate district. 
 

4. Whether the zoning proposal will result in a use which will or could cause an excessive 
or burdensome use of existing streets, transportation facilities, utilities, public safety, or 
schools? 
 
The development as proposed should not result in an excessive or burdensome use 
of the existing facilities.  All developments of this type will be reviewed by the city 
engineer for impacts to existing streets and transportation facilities.   
 

5. Whether the zoning proposal is in conformity with the policy and intent of the adopted 
Future Development Map (FDM) and Future Land Use Map (FLUM)? 

 
The Future Development Map identifies this property with the character area of  
Parkway Corridor.  The Parkway Corridor character area follows Holly Springs 
Parkway and also encompasses land around interchanges of I-575. The Parkway 
Corridor is intended to provide primarily a commercial service function while 
maintaining quality development standards and sensitive transition to the Holly 
Springs Historic District.   
 
The Future Land Use Map shows this area as developing with Commercial/Mixed 
Use. Commercial land use corresponds with land dedicated to non-industrial 
business uses, especially retail sales and services. This category corresponds with the 
Parkway Corridor character area shown on the Future Development Map, and in 
addition, is designated in other locations where commercial uses already existed at 
the time the Community Agenda was prepared. Offices may be included, although, 
as noted above, a separate office/professional category is also included. There is also 
a mixed-use overlay to this category, which provides for the inclusion of residential 
uses within office and commercial areas. 
 



Cherokee County’s comprehensive plan shows the area as developing within the 
Suburban Growth (residential growth). Noted in the staff report from the county 
concerning the annexation of this property was that these properties were not 
designated commercial in the county’s comprehensive plan due to the fact that they 
anticipated that the properties would be annexed in this corridor. 

 
6. Whether the zoning proposal is in conformity with the policies, objectives, and vision set 

forth by the Community Agenda (Comprehensive Plan) and other adopted policy 
documents? 

 
This zoning proposal is consistent with the existing and future development planned 
in the area.  The proposed development would be compatible with surrounding uses.   
Furthermore, the proposal is in compliance with the vision and objectives of the 
Community Agenda, primarily as follows: 
 
a) Commercial Uses. Use the character areas and the Future Land Use Map 

(FLUM) to guide commercial growth and expansion for office/institutional, 
general commercial, and industrial opportunities. (16.1, #1) 
 

b) Land Use Decisions. Use the Future Land Use Map (FLUM) as a guide when 
making land use decisions (map amendment requests) and reviewing other 
development proposals. (16.1, #20) 
 

7. Whether an impact is expected on the environment, including, but not limited to, 
drainage, soil erosion, and sedimentation, flooding, air quality, and water quality and 
quantity? 

 
The development of the property will be held to the environmental development 
standards for all local, state, and federal requirements.   

 
8. Whether there are other existing or changing conditions affecting the use and 

development of the property which give supporting grounds for either approval or 
disapproval of the zoning proposal? 
 
The City has experienced growth within the proximity of Holly Springs Parkway in 
both residential and commercial uses. 
 
 

C. Summary 
 

The requested zoning of GC, General Commercial is in conformity with the general 
development of the area, as well as, the objectives of the Comprehensive Plan.  Both Holly 
Springs and Cherokee County have anticipated that this area will develop commercially. 

 
 
 



D. Staff Recommendation 
 
Staff recommends APPROVAL to rezone the property to GC, General Commercial with the 
following stipulations: 
 
1. Owner/developer shall coordinate with the Community Development Director and the 

City Arborist regarding landscaping.   
 

2. Lighting shall be environmentally sensitive, with developer making every effort to insure 
that lighting is as unobtrusive as possible. 
 

3. Road improvements, to include construction of a deceleration/right turn lane on Holly 
Springs Parkway turning onto Rabbit Hill Road, shall be completed in accordance with 
the Holly Springs Development Regulations and as approved by the city engineer.  No 
access to the property shall be granted on Holly Springs Parkway.  Location of the 
entrance on Rabbit Hill Road shall be subject to recommendation and approval of the city 
engineer. 
 

