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City of Holly Springs

Date: Monday, August 3, 2020

Location: 3235 Holly Springs Parkway

City Council Work Session
Agenda

7:00 p.m., Council Chambers

CALL TO ORDER

PLEDGE OF ALLEGIANCE

Veterans of U.S. military services may proudly salute the flag while not in uniform

based on a change in the governing law on 25 July 2007.”

INVOCATION

9 SPECIAL PRESENTATION

x 10 Years of Service Recognition – Denise Lamazares
x Chief’s Commendation - Officer Patrick Davis
x Chief’s Commendation - Corporal Kyle Bunch
x Swearing-In Ceremony for K-9 Officer Wolf

9 PUBLIC COMMENT

9, NEW BUSINESS

Discuss MA-05-2020, rezoning of 18.6 +/- located on Hickory Flat Highway,
Holly Springs, GA tax parcels 102 and 103 of tax plat 15N26, from AG,
Agricultural / R-40, Single Family Residential Estate, to TND Traditional
Neighborhood Development /* C,* HQHUDO Commercial
Presented By: Nancy Moon, Community Development Director

Discuss Chapter 6 – Alcoholic Beverages, Article II – Licenses, Section 6-36,
Location of Businesses – Districts Where Permitted, of the Code of the City of
Holly Springs, Georgia
Presented By: Karen Norred, City Clerk/HR Director
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C. Discus a proposal to update the City of Holly Springs Personnel Manual
Presented By: Karen Norred, City Clerk/HR Director

D. Discuss the Coronavirus Relief Fund (CRF) Grant established by the Coronavirus
Aid, Relief, and Economic Security Act (CARES)  
Presented By: Robert H. Logan, City Manager

VII. REPORTS

VIII. ADJOURNMENT

City Council Special Called Meeting
Agenda

Immediately following the Work Session

I. CALL TO ORDER

II. NEW BUSINESS

1. Approve/deny a grant agreement between the State of Georgia and the City of
Holly Springs for distribution of the Coronavirus Relief Fund ( CRF) Grant
established by the Coronavirus Aid, Relief, and Economic Security Act (CARES
Act) and authorize and ratify the Mayor’ s execution of the agreement

III. ADJOURNMENT

EXECUTIVE SESSION IMMEDIATELY FOLLOWING
x Personnel



COUNCIL AGENDA REPORT

FROM: Nancy Moon

CC: City Clerk
Public Information

SUBJECT: MA-05-2020, applicant requests rezoning of 18.1 +/- located on Hickory Flat Highway, Holly Springs, 
GA tax parcels 102 and 103 of tax plat 15N26, from AG, Agricultural / R-40, Single Family
Residential Estate, to TND Traditional Neighborhood Development / GC, General Commercial.

DATE: July 30, 2020 COUNCIL MEETING DATE: August 3, 2020

RECOMMENDATION

Applicant, Stanley Martin, LLC, has requested rezoning of 18.1 +/- acres located on Hickory Flat
Highway, tax parcels 102 and 103 of tax plat 15N26, from AG, Agricultural and R-40, Single
Family Residential to TND, Traditional Neighborhood Development and GC, General Commercial.

The applicant proposes a residential development south of the creek, 12.9 acres, consisting of
approximately 41 single-family residential detached units with a proposed density of 3.18 units per
acre.  A conceptual site plan has been provided showing the proposed development. Proposed
facades consist of brick, stone, cementitious board siding (Hardi-plank) with the minimum heated
space planned for 2,000 square feet. The proposed start date is within the next 9 months with the
project taking approximately 2 years to complete. The remainder of the property, consisting of 5.2
acres adjacent to Hickory Flat Highway, has been requested to be rezoned to GC, General
Commercial.  No specific development has been planned for this property at this time. 

