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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. DW-01-2025, applicant, Idletown Development Inc., requests a design waiver from
the requirements of the Holly Springs Development Regulations, Section 4.0
Residential and Non-Residential Development Standards, 4.22 Mailbox Kiosk, C.
Design Standards, for property located off of Palm Street, Holly Springs, GA, tax
parcels 094 and 095 of tax plat 15N15 and tax parcel 082A of tax plat T5N15A.

B. August 14, 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: September 11, 2025

AGENDA ITEM: DW-01-2025, applicant, Idletown Development Inc., requests a design
waiver from the requirements of the Holly Springs Development Regulations, Section 4.0
Residential and Non-Residential Development Standards, 4.22 Mailbox Kiosk, C. Design
Standards, for property located off of Palm Street, Holly Springs, GA, tax parcels 094 and 095
of tax plat 15N15 and tax parcel 082A of tax plat 15N15A.

EXECUTIVE SUMMARY:

The applicant, Idletown Development Inc., requests a design waiver from the requirements
of the Holly Springs Development Regulations, Section 4.0 Residential and Non-Residential
Development Standards, 4.22 Mailbox Kiosk, C. Design Standards, for property located off of
Palm Street, Holly Springs, GA, tax parcels 094 and 095 of tax plat 15N15 and tax parcel
082A of tax plat 15N15A.

This property is located within the Idletown Subdivision. The original design that was
submitted consisted of just the metal structure for the cover for the mailbox kiosk. After
being informed that it did not meet the design standards, the applicant chose to construct
the structure as shown in the attached picture, without full approval, stating that it could be
made compatible by adding the brick border/wall on three sides. The architectural review
committee determined that it was not in compliance with ordinance requirements. The
applicant is requesting to vary the design of the mailbox kiosk structure. Per Section 4.0
Residential and Non-Residential Development Standards, 4.22 Mailbox Kiosk, C. Design
Standards:

1. Mailbox kiosks shall be compatible with other streetscape elements and be
architecturally enhanced with building materials and details typical of the
architectural style of the neighborhood/development.

Analysis
In considering a waiver request, the Planning & Zoning Commission shall make any decision

based on the following physical considerations:
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a. the waiver is reasonable in light of the project’s size, location, layout, topography, or other
geographic feature;

The request is reasonable; however, it would not be consistent with the design of the homes.

Stipulation 7 of the rezoning ordinance specific to this property, MA-07-2020, states.
The architectural style, composition and design of the homes shall be constructed with
high quality, blended building materials and the exterior facade shall consist of brick,
stone, stacked stone, cedar shake type and/or Hardi- plank and combinations thereof, one
of which must be brick or stone, and follow the design guidelines as outlined in the Holly
Springs Zoning Ordinance, Article 19, Design Guidelines for Model Zoning Districts. No
vinyl materials shall be used on the exterior of the homes.

Topography and other geographic features are not relevant to this request.

b. the waiver will not result in any adverse impact on other properties in the applicable model
zoning district;

This property is located in the East Residential Model Zoning District. As such, it carries very

similar requirements regarding architecture as noted above. Per Article 19, Design Guidleines

for Model Zoning Districts, 19.10-3 Architectural Design, B. Materials (a) Quality &

Consistency, the following is noted:
All facades should receive high-quality and properly installed materials, finishes and
detailing. Construction material, finishes and detailing should incorporate glass and brick,
stone, architectural block, stucco, and wood, with combining these finishes both allowed
and encouraged. The use of vinyl and masonite should be limited and pre-approved by the
Building Department. Information on the type of material must be included with the site
plan at time of plan review. Material Changes. To retain a sense of solidity, the consistent
use of materials on all elevations is encouraged.

The current design of the kiosk does not conform to the required design of the residential

structures.

c. the waiver will not result in any adverse impact on the City’s application of the design
guidelines to other properties in the applicable model-zoning district.