4. The following uses shall be prohibited on this site: 
 

a. Used Vehicle Sales, Lease, or Rental 
b. Adult Entertainment 
c. Cash, Check Cashing, and Pawn Establishments 
d. Tattoo Parlors and Body Piercing Establishments 
e. Tire sales with outdoor storage 
f. Cellular phone towers 
g. Amusement parks 
h. Animal hospitals/clinics with outdoor kennels 
i. Go-kart, motor bike track 

 
5. Development shall comply with the design guidelines of the Holly Springs Parkway 

District as outlined in Article 19 of the Zoning Ordinance.   
 

6. Owner/developer shall maintain a 40’ undisturbed buffer adjacent to any residentially 
zoned or used property. 
 

7. The residence located on parcel 15N15 079A shall be considered a nonconforming use 
allowed to continue until the applicant ceases to live on the property.  Once applicant has 
vacated the residence, it shall convert to a commercial property and be subject to the 
commercial development regulations for property improvements, i.e. parking, 
landscaping, etc… 
 
 

** The recommendations made herein are the opinions of the City of Holly Springs Staff and do not constitute a 
final decision.  The Holly Springs City Council makes the final decision on all rezoning applications at their 
regularly scheduled meeting.  Any site plan submitted as a part of this application is not considered approved and 



must go through the normal civil site plan review by the City of Holly Springs Community Development Department 
to ensure compliance with City regulations.  
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STAFF REVIEW AND ANALYSIS OF ANNEXATION REQUEST 
 

 
Per O.C.G.A. § 36-36-113 (set forth in full at the end of this document for your ease of 
reference), a land use objection can be made by majority vote of the Board of Commissioners in 
the event of a material increase in burden upon the County which is quantifiable and otherwise 
meets the requirements of the statute. In order for a land use objection to be considered 
timely, it must be completed in time for the BOC to vote upon it in open session and served 
upon the annexing municipality within 30 days of receipt of notice of annexation via statutory 
overnight delivery or certified mail, return receipt requested  
 

City Holly Springs 

Case Number A-06-2016 Applicant Cherokee Stone Center, Inc. 

Receipt of Annexation Notice Date 04/25/2016 

30 day period to object expires on 05/25/2016 

Meeting date the Board of Commissioners must decide whether to 
object. 05/17/2016 

 
Staff is requested to review the application for annexation and provide a response to the 
following questions. 
 
 Yes No 

Is the property to be annexed contiguous to city jurisdictional boundary? X  

Future Development Map designation Suburban Living 
Surrounding / Contiguous City Future Development 
Map Parkway Corridor 

Surrounding County Future Development Map Suburban Living 

Does this annexation create an “island” of unincorporated land?  X 
 
 
1) If the application is granted will there be a material increase in burden upon 
the County directly related to : 

  

 Yes No 
a)  the proposed change in zoning or land use?  X 

b)  the proposed increase in density?  X 
c)  infrastructure demands related to the proposed change in zoning or land 
use?  X 

 
 



STAFF REVIEW AND ANALYSIS OF ANNEXATION REQUEST 
 
 

2) Will delivery of services be affected by the annexation? 
Yes No 

 X 

If the answer to (2) is yes, is the affect on delivery of services directly related to   

a) the proposed change in zoning or land use?   

b) the proposed increase in density?   

c) infrastructure demands related to the proposed change in zoning or land use?   

Note:  Delivery of services may not be a basis for a valid objection but may be used in support 
of a valid objection if directly related to one or more of the subjects enumerated in items (a), 
(b), and/or (c) of Section 1 above. 

 
 

3) If there is a material increase in burden caused by items (a), (b), and/or (c) of 
Section 1 above, can your department provide evidence of any financial impact?   

Yes No 
  

If the answer to (3) is yes, please provide the evidence 
 
 

 

4) Does the proposed change in zoning or land use result in a substantial change 
in the intensity of the allowable use of the property or a change to a significantly 
different allowable use? 