A. Existing Land Use and Zoning Classification of Nearby Property

ADJACENT ZONING ADJACENT DEVELOPMENT

NORTH: PDR
AG ( County)

NORTH Crestbrooke Subdivision
SFR

SOUTH: R-40 (County) SOUTH: Hickory Plantation Subdivision

EAST: R-40 (County) EAST: Hickory Plantation Subdivision

WEST: R-40
PDR
GC (County) 

WEST: SFR
Edgewater Subdivision
Hickory Flat Hwy Automotive
Mega Marble



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, including
developments with comparable density (Crestbrooke, Edgewater, Idylwilde)
commercial and industrial uses.   The proposed development consisting of single-family
residential would be compatible with the variety of uses in the surrounding area.

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

The development of this property should not cause a substantial adverse effect on
adjacent or nearby properties with regards to existing uses or usability.  Surrounding
development is mixed with commercial and residential uses.

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 and R-40 zoning 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?

Some additional traffic and use of utilities will be generated by this project, but with
only 41 residential units, the impact will not be significant. The proposed entrance will
be subject to approval of the Georgia Department of Transportation.

The Cherokee County School District (CCSD) has estimated that approximately 30
students could impact the school system requiring 2 additional classrooms at the cost of
40,534, or $989 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. East Cherokee Drive at the intersections of Hickory
Road and State Route 140 is also designated as “ Parkway Corridor.” The Parkway
Corridor is intended to provide primarily a commercial service function, i.e. retail sales,
services, and offices, while maintaining quality development standards and sensitive
transition to the Holly Springs Town Center. It also includes a high density multi-
family residential component.

Application: Existing and new commercial and high density multifamily residential



Primary Future Land Uses: office, retail, service, high density multi-family residential

Zoning Districts: HDMFR, PD-C, NC, GC, OI, GV

Although only the GC portion of this request is consistent with the intent of the
Parkway Corridor district, the remaining residential portion of the project is more
dense than that of the adjacent development, Hickory Plantation, and will provide a
transition to the commercial development.

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?

The proposed development, consisting of single-family residential use, 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. (8.1, #4)

b) 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. (8.1, #8)

c) 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 harmonious quality of development within respective character
areas. (8.1, #11)

d) Environmentally Sensitive Areas. Encourage development to use environmentally
sensitive areas as buffers between differing land uses where appropriate. (8.1, #15)

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?

This project will provide both residential and commercial development in an area that
has great potential for future development.

C. Summary

The proposed use should provide additional housing options as employment opportunities within
Cherokee County increase, as well as, provide a transition between a less dense development and
the commercial developments.



D. Public Information Meeting

A public information meeting was conducted on June 22, 2020.  The report is included within the
packet.   

E. Planning Commission Recommendation

Planning Commission conducted a public hearing on July 9, 2020.  A number of area residents
voiced their concerns over the development.  Issues stated included concern over the location of
the accel/decel lanes for the commercial entrance, the exclusion of liquor stores, storage units
and outdoor storage, consistent buffers, sidewalks, noise, landscaping/fencing adjacent to
existing residential areas, increased traffic, speed limit on Highway 140, environmentally
sensitive lighting, and the existing mature trees located in the buffer.  In addition, a request was
made to rezone the property to NC, Neighborhood Commercial rather than GC, General
Commercial.  Staff originally recommended approval of both segments of the application, TND
and GC, with stipulations including the exclusion of more than 20 uses.   Planning Commission
recommended APPROVAL (4-0) to approve rezoning the residential portion of the property to
TND, Traditional Neighborhood Development, with staff stipulations with the addition of a
stipulation for an eight-foot fence to be installed along the southern and eastern property lines of
the abutting properties.  Also included with the motion was APPROVAL to rezone the
commercial portion of the property to NC, Neighborhood Commercial. The applicant has
agreed to the zoning for the commercial portion being changed to NC.  With the change to NC, a
large number of the uses that were identified within the GC district to be prohibited are not
permitted within NC.

F. Staff Recommendation

Staff recommends APPROVAL of both requests as follows: 

Rezone 12.9+/- acres, to TND, Traditional Neighborhood Development with the following
stipulations:

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, amenity areas, common areas, open space areas, other common recreational
areas and the like 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 within amenity areas, common areas,
open space areas, other common recreational areas and the like to protect and maintain the
quality and integrity of the development.

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

4. Density shall be limited to a maximum density of 3.18 units per acre, or a maximum of 41
fee simple single-family residential detached dwelling units.