Since the adoption of the Mailbox Kiosk Ordinance, the City has required all structures to be
consistent with the residential structures. Although there is a brick border/wall around three
sides of the area, the structure consists of exposed metal posts with an inverted metal roof.
This would set a precedent for allowing the metal structures to be installed.

The applicant has also responded to the above considerations—see attached application.

FISCAL IMPACT:
N/A

ATTACHMENTS:
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1.  Location Map
2.  Application

RECOMMENDATION:

The staff recommendation is denial of the Design Waiver.

CONCURRENCES:

City Manager
Architectural Review Committee
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DAVID PEARSON COMMUNITIES, INC.
2000 First Drive, Suite 400
Marietta, GA 30062
(770) 770-321-5032

Narcy Maorn, aice
Community Development Director
City of Holly Springs
(770)345-5536
nmoon(@hollyspringsga.us

Re: Idletown — Holly Springs Zoning Case MA-07-2020

Nancy,

Please allow this document to serve as an official request to The City of Holly Springs. We
respectfully request we be allowed to present additional information to the appropriate Council that would
allow for the updating of the previously presented Architectural Standards for the referenced project.

We would like to be scheduled for the next available opportunity to present this information.

Thank You,

Doug Patten, CPESC/CESSWI
Director of Land Development

David Pearson Communities, Inc.
2000 First Drive, Ste. 400

Marietta, Ga. 30062
doug@davidpearsoncommunities.com
Ofc. 770-321-5032 Cell 770-294-1974
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DESIGN WAIVER APPLICATION

Application DW- 01-2025

Hearing Date Date of Application_ &-< - 26
Applicant  ;pcpyrown Dev. (N Owner ZPLETow N DEV. INE -
(If other than Applicant)
Address 2200 £iR4T PR - <TE 4 Address_222¢ c/pps7 pR, SrEA4cc
Méttﬂ,,_ﬂ— 212977 . &

Zip Code 3206 T Phone 270 - 294-/9742ip Code_3o0te 2 Phone_772— 294~ 1774—

Email; vV (. Dgv/ D Pegl seN CommumrigsEmail, DoV (0 _DAav O PEgRsoN Commuownr£S

O . Cem
Signature Q’/\[% Signature Q &{:

Address/Locationngroperty 1221 +[FGCD LFirn] ST .
Tax Map/Parcel /S//S, /o607 SA — O9L -0G5 -OFZA

Description of Design Waiver Requested
ﬂ/pff 20004t K o25K L /4S5 Consd)Ruvers > N S/TE |

LI NP5K LERRS 78 3 BV /35 )13 77574 LA
[BULT " [OESN ‘T )DEEr" Q2 tt. [PES/arA CF O S/Ng E£XYPELYED .

Justification/Reason for Request _y24 3 72¥<S/eA) /5 SFPEL A/ LROVEN

. NG E N TENANEE (PR DTFE
FOHN'S — WE [5E 17 (A 1l Pl PELELEOPIALEVrS
)7 13 4 piplees] FRremitovst MEY PES/ GV v/ y7Ff TIFE
SPECI 11> MAYTEL2 1 = 45 BLVPPOVED By FIPA )l

rxxx Attach additional sheets as needed**** ¥ x#ikkikirkk

The following information must be attached to completed application:

__ v Warranty Deed
__ Tax Documentation
« _ Survey Plat by Registered Surveyor

_|_// Site Development Plan by Registered Surveyor
Completed Attachment A

Do Not Write Below Line

Planning Commission Decision

Approved Denied Stipulations
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Attachment A

In considering a waiver request, the Planning and Zoning Commission shall make
any decision for approval based on specific criteria as listed below. Please
respond to each with regards to the request for a waiver.

1) The waiver is reasonable in light of the project’s size, location, layout,
topography, or other geographic feature.

TIHE MNIOS/R )5 INTELUCR. CF riS> PRl usrE &SITEL

LommipsiryY B> EOcrss ot Zov/ s [ZLAM.

2) The waiver will not result in any adverse impact on other properties in the
applicable model zoning district.