Yes No 

 X 

If the answer to (4) is no, does the proposed change in zoning or land use result 
in: 

  

 Yes No 
a) a use which significantly increases the net cost of infrastructure?  X 
b) a use which significantly diminishes the value or useful life of a capital outlay 
project, as such term is defined in O.C.G.A. 48-8-110, which is furnished by the 
county to the area to be annexed? 

 X 



STAFF REVIEW AND ANALYSIS OF ANNEXATION REQUEST 
 

If the answer to 4(a) or 4(b) is yes, then: Yes No 

c) Does the proposed change in zoning or land use differ substantially from the 
existing uses suggested for the property by the county's comprehensive land use 
plan? 

  

d) Does the proposed change in zoning or land use differ substantially from the 
existing uses permitted for the property pursuant to the county's zoning 
ordinance or its land use ordinances? 

  

 
Comments: 
Planning and Land Use 
 

The property is shown as Suburban Living on the Cherokee County Future Development Map.  
The proposed use and zoning district are not consistent with this Character Area.  The majority 
of property along this section of Holly Springs Parkway is within the limits of the City of Holly 
Springs.   
 
It is important to note that Holly Springs Parkway is an arterial road and adjacent properties 
within the city are already zoned commercial.  During the 2008 comprehensive planning 
process, we did not designate commercial areas in this corridor because we anticipated islands 
of unincorporated county in this area would be annexed.  The Future Land Use map for the city 
indicates a commercial corridor in this location.    
 
Current county regulations require LI zoned property for landscape materials businesses like 
what is proposed.  Section 7.7-3 of the Cherokee County Zoning Ordinance requires that 
storage areas for this use are setback a minimum of 50 feet from any road right-of-way and 
screened with a landscaped berm or a six foot high privacy fence. 
 
Engineering 
 

The parcel is located on the northwest corner of the intersection of Holly Springs Parkway and 
Rabbit Hill Road.  Both of those roadways are under the jurisdiction of the City of Holly 
Springs.  Any access to this parcel is currently and will continue to be permitted through the 
City. 
 
 
 



STAFF REVIEW AND ANALYSIS OF ANNEXATION REQUEST 
 
 

O.C.G.A. § 36-36-113. Reasons for objection to annexation 

 
(a) The county governing authority may by majority vote object to the annexation because of a 
material increase in burden upon the county directly related to any one or more of the following: 
 
(1) The proposed change in zoning or land use;  
 
(2) Proposed increase in density; and  
 
(3) Infrastructure demands related to the proposed change in zoning or land use.  
 
(b) Delivery of services may not be a basis for a valid objection but may be used in support of a 
valid objection if directly related to one or more of the subjects enumerated in paragraphs (1), 
(2), and (3) of subsection (a) of this Code section. 
 
(c) The objection provided for in subsection (a) of this Code section shall document the nature of 
the objection specifically providing evidence of any financial impact forming the basis of the 
objection and shall be delivered to the municipal governing authority by certified mail or 
statutory overnight delivery to be received not later than the end of the thirtieth calendar day 
following receipt of the notice provided for in Code Section 36-36-111. 
 
(d) In order for an objection pursuant to this Code section to be valid, the proposed change in 
zoning or land use must: 
 
(1) Result in:  
 
(A) A substantial change in the intensity of the allowable use of the property or a change to a 
significantly different allowable use; or  
 
(B) A use which significantly increases the net cost of infrastructure or significantly diminishes 
the value or useful life of a capital outlay project, as such term is defined in Code Section 48-8-
110, which is furnished by the county to the area to be annexed; and  
 
(2) Differ substantially from the existing uses suggested for the property by the county's 
comprehensive land use plan or permitted for the property pursuant to the county's zoning 
ordinance or its land use ordinances.  
 

