ﬂ Planning and Zoning Commission Public Hearing
@ Holly Springs Public Safety Building, Council Chambers
SPW 3235 Holly Springs Pkwy, Holly Springs, GA 30115
J{an Thursday, August 14, 2025 | 7:00 PM
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Chris Adams | Adrian Dekker - Chair | Mike Grayeski - Vice Chair | Eric Huminski | Andy Norris
AGENDA
I. CALLTO ORDER

Il. PUBLIC HEARING RULES
I1l.  OLD BUSINESS/PUBLIC HEARING
IV. NEW BUSINESS/PUBLIC HEARING

A.  V-02-2025, applicant, Wilson's Classic Homes, requests a variance from the
setback requirements of the Holly Springs Zoning Ordinance for property located
off of Alaina Road, Holly Springs, GA, tax parcel 101 of tax plat 15N20J.

B. ORD-5-2025, amendment to the Holly Springs Zoning Ordinance, Article 2:
Interpretations and Definitions to amend definitions and Article 5: District Uses and
Regulations to amend permitted uses and conditional uses.

C. July 10,2025 Planning and Zoning Public Hearing Meeting minutes.
D. July 24,2025 Planning and Zoning Public Hearing Meeting minutes.
V. REPORTS/COMMENTS
VI. ADJOURNMENT

Disclaimer: Documents included in this packet may be considered drafts and subject to change until approved by the
Governing Authority
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FROM: Nancy Moon, Community Development Director
MEETING DATE: August 14, 2025
AGENDA ITEM: V-02-2025, applicant, Wilson's Classic Homes, requests a variance from

the setback requirements of the Holly Springs Zoning Ordinance for property located off of
Alaina Road, Holly Springs, GA, tax parcel 101 of tax plat 15N20J.

EXECUTIVE SUMMARY:

The applicant, Wilson's Classic Homes, requests a variance from the setback requirements of
the Holly Springs Zoning Ordinance for property located off of Alaina Road, Holly Springs, GA,
tax parcel 101 of tax plat 15N20]. The property is currently zoned PDR, Planned
Development Residential and is located within the Sagebrooke Subdivision. The property
consists of 0.21 +/- acres. The property is an odd shape and the driveway location is
constrained by a catch basin at the present time. It is in the process of being converted to a
drop inlet to allow for more access. Below are the lot requirements per the Holly Springs
Zoning Ordinance, Article 7 and the approved site plan, as well as, the requested change:

Required | Requested | Percent
(Variance) | Variance

Minimum Yard Setback (ft.)

Street Side |20 17.2 (2.8) [14.0
(ft.)
Rear (ft.) |20 11.3 (8.7) |43.5

VARIANCE REQUIREMENTS

The Zoning Ordinance requires the Planning Commission to only issue a variance if the
conditions listed below exist:

1. That the special circumstances or conditions applying to the building,
structure or land in question are peculiar to such premises and do not apply
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generally to other buildings, structures, or land in the vicinity.

Each application is evaluated on its own merit and specific circumstances. The lot is shaped
oddly and is located on a curve. In addition, a catch basin creates additional issues for the
development of the lot. However, the catch basin is in the process of being converted to a
drop inlet.

2. That the granting of the application is necessary for the preservation and
enjoyment of a property right and not merely to serve as a convenience to the
applicant.

The house plans were adjusted but in order to fit the house at the angle shown on the
plans, a variance is needed.

3. Granting the variance requested will not confer upon the property of the
applicant any special privileges that are denied to other properties of the district
in which the applicant's property is located.

All properties located within the PDR zoning district are bound by the regulations of the Holly
Springs Zoning Ordinance and the stipulations approved at the time of rezoning of the
property. Each case is evaluated separately.

4. That the condition from which relief or a variance is sought did not result from
willful action by the applicant.

The variance Is being requested prior to construction of the house.

5. The variance requested is the minimum variance that will make possible the
legal use of the land, building or structure.

The variance requested is the minimum required to construct the building as shown on the
provided plans.

6. The variance is not a request to permit a use of land, buildings or structures
which is not permitted by right in the district involved.

The request does not pertain to the use of the property, only to the lot requirements and
does not result in a use that is not permitted.