NO. = 1T CANMNCT BE SEEN FRom ANY ZF 7HE
SBurrovepING PROIPERIIES DrE 72 Loeqr7oA)

JATEERLo L. DEVE 2P/ ENY Av D S/GNIFIcA T
FENSES , CANDSCAPING AMND ALefSS [5 ATED .

3) The waiver will not result in any adverse impact on the City’s application of
the design guidelines to other properties.

/T SICEDN' 7T Qs Srnrep JRAS /5 A
PRIVATE GaTER Cemmuon Ty = VERY S[)F/c
IV Lo AYTON ANT> DEZ/
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MA-07-2020

REZONING ORDINANCE

An ordinance to approve an application for rezoning in the City of Holly Springs, Georgia,
concerning 15.72+/- acres, identified as tax parcels 094 and 095 of tax plat I5SN15 and tax parcel
082A of tax plat 15N15A, Land Lots 592, 593, and 633 of the 15" District of Cherokee County,
from LI, Light Industrial and R-20, Single Family Residential to TND, Traditional
Neighborhood Development; and

WHEREAS, an application was propetly submitted to the City of Holly Springs Planning and
Zoning Commission by Manor Restorations, LLC, requesting rezoning in the City of Holly
Springs, Georgia, concerning 15.72+/- acres, identified as tax parcels 094 and 095 of tax plat
15N15 and tax parcel 082A of tax plat 1SN15A, Land Lots 592, 593, and 633 of the 15" District
of Cherokee County, from LI, Light Industrial and R-20, Single Family Residential to TND,
Traditional Neighborhood Development; and

WHEREAS, after balancing the interest of the community in promoting public health, safety,
morality, or general welfate against the right of the property owner to unrestricted use of the

property,
The Council of the City of Holly Springs hereby ordains that:

Section 1

The application for rezoning in the City of Holly Springs, concerning 15.72+/- acres, identified
as tax parcels 094 and 095 of tax plat 15N15 and tax parcel 082A of tax plat 15N15A, Land Lots
592, 593, and 633 of the 15% District of Cherokee County, is hereby rezoned from LI, Light
Industrial and R-20, Single Family Residential to TND, Traditional Neighborhood Development;
and

Section 2
The approval of this application has the following stipulations attached:

1. A master association shall be formed which shall include all component parts of the
project. The master association shall be responsible for the oversight, upkeep, and
maintenance of the entrance areas, signage, private infrastructure, detention area, mail
kiosk, amenity areas, common areas, open space areas, other common recreational areas,
and all landscaping and plantings contained within the community.

2. The master association to be formed hereunder shall have architectural design regulations
which shall control and coordinate all principal and accessory buildings within the
project, as well as items such as project entrance signage, signage for individual units,
sighage within amenity areas, private infrastructure including detention, common areas,
mail kiosk, landscaping, open space areas, other common recreational areas and the like
to protect and maintain the quality and integrity of the development. The yard areas
around each unit shall be fully sodded/landscaped and maintained by the mandatory
homeowner’s association.

3, All restrictive covenants and association documents shall be submitted for review by the
Community Development Director prior to final plat approval. Covenants shall contain

Page 1 of 4
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10.

11.

12.

13.

14.

15.

MA-07-2020

rules and regulations applicable to the proposed residential community, including
notification/acknowledgement of adjacent, existing Light Industrial property and use.

Development shall comply substantially with the conceptual plan as submitted and
entitled, “REZONING CONCEPTUAL PLAN FOR IDLE TOWNE”, dated 11-2-2020
with revision date of 10-18-21.

All units within the proposed community shall be "for sale” units. The Declaration of
Restrictive Covenants shall restrict the number of units which can be leased at any one
time to no more than ten percent.

Density shall be limited to a maximum density of 4.0 units per acre, or a maximum of 63
fee simple single-family residential detached dwelling units.