http://web2.westlaw.com/find/default.wl?mt=33&db=1000468&docname=GAST36-36-111&rp=%2ffind%2fdefault.wl&findtype=L&ordoc=18431862&tc=-1&vr=2.0&fn=_top&sv=Split&tf=-1&pbc=F879C467&rs=WLW13.10
http://web2.westlaw.com/find/default.wl?mt=33&db=1000468&docname=GAST48-8-110&rp=%2ffind%2fdefault.wl&findtype=L&ordoc=18431862&tc=-1&vr=2.0&fn=_top&sv=Split&tf=-1&pbc=F879C467&rs=WLW13.10
http://web2.westlaw.com/find/default.wl?mt=33&db=1000468&docname=GAST48-8-110&rp=%2ffind%2fdefault.wl&findtype=L&ordoc=18431862&tc=-1&vr=2.0&fn=_top&sv=Split&tf=-1&pbc=F879C467&rs=WLW13.10


STAFF ANALYSIS 
 
 
 

FROM:  Nancy Moon  
 
SUBJECT: MA-08-2016, applicant requests rezoning of 53.81+/- acres located on Highway 140, tax parcels 

109, 109A, 109B, 133, 133A, 134, and 135 of tax plat 15N26, Holly Springs, GA from AG, 
Agricultural, GC, General Commercial, R-20, Single Family Residential, and OI, 
Office/Institutional to PDR, Planned Development Residential 

 
DATE: May 20, 2016 PLANNING COMMISSION MEETING DATE:  May 24, 2016 
 
STAFF ANALYSIS 
 
Applicant, FL-Hickory, LLC, has requested rezoning of seven parcels, totaling approximately 
53.81+/- acres, from AG, Agricultural, GC, General Commercial, R-20, Single Family Residential, 
and OI, Office/Institutional to PDR, Planned Development Residential.  These parcels are located 
on Hwy 140 and include tax parcels, 15N26 109, 109A, 109B, 133, 133A, 134, and 135.  These 
parcels will be combined for the development of a planned residential community with a 
commercial component in the southeast section of the property.   
 
The applicant proposes to build approximately 160 units of single-family detached homes with a 
proposed density of approximately 2.99 units/acre.  A conceptual site plan has been provided and 
includes an amenity area in the middle of the property.   Proposed setbacks include 25’-front, 5’-
side. and 10’-rear.  Lot sizes range from approximately 5,500 to 9,900 square feet.  Minimum 
heated square footage is proposed to range from 1,800 to 2,250 square feet.  A 25’ buffer has been 
proposed along the property lines adjacent to Hickory Flat Township Subdivision. The remaining 
required perimeter buffers are proposed to be 15 feet.  Proposed elevations for the housing types 
have been provided and are attached to this report. 
  



A. Existing Land Use and Zoning Classification of Nearby Property 
 

       

ADJACENT ZONING ADJACENT DEVELOPMENT 

NORTH: AG (County) 
R-40 (County) 

NORTH: SFR 
SFR-Hickory Flat Township Subdivision 

    
SOUTH: R-40 

AG 
R-40 (County) 
GC (County) 

SOUTH: SFR 
SFR 
SFR-Hickory Plantation 
Vacant Commercial/Undeveloped 

    
EAST: R-40 (County) 

OI (County) 
GC 

EAST: SFR-Hickory Flat Township Subdivision 
Undeveloped 
Retail/Service/Institutional Development 

    
WEST: AG (County) WEST: SFR/Agriculture 

 
B. Zoning Proposal Review Standards; Study Required for Amendment 
 

1. Whether the zoning proposal will permit a use that is suitable in view of the use and 
development of adjacent and nearby property? 
 
Surrounding development in the area includes single family residential, commercial, 
and agricultural uses.  The proposed use as a single-family planned development 
with some commercial use would be compatible with the surrounding area. 

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

or nearby property? 
 
The development of a single family subdivision should not cause a substantial 
adverse effect on adjacent or nearby properties with regards to existing uses or 
usability.  Surrounding development consists of residential and commercial uses.  
Although adjacent to and across the street from subdivisions with larger lots, the 
subdivision is also next to an area with substantial commercial development. 
 