7. That the authorizing of the variance will not impair an adequate supply of
light and air to adjacent property or unreasonably increase the congestion in
public streets, increase the danger of fire, imperil public safety, unreasonably
diminish or impair established property values within the surrounding area or in
any other respect impair the health, safety, comfort, morals or general welfare of
the inhabitants of the City.
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The rear of the lot, as well as the street side of the lot, adjoins open space owned by the
HOA. No negative impacts are anticipated from the variance request as proposed since no
variances are requested adjacent to another residential lot.

FISCAL IMPACT:
N/A

ATTACHMENTS:

1. Location Map
2.  Application
3. Lot Pictures

RECOMMENDATION:

The staff recommendation is approval of the variance request.

CONCURRENCES:
City Manager
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| A Property Location

V-02-2025
Location Map--Sagebrooke Subdivision
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VARIANCE/APPEAL/SPECIAL EXCEPTION

APPLICATION
City of Holly Springs, Georgia
V- _02-2025 SE- AP-

Hearing Date Date of Application_ Ot - O F - 2035
Applicant_\Wilegns Uassic Homes Owner Same

(If other than Applicant)
Address_ 4l 4 Lo 9 \agy ST Address

"\M.‘M’\ " (‘_S‘A

Zip Code_20:w )" Phone 4 0OH-343-0%5)  Zip Code Phone
Email A A Email
Sign Signature

* APPLICANT OR REPRESENTATIVE MUST ATTEND MEETING OR APPLICATION WILL NOT BE
CONSIDERED

Present Zoning District_PDE- Acreage_ O A

Land Lot(s)_35o District(s)__\5 Section(s) _A3™

Map Number_A\SNALT \o |\ Parcel Number 15~ 0 53(p ~003<%
Address/Location of Property D, Yoil nes A D1\

Chrmi Swidinsion .
escri ion/Type of Request (Variance, Appeal, Special Exception) \L\(\fm,cL

Justification/Reason for Requesi{(\;oﬁaase also respond to the attached conditions)_ T (o

7
7

Q/T wo (2) copies of the plat or drawing illustrating the appeals request; please provide a
pdf of the plat if available.

EI{W arranty Deed or similar conveyance;

dﬂocumentation verifying that ad valorem taxes are current;
Filing fee of $500.00, check payable to the City of Holly Springs. Check# ,ZQ3(P

Do Not Write Below Line

Boatd of Appeals Decision

Approved

Denied

Tabled
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Please respond to the following conditions:

Variance Procedures, Article 15.3-1

No variance shall be authorized unless the Planning Commission finds that all of the following
conditions exist:

L.

y

That the special circumstances or conditions applying to the building, structure or land in
question are peculiar to such premises and do not apply generally to other building,
structures or land in the vicinity.

()Y\\\»\ ASYaNL ol NaiangA 5;@/ Lot A (\(\J)\ NS LI, =
Agely ot s \ots.

That the granting of the application is necessary for the preservation and enjoyment of a
property right and not merely to serve as a convenience to the applicant.

¥

Granting the variance requested will not confer upon the property of the applicant any
special privileges that are denied to other properties of the district in which the applicant's
property is located.

NC/‘\ aNut 6§ O\r\JL,l .

That the condition from which relief or a variance is sought did not result from willful
action by the applicant.

The  Coaderion (\e;;d\-«ztg Sesn ‘deﬁ Structore WA
e W ol wta curreRt ol as 14 Socas Lot HA-

The variance requested is the minimum variance that will make possible the legal use of
the land, building or structure.

’\/4,) "

The variance is not a request to permit a use of land, buildings or structures which is not
permitted by right in the district involved.
\ e yananel W ol alloa Hae g ica A +o (\fc\}ﬂ)z/( |
e et gde bulding sttoughc Krom 20" 4o (7.3, as el
aS rf()\,ué ear SABaAL Srom 38 Ao W3,
That the authorizing of the variance will not impair an adequate supply of light and air to
adjacent property or unreasonably increase the congestion in public streets, increase the
danger of fire, imperil the public safety, unreasonably diminish or impair established

property values within the surrounding area or in any other respect impair the health,
safety, comfort, morals or general welfare of the inhabitants of the City.