The architectural style, composition and design of the homes shall be constructed with
high quality, blended building materials and the exterior facade shall consist of brick,
stone, stacked stone, cedar shake type and/or Hardi-plank and combinations thereof, one
of which must be brick or stone, and follow the design guidelines as outlined in the Holly
Springs Zoning Ordinance, Article 19, Design Guidelines for Model Zoning Districts. No
vinyl materials shall be used on the exterior of the town homes. The minimum heated
floor area shall be 1,700 square feet.

Gutters shall blend with the architectural style of the buildings, consistent with the master
covenants as established by the master association.

The garage door shall be setback a minimum of 20 feet from the back of the sidewalk.

Signage at the entrance point shall be ground based, monument style, in compliance with
Article 10, Signs and Outdoor Advertising and shall complement the high quality,
architectural vision and style of the proposed homes. The entrance areas shall be
professionally designed, landscaped, and maintained.

Lighting shall be environmentally sensitive, with developer making every effort to ensure
that lighting is as unobtrusive as possible, utilizing fully-shielded LED lamps in
compliance with the International Dark Sky Association, or equivalent organization.

Owner/developer shall coordinate with the Community Development Director and the
City Arborist regarding open space, recreation areas, and landscaping. The development
shall provide a minimum of 20 percent of the site as open space/recreational use and will
provide a community amenity area to include pool, clubhouse, fire pit and community
garden.

Resident and guest parking provisions shall be provided per City Code to eliminate the
potential for on street parking within the community.

Entrance design and improvements to Palm Street shall be provided as per determination
and recommendation of the City Engineer. There shall be no public access to Palm Lake
Drive. However, an emergency vehicle access shall be provided on Palm Lake Drive
equipped with a gate and “Knox Box”.

Development shall contain private streets, twenty-four (24) feet in width, from back-of-
curb to back-of-curb and shall be gated. Internal sidewalks within the development shall
be installed as noted on the conceptual plan as submitted and entitled, “REZONING

Page 2 of 4
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16.
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19.
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22.

23.

24.

25.

MA-07-2020

CONCEPTUAL PLAN FOR IDLE TOWNE”, dated 11-2-2020 with revision date of 10-
18-21; however, sidewalks shall not be required in any areas in which the sidewalk
conflicts with any guest parking requirements.

Sidewalks, decorative street lamps, and curb and gutter, shall be installed along the road
frontage of Palm Street, as applicable, and shall conform to the design of the Holly
Springs LCI Project 0008961, Pedestrian Improvements, as well as, the requirements of
the Holly Springs Parkway District, as stated in Article 19, Design Guidelines for Model
Zoning District.

All construction and employee vehicles and equipment will be parked, and otherwise
located, on the property during development of infrastructure and construction of
residences and shall not be parked on or along Palm Street or Palm Lake Drive. There
will be no stacking of vehicles along any roadway waiting for entry onto the property.

Development and construction hours for the proposed project shall comply with City of
Holly Springs Noise Ordinance provisions including no work on Sundays.

To the extent blasting is required on the Site, any blasting will be performed only on
Monday-Friday between the hours of 9:00 a.m. and 3:00 p.m. and a 24-hour notice must
be given in writing to any occupied residence within 1000 feet of the Site.

All setbacks, landscape and buffer areas may be penetrated for purposes of access,
utilities and stormwater management; including, but not limited to, drainage and
detention facilities and any and all slopes or other required engineering features of the
foregoing. Any disturbed areas, including areas shown as perimeter setbacks on the
conceptual zoning plan, shall be restored with comparable plantings as allowed by the
City of Holly Springs or any utility provider. Developer, along with the City Arborist’s
approval, shall ensure that the screening in the buffer area is adequate to provide
appropriate screening in compliance with Article 9, Buffer Requirements of the Holly
Springs Zoning Ordinance. Encroachment into any stream buffer shall follow the
procedures of the City of Holly Springs Stream Buffer Ordinance and the City of Holly
Springs Zoning Ordinance.