3. Whether the property to be affected by the zoning proposal has a reasonable economic 
use as currently zoned? 

 
The property, as currently zoned, would be allowed to develop with those uses 
associated with the AG, Agricultural, GC, General Commercial, R-20, Single 
Family Residential, and OI, Office/Institutional districts.   
 

4. Whether the zoning proposal will result in a use which will or could cause an excessive 
or burdensome use of existing streets, transportation facilities, utilities, public safety, or 
schools? 



 
This request will generate additional traffic and use of utilities.  A preliminary 
traffic analysis has been provided and is attached.  Hwy 140 is a state highway and 
all road improvements will be subject to design and approval from the Georgia 
Department of Transportation.  Water and sewer access shall be coordinated with 
the Cherokee County Water and Sewerage Authority.  The Cherokee County school 
board has provided an estimate of the impact to the school system based on the 
original plan that was submitted.  At 168 units, this subdivision could have an 
impact of approximately 122 students requiring 6 additional classrooms at the cost 
of $166,364, approximately $991 per unit.  With the revised site plan, the number of 
students decreases some but will require the same number of classrooms, increasing 
the costs to $1,040 per unit.  The report is attached.  
 

5. Whether the zoning proposal is in conformity with the policy and intent of the adopted 
Future Development Map (FDM) and Future Land Use Map (FLUM)? 

 
The Future Development Map identifies this property with the character area of  
Parkway Corridor.  This character area follows Holly Springs Parkway and also 
encompasses land around interchanges of I-575. It also characterizes State Route 
140 (Hickory Flat Highway), an arterial that traverses Cherokee County and is an 
emerging commercial corridor. The Parkway Corridor is intended to provide 
primarily a commercial service function while maintaining quality development 
standards and sensitive transition to the Holly Springs Historic District.  
 
The Future Land Use Map shows this area as developing with Commercial 
Development with Mixed Use Overlay.  This future land use plan map category 
corresponds with land dedicated to non-industrial business uses, especially retail 
sales and services. This category corresponds with the Parkway Corridor character 
area shown on the Future Development Map, and in addition, is designated in other 
locations where commercial uses already existed at the time this Community 
Agenda was prepared. Offices may be included, although, as noted above, a 
separate office/professional category is also included. There is also a mixed-use 
overlay to this category, which provides for the inclusion of residential uses within 
office and commercial areas. 
 

6. Whether the zoning proposal is in conformity with the policies, objectives, and vision set 
forth by the Community Agenda (Comprehensive Plan) and other adopted policy 
documents? 

 
Although this area is planned for commercial growth, it does include the mixed use 
category, allowing for residential.  It is also adjacent to residentially developed 
property.  The proposed development would be compatible with surrounding uses.   
Furthermore, the proposal is in compliance with the vision and objectives of the 
Community Agenda, primarily as follows: 
 



a) Traditional Neighborhood Development. Promote traditional neighborhood and 
mixed use developments in appropriate areas, which could include commercial, 
multi-family, and single family sections within the same project area.(16.1, #4) 
 

b) Master Planned Communities. Encourage the development of master planned 
communities, providing uniform construction, various housing opportunities, 
open spaces, buffers, premium amenities, walkability, interconnectivity, 
restrictive covenants, professional management, and convenient neighborhood 
commercial uses and services, when appropriate. (16.1, #5) 

 
c) Density. Consider increased residential densities for property adjacent to 

arterials and urban collectors. As properties are distanced further from 
arterials, urban collectors, and more intense uses, residential densities should 
decrease. (16.1, #7) 

 
d) Architectural Requirements. Utilize the adopted architectural requirements for 

the various character areas of the city, seeking to refine and enhance these 
requirements, as needed. Consistently enforce architectural regulations to 
promote a uniform and well suited quality of development within respective 
character areas. (16.1, #10) 
 

7. Whether an impact is expected on the environment, including, but not limited to, 
drainage, soil erosion, and sedimentation, flooding, air quality, and water quality and 
quantity? 

 
The development of the property will be held to the environmental development 
standards for all local, state, and federal requirements.   