5. Setbacks for individual lots shall be as follows:

Front—15 feet
Side—5 feet



Street Side—10 feet
Rear—15 feet

6. Lot design shall ensure that the distance from the back of sidewalk to the garage door shall
be a minimum of 20 feet.

7. Signage at the entrance point shall be ground based, monument style and in compliance with
Article 10, Signs and Outdoor Advertising. The entrance areas shall be professionally
designed, landscaped and maintained. All project signage will be consistent with the
architectural design regulations established for the principal and accessory buildings within
the project as established by the master association.

8. The architectural style shall be of craftsman type and the exterior facade shall consist of
brick, stone, stacked stone, cedar shake type and/or Hardi-plank and combinations thereof
and follow the design guidelines as outlined in the Holly Springs Zoning Ordinance, Article
19, Design Guidelines for Model Zoning Districts.

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

10. 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.

11. Owner/developer shall coordinate with the Community Development Director and the City
Arborist regarding open space, recreation areas, and landscaping.  A 2-foot beauty strip shall
be permitted between the curb and the sidewalk.

12. An eight-foot (8’) privacy fence shall be installed along the southern and eastern common
property lines of this development, specifically adjacent to the following parcels:

15N26 059
15N26 060
15N26 061
15N26 063
15N26 064
15N26 069
15N26 070
15N26 132A

13. All improvements to Hickory Flat Highway (State Route 140) shall be provided as per
determination and recommendation of the Georgia Department of Transportation (GDOT)
and the City Engineer.

14. Sidewalks, decorative street lamps, and curb and gutter, shall be installed along the road
frontage of Hickory Flat Highway, as applicable and approved by the Georgia Department of
Transportation (GDOT), and shall conform to the design of the Holly Springs LCI Project
0008961, Pedestrian Improvements, as well as, the requirements of the West Residential
District, as stated in Article 19, Design Guidelines for Model Zoning District.

15. Interior streets shall have a minimum-right-of-way of 45 feet.

16. As requested by the Cherokee County School District, the developer shall provide a School
Mitigation Fee of $989 per unit constructed and such fee shall be paid prior to the issuance of
each building permit.



Rezone 5.2+/- acres, to NC, Neighborhood Commercial with the following stipulations:

1. 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.

2. Owner/Developer shall coordinate with the Community Development Director and the City
Arborist regarding landscaping.

3. All improvements to Hickory Flat Highway (State Route 140) shall be provided as per
determination and recommendation of the Georgia Department of Transportation (GDOT)
and the City Engineer.

4. Sidewalks, decorative street lamps, and curb and gutter, shall be installed along the road
frontage of Hickory Flat Highway, as applicable and approved by the Georgia Department of
Transportation (GDOT), and shall conform to the design of the Holly Springs LCI Project
0008961, Pedestrian Improvements, as well as, the requirements of the West Residential
District, as stated in Article 19, Design Guidelines for Model Zoning District.

5. All future development shall follow the design guidelines as outlined in the Holly Springs
Zoning Ordinance, Article 19, Design Guidelines for Model Zoning Districts, Hickory Road
District as well as, the Holly Springs Development Regulations and the Holly Springs Zoning
Ordinance.

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

a. Cellular phone towers
b. Hotel and Extended Stay Facilities
c. Outdoor Amusement Enterprises
d. Recreation Park

CONCURRENCES

Planning Commission

FISCAL IMPACT

N/A

ALTERNATIVES

Denial

ATTACHMENTS

Application
Location Map
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SAMS, LARKIN & HUFF
A LIMITED LIABILITY PARTNERSHIP

SUITE 100

376 POWDER SPRINGS STREET

MARIETTA, GEORGIA 30064- 3448

GARVIS L. SAMS, JR

JOEL L. LARKIN

PARKS F. HUFF

ADAM J. ROZEN

77

TELEPHONE

770.4

FACSIMILE

July 8, 2020

VIA EMAIL

Ms. Nancy Moon
Community Development Director
City of Holly Springs
3237 Holly Springs Parkway
P.O. Box 990
Holly Springs, GA 30115

Re: Application of Stanley Martin Homes for Rezoning for ± 18.1 acres of real
property located in Tax Map 15N26 102 & 103, Land Lots 254 & 255, 15th
District, 2nd Section; Cherokee County, Georgia. 