The development shall provide a minimum of 20 percent of the site as open
space/recreational use and will provide a community amenity area to include pool,
clubhouse, fire pit and community garden,

Developer shall explore the option of directing the stormwater overflow to the new
existing drainage system on Palm Street, subject to all local, state, and federal laws with
the approval of the City Engineer.

All wutilities servicing the residences within the proposed community shall be located
underground.

As requested by the Cherokee County School District, the developer shall provide a
School Mitigation Fee of $471 per unit constructed and such fee shall be paid prior to the
issuance of each building permit.

A privacy fence, 6-8 feet in height, shall be installed along the common property line
between the development and parcel 15N15A 114.

Page 3 of 4
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MA-07-2020

Section 3
This ordinance shall become effective October 18, 2021, upon approval by Mayor and City
Council. '

Section 4

The Community Development Director of the City of Holly Springs, Georgia, is hereby
instructed to make any and all appropriate changes to the Official Zoning Map of Holly Springs,
necessitated by the action described in Section 1 above; however, said changes to the Official
Zoning Map of Holly Springs are effective concurrent with the effective date identified in
Section 3 above, whether or not they have been physically made and represented.

All ordinances and parts of ordinances in conflict with this ordinance are hereby repealed.

Adopted the 18" day of October, 2021, by the Maybr and City Council of the City of Holly
Springs, Georgia. )

CITY OF HOLLY SPRINGS

Y4

Steven W. Miller, Mayor

Attest:

K S

Karen Norred, City Clerk
(Seal)
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City of Holly Springs
Planning and Zoning Commission Public Hearing Minutes
August 14, 2025

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

Commission Members Not Present: None.
Elected Officials Present: None.

Staff Present. Community Development Director Nancy Moon, Laura Rollins with the City
Attorney's Office, Captain Casey Barton, Community Development Coordinator Tracey
Chambers.

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

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

I1l. OLD BUSINESS/PUBLIC HEARING
None.

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.

Community Development Director Nancy Moon addressed the Commission and
said that the lot is in the Sagebrooke Subdivision. Ms. Moon stated that the lot is
an odd shaped lot and the driveway location is constrained by a catch basin that
is to be converted to a drop inlet. Ms. Moon said that the variance is requested
to fit the house on the lot by allowing a street side setback of 17.2" instead of
the required 20', and a rear setback of 11.3" instead of the required 20'. Ms.
Moon said that the house backs up to green space, so no other homes will be
impacted.

The applicant did not speak.

Chairman Dekker made a motion to approve. Vice Chairman Grayeski seconded
the motion. Motion carried. Yes 5, No 0, Abstained 0.

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.
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Community Development Director Nancy Moon told the Commission that the
City Council requested that more restrictions be made to the ordinance. Ms.
Moon said that the revision to the ordinance would treat all shops and stores
that sell hemp and THC products the same, whether the establishment is a
smoke/vape store, or a store that has the products as ancillary items. Ms. Moon
added that upon the City Council's approval, any store that wanted to sell hemp
and THC products would have to file for a conditional use permit; however,
stores that have existing inventory will have until the end of September to sell
them.

Commission Member Adams made a motion to approve. Vice Chairman
Grayeski seconded the motion. Motion carried. Yes 5, No 0, Abstained O.

C. July 10,2025 Planning and Zoning Public Hearing Meeting minutes.

Commission Member Norris made a motion to approve the minutes. Vice
Chairman Grayeski seconded the motion. Motion carried. Yes 5, No 0,
Abstained 0.

D. July 24, 2025 Planning and Zoning Public Hearing Meeting minutes.

Chairman Dekker made a motion to approve the minutes. Commission Member
Adams seconded the motion. Motion carried. Yes 5, No 0, Abstained 0.

V. REPORTS/COMMENTS
No reports or comments were given.

VI. ADJOURNMENT
Chairman Dekker made a motion to adjourn the meeting. Commission Member
Adams seconded the motion. Motion carried. Yes 5, No 0, Abstained 0.

Respectfully submitted.

Adrian Dekker, Chairman
Attest:

Tracey Chambers
Community Development Coordinator
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