 
8. Whether there are other existing or changing conditions affecting the use and 

development of the property which give supporting grounds for either approval or 
disapproval of the zoning proposal? 
 
The proposed project is in an area that is developing, both commercially and 
residentially, and this project continues this trend.  Having a subdivision that has a 
higher density than some of the surrounding areas adjacent to commercial provides 
a buffer between the more intense commercial uses and the less intense agricultural 
and residential uses.  Utilizing a portion of this project for commercial fits within 
the proposed land use for the area. 
 

C. Public Information Meeting 
 
The applicant conducted a public information meeting for this proposed development on 
April 6, 2016 at the Hickory Flat Library.  The majority of the comments were related to 
traffic, density, buffer requirements, stormwater issues, and the quality of the homes.  The 
report is attached. 
 



D. Summary 
 

The proposed zoning and use as a PDR, Planned Development Residential with a commercial 
component is in conformity with the general development of the area, as well as, the 
objectives of the Comprehensive Plan.      

 
E. Staff Recommendation 

 
Rezoning 
 
Staff recommends APPROVAL to rezone the property to PDR, Planned Development 
Residential with the following stipulations: 
 
1. Owner /developer shall establish a mandatory homeowner’s association for the project, 

and shall submit all restrictive covenants and homeowner’s documents for review by the 
Community Development Director prior to final plat approval. 

2. Owner/developer shall coordinate with the Community Development Director and the 
City Arborist regarding open space, recreation areas, and landscaping.    

3. Architectural styling of all structures shall be approved by the Community Development 
Director.  Front facades shall be constructed with a combination of at least two of the 
following materials:  brick, stone, cement shake, cedar shake, board & batten, a 
cementitious material, such as Hardi plank, one of which to be brick or stone.  
Architectural shingles shall be offered as an option.  Sides and rear shall not be 
constructed of vinyl siding.    

4. Lighting shall be environmentally sensitive, with developer making every effort to insure 
that lighting is as unobtrusive as possible. 

5. Density will be limited to a maximum density of 160 units per acre. Minimum lot sizes 
shall be as depicted on the conceptual plan submitted and entitled “Hopkins Quarles 
Tract Zoning Site Plan” and dated May 20, 2016.  No more than 55 lots shall be platted 
with the Lot Type A as shown on same plan. All other lots shall be platted with the 
minimum square footages of Lot Types B, C, and D as shown on same plan.  All 
residential building lots shall be of a fee simple nature.   

6. Residential structures shall be limited to single-family detached structures with a 
minimum heated square footage of 1,800 square feet. 

7. Building setback lines shall be as follows: 

i. Front: 25 feet 
ii. Side: 5 feet, 10 feet between structures 

iii. Rear: 10 feet 

8. Owner/Developer shall provide a twenty-five foot (25’) planted buffer along the property 
line adjacent to the Hickory Flat Township subdivision, as per the requirements of Article 
9, Buffer Requirements of the Holly Springs Zoning Ordinance.    The remaining 
perimeter buffers consist of a 15’ planted buffer.  In addition to the buffer requirements 
of Article 9, an evergreen species of vegetation, to be approved by the City Arborist and 



Community Development Director, shall be planted within the buffer area.   At time of 
planting, trees shall have a minimum caliper of three (3) inches and be a minimum of 
eight (8) feet in height.  Two rows of trees shall be planted, staggered, at no more than 
12-15 feet apart.   

9. As requested by the Cherokee County School District, the developer shall provide a 
mitigation fee of $1,040 per lot, to be submitted prior to the issuance of each building 
permit.   

10. Prior to approval of the site plan, owner/developer shall be required to complete a traffic 
impact study to be reviewed and approved by the City Engineer.  Accel/decel lanes, curb 
and gutter, and sidewalks shall be installed along Hwy 140 pursuant to the requirements 
of the Georgia Department of Transportation and City Engineer.  In addition, if required, 
a dedicated center turn lane shall be installed.  