U he yaianee. Wi\ A cavst cw\ o& st Conditions .
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—@— =IPS= CORNER SET WITH A 1/2° STEEL
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—O— PROPERTY CORNER

— £\~ UNMONUMENTED CORNER

CORNER TO BE SET WHEN
CONSTRUGTION PERMITS
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RR = STEEL REINFORCING ROD
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BA =BUILDINGLINE= ——— E— —
RW = RIGHT OF WAY
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WATER MAINS = =it} —— W —— W'
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NSAB = NAIL SET AT BASE

NFAB = NAIL FOUND AT BASE

D.B. = DEED

P.B. = PLAT BOOK
R/W MON. = CONCRETE RIGHT OF WAY MONUMENT

FLOOD STATEMENT

1HAVE THIS DATE EXAMINED THE FLOOD INSURANCE
RATE MAPS, Y PANEL NO:

EFFECTIVE DATE: JUNE 7, 2019

THE MAP GRAPHICALLY DEPICTS THE SUBJECT
PROPERTY TO LIE IN ZONE: X"

X" = AREAS DETERMINED TO BE OUTSIDE THE

7% ANNUAL CHANCE FLOODPLAIN

OPEN SPACE

\\

FORMS SURVEY FOR

WILSON CLASSIC HOMES, INC.

LOCATED IN LAND LOT 336, 15TH DISTRICT,
2ND SECTION, CHEROKEE COUNTY, GEORGIA
CITY OF HOLLY SPRINGS

BEING LOT 1, SAGEBROOKE,
AS RECORDED IN PLAT BOOK 119, PAGE 2319

101 ALAINA ROAD
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9293 SQ. FT.
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a" """ "]
30 0 30 80
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(770) 943-5903
E-MAIL: BEN@CRUSSELLE.COM

PROJ. NO. CH7358 FILE: CH7358 Lots14-17.0WG
FIELD SURVEY DATE: 06032025
PLAT DATE: 061092025 SCALE: 1°=30" J
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PoRATED

FROM: Nancy Moon, Community Development Director
MEETING DATE: August 14, 2025
AGENDA ITEM: ORD-5-2025, amendment to the Holly Springs Zoning Ordinance, Article

2: Interpretations and Definitions to amend definitions and Article 5: District Uses and
Regulations to amend permitted uses and conditional uses.

EXECUTIVE SUMMARY:

In 2023, the City added a definition for a CBD and/or Tobacco Specialty Store, as well as,
regulations regarding this type of commercial use. This was updated for clarification purposes
earlier this year to include Hemp and THC terminology. In addition, a restriction was placed
upon the sale of these products as ancillary uses. After further review, it was determined that
since the sale of THC and hemp-infused products were not permitted previously, no
establishments selling similar products had added these to their existing business licenses
and are now considered non-conforming if they are selling these products. The proposed
amendment seeks to allow these uses only as a conditional use providing a grace period to
sell all existing product and apply for a conditional use permit to continue to sell the product.

Staff proposes the following amendments to Article 2, Interpretations and Definition, Section
2.2: Definitions:

CBD, Hemp, THC and/or Tobacco Specialty Store: Any premises dedicated to the display,
sale, distribution, delivery, offering, furnishing, or marketing of cannabinoid (CBD), hemp,
tetrahydrocannabinol (THC) or tobacco products, including but not limited to CBD, hemp,
THC or tobacco paraphernalia, vape products, or any combination thereof. Products include
the following: pipes, punctured metal bowls, bongs, water bongs, electric pipes, e-cigarettes,
e-cigarette juice, buzz bombs, vaporizers, hookah, hemp-infused products, any devices for
holding burning material, any electronic smoking device, and any substances that may be
aerosolized or vaporized by such device. Lighters and matches shall be excluded from the
definition of CBD and tobacco paraphernalia. Any grocery store, supermarket, convenience
store or similar retail use that offers, as an ancillary use, conventional cigars, cigarettes,
tobacco, or CBD;-hemp,-orTHC retail products for sale shall not be defined as a "CBD, Hemp,
THC and/or Tobacco Specialty Store" and shall not be subject to the Conditional Use Permit
restrictions of Article 5, Section 5.4-11A CBD, Hemp, THC and/or Tobacco Specialty Store.
The ancillary use may occupy no more than 10% or 1,000 square feet, whichever is smaller,
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of the retail area of the establishment. Additional square footage beyond the authorized
amount must be approved through the Conditional Use Permit process. Any grocery store,
supermarket, convenience store or similar retail use that offers, as an ancillary use, hemp or
THC retail products for sale shall be required to apply for a conditional use permit to allow
the sale of these products.