Dear Ms. Moon: 

On June 23, 2020, I conducted a public participation meeting in compliance with the
requirements of Holly Springs at the Hickory Flat Fire Station.  Prior to this meeting, I reached
out to the directly adjoining neighbors and met with the two closest neighbors that live on Tara
Branch Walk on their back porch to understand their concerns.  This meeting led to an invitation
for all the neighbors that live in the adjacent subdivision to meet with the applicant at a meeting
prior to the official public participation meeting at the fire station.  The sign in sheets and
comment cards for both meetings have been previously sent to the city.   

The neighbors had two main concerns.  First, they want an adequate buffer behind their
homes to protect their privacy.  The applicant proposes a 25-foot undisturbed buffer.  This buffer
is an undisturbed buffer and the buffer is outside the lots.  The applicant would like to have as
wide of a buffer as possible, but the width of the site and the creek buffer greatly limit the ability
to increase the buffer without going to a much smaller product such as a townhome.  The
neighbors do prefer the proposed detached homes rather than smaller townhomes. The neighbors
requested that within the buffer area a solid wooden privacy fence with a top rail be installed and
the buffer be amended with evergreen plantings.  The applicant agrees to both of these requests. 

The neighbors also had concerns about the proposed GC parcel.  This parcel will remain
owned by the property owner and there is not a current proposed use for the property.  The
property owner would agree to reasonable limitations on uses such as no convenience stores to
ameliorate the neighbor concerns.   



SAMS,  LARKIN, & HUFF
A LIMITED LIABILITY PARTNERSHIP

VIA HAND DELIVERY AND VIA EMAIL: 

Ms. Nancy Moon, Director
Holly Springs Cobb County Zoning Division
Community Development Agency
July 8, 2020
Page 2

Please do not hesitate to give me a call if you need any further information or
documentation.  

Sincerely,

SAMS, LARKIN & HUFF, LLP

Parks F. Huff
Attorney for Applicant
phuff@samslarkinhuff.com

PFH/lkj
Enclosures

















Rezoning Case Impact Report

THURSDAY, JUNE 25, 2020 1

Jurisdiction Rezoning Case Number Applicant Name
City of Holly Springs MA- Stanley Martin, LLC

Acreage
Number Of

Lots
Housing Type Current Zoning Proposed Zoning

12.9 41 Single Family Residential PDR PD TND

Estimated Student
Impact (1) Additional Capacity Needed

Additional Capacity
Cost (2) Annual Student Cost (3)

30 Students 2 Classroom(s) $ 40,534 $ 258,429
Planning Commission

Meeting Date
County Commission/ City

Council Meeting Date
Map & Parcel Number(s) 

15N26 Parcels 102 & 103
Property Description

Hickory Flat Hwy, south of Crest Brooke Dr

Affected Schools Capacity Information

Elementary School ES Enrollment ES Capacity % Capacity
Hickory Flat ES 687 918 75% 
Middle School MS Enrollment MS Capacity % Capacity
Dean Rusk MS 1,587 1,650 96% 

High School HS Enrollment HS Capacity % Capacity
Sequoyah HS 1,983 2,375 83% 

All Enrollment and Capacities are based on the last published Cherokee County Inventory of School Housing
CCISH) Numbers. 

It is the position of CCSD that all developers should attempt to mitigate as much of the impact of
their proposed development as possible. In every such case, the district designates a minimum
contribution expected to help provide adequate facilities for the school age children who will
occupy the residences in the development. 

Please recommend to all Residential Zoning applicants to contact Mitch Hamilton at 770-721-
8429 to discuss mitigation of their subdivision prior to appearing before the Zoning Board. If the
applicant cannot meet during that time period, we request that the Zoning Board put a condition
on the zoning so they must meet with Mr. Hamilton prior to the City Council/ County Commission
Meeting. 