11. Owner/developer shall contribute $20,000 towards the purchase of Fire Department 
equipment for Cherokee County Fire and Emergency Services to mitigate demand for 
services as a result of the development prior to the issuance of the 20th building permit. 

12. Development shall have one commercial component as shown on the conceptual plan 
submitted and entitled “Hopkins Quarles Tract Zoning Site Plan” and dated May 20, 
2016.  Development is limited to those permitted uses allowed within the NC, 
Neighborhood Commercial district.  Development shall conform to the design guidelines 
of the Hickory Road district. 

 
** The recommendations made herein are the opinions of the City of Holly Springs Staff and do 
not constitute a final decision.  The Holly Springs City Council makes the final decision on all 
rezoning applications at their regularly scheduled meeting.  Any site plan submitted as a part of 
this application is not considered approved and must go through the normal civil site plan 
review by the City of Holly Springs Community Development Department to ensure compliance 
with City regulations.  
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HOPKINS QUARRELS TRACK 
 



 

 

 

 

 
PROPOSED PRODUCT MIX 

 
 

Note: exterior materials and selections will vary based on community requirements. 

50’ Wide Homesites 
Approximate Range: 2,839 - 3,182 Heated Sq. Ft.  



 



 



 

 

 



 

 

 



 

 

 



 

 



 
 
 

 
PROPOSED PRODUCT MIX 

 
 

 

 

 

Note: exterior materials and selections will vary based on community requirements. 

65’ Wide Homesites 
Approximate Range: 2,839 – 3,040 Heated Sq. Ft. 



 
 



 
 



 
 



 

 



 

 

 



 
 
 

 
PROPOSED PRODUCT MIX 

 
 

 
Note: exterior materials and selections will vary based on community requirements. 

90’ Wide Homesites 
Approximate Range: 3,152 – 3,698 Heated Sq. Ft. 
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STAFF ANALYSIS 
 
 

FROM:  Nancy Moon  
 
SUBJECT: MA-09-2016, applicant requests rezoning of 32.0+/- acres located on Hickory Road, tax parcels 

526A, 527, 527A, 528, 528A, 528B, 532, and 533 of tax plat 15N20, Holly Springs, GA from 
TND, Traditional Neighborhood Development to OI, Office/Institutional 

 
DATE: May 20, 2016 MEETING DATE: May 24, 2016 
 
 
STAFF ANALYSIS 
 
This application is being initiated by the City of Holly Springs.  The J. B. Owens park property is 
zoned TND, Traditional Neighborhood Development.  While a park is an allowed use within a 
TND district, since it was not part of a “neighborhood” with residential uses the City felt that it 
would be more appropriate, since it was city property, to rezone it to OI, Office and Institutional.  
A recreation park is an allowed use as stated in the permitted uses list of the OI district.   
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STAFF ANALYSIS 
 
 

FROM:  Nancy Moon  
 
SUBJECT: MA-10-2016, applicant requests amendment to the stipulations for zoning ordinance MA-02-03, 

for Pod G of Harmony on the Lakes Subdivision, Holly Springs, GA 
 
DATE: May 20, 2016 MEETING DATE: May 24, 2016 
 
 
STAFF ANALYSIS 
 
This application is being initiated by the City of Holly Springs.  Stipulation #4 of rezoning 
ordinance MA-02-03 states as follows: 
 

1. The single family detached residential component of the community shall include 
the following except for perimeter lots, which shall adhere to stipulation 5:   

   
a) Twelve feet side separation between structures. 
b) Fifteen feet front setback. 
c) Twenty-five feet rear setback. 

 
Pod G, Harmony on the Lakes Subdivision, was approved with construction plans and final plats 
containing a setback that was different from what was stipulated in MA-02-03.  Some of the lots 
were constructed with these different setbacks and do not conform to the stipulations of MA-02-
03.  Staff is recommending the following change, for Pod G only, to bring them into compliance 
and become conforming lots: 
 

4. The single family detached residential component of the community shall include 
the following except for perimeter lots, which shall adhere to stipulation 5:   

   
a) Twelve feet side separation between structures. 
b) Fifteen feet front setback. 
c) Fifteen feet rear setback. 
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City of Holly Springs 
Planning and Zoning Meeting 

 April 14, 2016 
 
 
 

In attendance at the meeting were Commissioners, Mike Herman, Sharon Shelton, and Kelly Heeter. 
  