Staff proposes the following changes with regards to the regulations for these types of
establishments to Section 5.4-11A CBD, Hemp, THC and/or Tobacco Specialty Store:

5.4-11A CBD, Hemp, THC and/or Tobacco Specialty Store. Retail stores defined under
Article 2: Interpretations and Definitions of the Holly Springs Zoning Ordinance as "CBD,
Hemp, THC and/or Tobacco Specialty Store," as well as any ancillary use for the sale of hemp
or THC products, must satisfy the following requirements prior to the acceptance of a
conditional use permit. Distances required for the issuance of a conditional use permit shall
be measured in lineal feet by the most direct route of travel on the ground as detailed below:

a.) Proposed premises of the retail CBD, Hemp, THC and/or Tobacco Specialty Store
establishment is greater than one thousand (1,000) feet from a religious institution, greater
than one thousand (1,000) feet from a day care center, greater than one thousand (1,000)
feet from a school, and greater than five thousand (5,000) feet from another retail CBD,
Hemp, THC and/or Tobacco Specialty Store with an approved business license by the City of
Holly Springs.

Distance from Religious Day Care School CBD, Hemp,
existing land Institution Center THC and/or
use in feet Tobacco

Specialty Store
CBD, Hemp, THC| greater than greater than greater than greater than
and/or Tobacco 1,000 ft. 1,000 ft. 1,000 ft. 5,000 ft.
Specialty Store

b.) Means of measurement are further defined below:

1.  Church: Measured from the front door of the proposed premises of a licensed retail
CBD, Hemp, THC and/or Tobacco Specialty Store to the front door of the church.

2. School Measured from the front door of the proposed premises of a licensed retail
CBD, Hemp, THC and/or Tobacco Specialty Store to the nearest property line of the real
property being used for school or educational purposes.

3. Day Care: Measured from the front door of the proposed premises of a licensed retail

CBD, Hemp, THC and/or Tobacco Specialty Store to the nearest property line of the real
property being used for day care services.
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4.  Existing retail CBD, Hemp, THC andyor Tobacco Specialty Store: Measured from the
front door of the proposed premises of a licensed retail CBD, Hemp, THC and/or Tobacco
Specialty Store to the front door of the existing retail CBD and/or Tobacco Specialty Store.

c.) A scale drawing from a registered surveyor identifying the location of the proposed
premises and the distance to the nearest religious institution, school, day care center, and
other business uses defined as a Retail CBD, Hemp, THC and/or Tobacco Specialty Store.
Distance shall be measured in lineal feet by the most direct route of travel on the ground
from premise to premise.

d.) City Council, in its sole discretion, may consider a variance to reduce distance
requirements using the standards set forth in Article 15: Variances, Appeals, and Special
Exceptions of the Holly Springs Zoning Ordinance, in addition to the information provided in
the application.

The proposed changes will be effective upon adoption of the ordinance. Businesses with
existing inventory of hemp or THC products may sell any hemp or THC products through
September 30, 2025. Any businesses without an approved conditional use permit for the sale
of hemp or THC must cease the sale of these products on October 1, 2025.

FISCAL IMPACT:
N/A

ATTACHMENTS:

None

RECOMMENDATION:

The staff recommendation is approval of the amendment.

CONCURRENCES:
City Manager
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City of Holly Springs
Planning and Zoning Commission Public Hearing Minutes
July 10, 2025

Commission Members Present: Chairman Adrian Dekker, Commission Member Eric Huminski,
Commission Member Andy Norris and Vice Chairman Mike Grayeski.

Commission Members Not Present: Commission Member Chris Adams.

Elected Officials Present: None.

Staff Present: Assistant City Manager and City Clerk Karen Norred, Community Development
Director Nancy Moon, Audrey Conley with the City Attorney's Office, Captain Casey Barton,
Officer Kendall Blanton, Officer Nicholas Hoskins and Community Development Coordinator
Tracey Chambers.

I. CALLTO ORDER
Chairman Dekker called the Planning and Zoning Commission Meeting to order.

Il. PUBLIC HEARING RULES
Commission Member Norris read the public hearing rules.

I1l. OLD BUSINESS/PUBLIC HEARING
None.

IV. NEW BUSINESS/PUBLIC HEARING

A.  MA-05-2025, applicant, EBC Pinecrest, LLC, requests rezoning of 5.45 +/- acres
located off of Pine Crest Road, Holly Springs, GA, tax parcels 019, 022 and 022A
of tax plat 15N14C, from GC, General Commercial, and R-20, Single Family
Residential, to TND, Traditional Neighborhood Development.

Attorney Parks Huff represented the applicant and addressed the Commission.
Mr. Huff said that with the retail, restaurants and the proximity to the interstate
and the new town center, the property was a good place for the 43 town homes
to be built. Mr. Huff said that the development, if approved, will start building in
the spring or summer of 2026.

Community Development Director Nancy Moon informed the Commission that
on the Future Development Map and the Comprehensive Plan this area is slated
for Neighborhood Center and Town Center character areas, which does include
residential. The staff recommendation is approval to rezone the property with
staff stipulations.

Vice Chairman Grayeski made a motion to approve with staff stipulations.

Chairman Dekker seconded the motion. Motion carried. Yes 4, No 0, Abstained
0.

B. June 12,2025 Planning and Zoning Public Hearing Meeting minutes.
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Commission Member Norris made a motion to approve. Vice Chairman Grayeski
seconded the motion. Motion carried. Yes 4, No 0, Abstained 0.

C. June 26, 2025 Planning and Zoning Work Session Meeting minutes.

Vice Chairman Grayeski made a motion to approve. Commission Member
Huminski seconded the motion. Motion carried. Yes 4, No 0, Abstained 0.

V. REPORTS/COMMENTS
Community Development Director Nancy Moon reminded the Commission that the
July 24, 2025, meeting was previously scheduled as a work session, but has been
changed to a public hearing.

VI. ADJOURNMENT
Commission Member Norris made a motion to adjourn the meeting. Vice Chairman
Grayeski seconded the motion. Motion carried. Yes 4, No 0, Abstained 0.

Respectfully submitted.

Adrian Dekker, Chairman
Attest:

Tracey Chambers
Community Development Coordinator
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City of Holly Springs
Planning and Zoning Commission Public Hearing Minutes
July 24, 2025

Commission Members Present: Chairman Adrian Dekker, Commission Member Chris Adams,
Commission Member Eric Huminski and Commission Member Andy Norris.

Commission Members Not Present: Vice Chairman Mike Grayeski.
Elected Officials Present: None.

Staff Present: City Manager Robert H. Logan, Community Development Director Nancy Moon,
Audrey Conley with the City Attorney's Office, Captain Jeff Lance, Sergeant Scott Staber,
Lieutenant Naveed Babar, Officer Eric Bastress and Community Development Coordinator
Tracey Chambers.

I. CALLTO ORDER
Chairman Dekker called the Planning and Zoning Meeting to order.

Il. PUBLIC HEARING RULES
Commission Member Eric Huminski read the public hearing rules.

I1l. OLD BUSINESS/PUBLIC HEARING
None.

IV. NEW BUSINESS/PUBLIC HEARING

A. A-01-2025, applicant, Garrard Development, Inc., requests annexation of 20.11
+/- acres located off of Lower Union Hill Road, Cherokee County, GA, tax parcel
158 of tax plat 15N26.

Community Director Nancy Moon said that the applicant requests to annex this
property into the City of Holly Springs to develop a mixed-use development
consisting of medical office, retail, and residential uses. The staff
recommendation is approval of the annexation request.

Commission Member Adams made a motion to approve. Chairman Dekker
seconded the motion. Motion carried. Yes 3, No 1, Abstained 0. Commission
Member Eric Huminski voted no. None abstained.

B. MA-03-2025, applicant, Garrard Development, Inc., requests rezoning of 20.11
+/- acres located off of Lower Union Hill Road, Holly Springs, GA, tax parcel 158
of tax plat 15N26, from NC, Neighborhood Commercial (County), and AG,
Agricultural (County), to TND, Traditional Neighborhood Development (City), and
MXD, Mixed Use (City).