City staff members in attendance included Community Development Director Nancy Moon, City 
Manager Rob Logan, Attorney Laura Rollins, Administrative Assistant Nancy Wagner and Donna 
Sanders. 

 
The meeting was called to order by Mike Herman at approximately 6:04 pm. 

 
Roll call – Commissioner Bobby Murphy and John Wiegand were absent. 
 
Commissioner Sharon Shelton read the public hearing rules. 
 

 
BUSINESS/PUBLIC HEARING 
 
(1) MA-06-2016, applicant requests rezoning of 6.14+/- acres located on New Light Road, tax parcel 392, 

of tax plat 15N20, Holly Springs, GA from PDR, Planned Development Residential to PDR, Planned 
Development Residential for the purpose of amending the zoning stipulations. 
 

Community Development Director, Nancy Moon presented the Staff Analysis – Applicant is requesting an 
amendment to stipulations #2 and #15 of the zoning ordinance MA-06-03.  Applicant would like to reduce 
the open space from 1.2 acres to 1.02 acres and increase the number of units allowed from 14 to 17.  PDR 
requires a minimum of 15%.  Staff recommended approval of the request 
 
Applicant, Ryan MacDowell with Boulder Builders of GA, LLC, is requesting to amend the stipulations from 
6/16/2003, for items #2 & #15.  Number of units is requested to increase from 14 to 17.  Applicant is also 
requesting to decrease the open space from 1.2 acres to 1.02.   Applicant also requested that the 15% be 
applied to the stipulation rather than the acreage. 
 
Public Hearing Closed 
 
Commissioner Mike Herman made a motion to approve MA-06-2016 with the requested amendments.  
Also, Planning Commission is requesting that the PDR zoning category be reviewed and evaluated due to 
the acreage if the zoning category was appropriate.  An answer to this should be determined prior to 
being sent to council.  Commissioner Kelly Heeter seconded the motion.  The motion failed with a vote of  
2-1-0. 
 
(2) ORD-03-2016, proposed text amendment to the Holly Springs Zoning Ordinance, Article 9, Buffer 

Requirements 
 

Community Development Director, Nancy Moon presented the proposed text amendment to the Holly 
Springs Zoning Ordinance, Article 9, Buffer Requirements.  A change to the buffer ordinance was needed 
for development adjacent to the newly created AG zoning district.  The change is comparable to what 
county has in place.  Director presented new table to be added to Article 9, Buffer Requirements, Section 
9.2.  Changes were also made to category OP (Office/Professional) to change heading to OI for 
Office/Institutional. 
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Commissioner Mike Herman made the motion to approve the changes made to the buffer requirements 
with the changes to the table, with changes to the proposed buffer requirements as shown in the 
attached table.  Kelly Heeter seconded the motion.  The motion was approved 3-0-0. 

 
(3) Approve/Deny March 31, 2016 Meeting Minutes. Sharon Shelton made a motion to approve the 

minutes.  Kelly Heeter seconded the motion.  The motion was voted on 3-0-0. 
 
Community Development Director, Nancy Moon, announced there was one application and was expecting 
a few more on April 15, 2016. 
 
Commissioner Mike Herman made a motion to adjourn the meeting at 6:30pm.  The motion was 
seconded by  Commissioner Kelly Heeter.  The motion was approved 3-0-0. 
 
 
   

 
 
 
Meeting Adjourned 

 
Respectfully Submitted 

 
 

 
 
 
 

  

Approved and Adopted by the Planning and 
Zoning Commission 

 
 
 

_______________________________________ 
Chairman Mike Herman 

 
 

_____________________________ 
Date 
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