Community Development Director Nancy Moon told the Commission that the
property is outside the growth boundary agreement with Cherokee County. Ms.
Moon explained the procedure that was previously laid out in the growth
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boundary agreement to address a proposed project that is submitted by a
property owner to the City for consideration on property located outside, but on
property abutting the growth boundary agreement and/or otherwise contiguous
to the municipal boundary. The City of Holly Springs has followed the procedure,
including the County's involvement, as the procedure calls for, and staff
recommends approval of the rezoning request with staff stipulations.

Parks Huff, representing the applicant, addressed the Commission. Mr. Huff
shared a presentation that showed the surrounding area of the development as
well as the exact location of the development site. Mr. Huff spoke about other
neighborhoods with attached homes within the area and the commercial
developments that the county has allowed there that produces the traffic in the
area currently. Mr. Huff said that the original plan of 92 town homes has been
revised to instead have the development consist of a mix of single-family
attached and detached homes with commercial space.

Cherokee County resident Scott Palmer of 161 Redford Lane had concerns
regarding the growth around the area and the density of the development. Mr.
Palmer suggested that the development be reduced by 24 units.

Cherokee County Community Development Agency Director Brantley Day
addressed the Commission, flanked on each side by the Cherokee County
Planning and Zoning Director Margaret Stallings and Cherokee County Planning
Division Manager Catherine Long. Mr. Day had concerns regarding the growth
boundary agreement between the City and the County. Mr. Day said that he had
a hand in drafting the growth boundary agreement, and he explained why there
is a process within the agreement to annex outside the growth boundary. Mr.
Day asked the Commission to recommend denial of this case to the City
Council.

Cherokee County resident Duane Wallace of 1140 Lacy Road had concerns
regarding the security check by the police officers when entering the meeting, as
well as having police officers in the Council Chambers. Mr. Wallace stated that
the Commission should show integrity and honor the growth boundary
agreement.

Commission Member Huminski made a motion to extend the public hearing by 5
minutes. Commission Member Norris seconded the motion. Motion carried. Yes
4, No 0, Abstained 0.

Cherokee County resident Al Clary had concerns regarding the density of the
development and the growth boundary agreement.

Cherokee County resident Taylor Chastain of 3011 Quarles Drive stated that she
thought it was inappropriate not to let everyone speak.

Cherokee County resident Cindy Eberhart of 184 Redford Lane had concerns
regarding the condition of the roadway and the traffic.
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VL.

Cherokee County resident Summer Owens of 1016 Lower Union Hill Road said
that she does not think the 92 townhomes are an appropriate transition for the
area.

Cherokee County resident Laura Dameron of 3156 E Cherokee Drive stated that
she has had a business adjacent to this property for over 20 years and her
concern is the traffic.

Commission Member Adams made a motion to extend the public hearing by 5
minutes. Commission Member Huminski seconded the motion. Motion carried.
Yes 4, No 0, Abstained 0.

Cherokee County resident Kaj Savenius of 930 Homer Road had concerns about
Holly Springs not abiding by the growth boundary agreement.

Cherokee County resident Cindy Jaffe of 510 Deerfield Trail confirmed that the
Commission had received the signed petition opposing the development in their
packet. Ms. Jaffee concerns were that the development would be a threat to the
small town character of the area and would set a dangerous precedent for
future development in the area. Ms. Jaffee asked that the development be
denied.

Cherokee County resident Larry Sparkman of 736 Still Branch Drive opposes
having a townhome development in the area.

Parks Huff addressed the concerns, stating that the City of Holly Springs is
following the growth boundary agreement and the implications that the City is
doing something wrong is totally inaccurate. Mr. Huff also pointed out that the
County does not have a zoning code for a mixed-use development with an
environment like this project has.

Chairman Dekker made a motion to approve with staff stipulations and add the
stipulations that there be no drive-thru windows on any of the buildings and that
a revised site plan will be presented to the City Council prior to the City Council
meeting. Commission Member Adams seconded the motion. Motion carried.
Yes 3, No 1, Abstained 0. Commission Member Eric Huminski voted no. None
abstained.

REPORTS/COMMENTS
None.

ADJOURNMENT
Commission Member Adams made a motion to adjourn the meeting. Commission
Member Norris seconded the motion. Motion carried. Yes 4, No 0, Abstained 0.
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Respectfully submitted.

Adrian Dekker, Chairman
Attest:

Tracey Chambers
Community Development Coordinator
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