The estimated cost for building an elementary school is 22 to 27 million dollars, middle school is
35 to 40 million, and the cost of building a high school is 55 to 60 million dollars. 

1) - All increases to student enrollment should be considered cumulative in nature. All recent cases will impact
the affected Schools. The School District may have to transport the students of any given development to an
alternate district due to over-enrollment. 
2) - Additional Capacity Calculations are based on adding Mobile Units to existing campus facilities at the
following rate: 1 Mobile Unit = 2 Classrooms with a cost of $60,000/Mobile Unit
3) - Annual Cost is calculated using the General Fund Operating Expenditure cost per pupil of $8,694. 
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City of Holly Springs
Planning and Zoning Commission Meeting Minutes

July 9, 2020

Commission Members Present: Chairman Adrian Dekker, Vice Chairman Eric Rein,
Commissioner Jennifer English, and Commissioner Keith Minick. 

Commission Members Absent: Commissioner Scott Martineau.

Staff members present: City Manager Robert H. Logan, Laura Rollins with the City Attorney’ s
Office, Deputy Chief Tommy Keheley, Main Street Director/Assistant City Clerk Erin Honea. 

Chairman Adrian Dekker called the meeting to order at approximately 7:00 PM.  

ROLL CALL
Commission Scott Martineau absent. 

Vice Chairman Eric Rein read the public hearing rules. 

BUSINESS/PUBLIC HEARING
MA-05-2020, applicant requests rezoning of 18.6 +/- located on Hickory Flat Highway, Holly Springs,
GA, tax parcels 102 and 103 of tax plat 15N26 from AG, Agricultural / R-40 , Single Family
Residential Estate, to TND, Traditional Neighborhood Development / GC, General Commercial.  

Parks Huff representing the applicant made a presentation about the proposed development.   

City Manager Robert H. Logan presented the staff analysis and stated that Community Development
staff recommended approval with stipulations. 

Public Hearing
Cherokee County resident Dickey Forrester spoke regarding his concerns about the commercial
component of the development as well as the location of the acceleration and deceleration lanes
for the commercial entrance. He also wants to ensure environmentally sensitive lighting options.  

City of Holly Springs resident Phil Hopkins spoke regarding his concerns about the commercial
component of the development and asked that the Commission exclude additional commercial
uses, specifically liquor stores, storage units and outdoor storage.  

Cherokee County resident George Galloway asked that the Commission consider consistent
buffers, turning lanes, sidewalks, and adherence to noise ordinances.  

Vice Chairman Rein made a motion to extend time allowed for public comment. Seconded by
Commissioner Minick. Motion carried 4-0. 
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Cherokee County resident John Kuykendall spoke about his concerns regarding the landscaping, 
fencing, increased traffic, and consistency with the surrounding area.  

Cherokee County resident Phillip Smith spoke about his concerns regarding the speed limit on
Highway 140, ensuring environmentally sensitive lighting, and asked if the proposed General
Commercial component of the development could be approved as Neighborhood Commercial.  

Cherokee County resident Mary Beth Smith spoke about her concern regarding the mature trees
in the proposed buffers.   

Public hearing closed. 

Mr. Huff addressed the public’ s concerns.  

Vice Chairman Rein made a motion to approve MA-05-2020 with proposed staff stipulations, and
to include stipulations that the development shall add an eight-foot fence along the abutting
properties and the proposed General Commercial component shall be Neighborhood Commercial. 
Commissioner Minick seconded the motion. Motion carried 4-0.  

Commissioner English made a motion to approve the June 11, 2020 meeting minutes.
Commissioner Minick seconded the motion.  Motion carried 4-0. 

Vice Chairman Rein made a motion to adjourn. Commissioner Minick seconded the motion.  
Motion carried 4-0. 

Meeting adjourned. 

Respectfully Submitted.

Attest:

Tracey Chambers
Administrative Assistant

Approved and Adopted by the Planning

and Zoning Commission

Adrian Dekker, Chairman

Date





































































Stanley Martin Homes
Hickory Flat Highway

Parks F. Huff, Esq.

Sams, Larkin & Huff, LLP
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Staff recommends APPROVAL of both requests as follows: 

Rezone 12.9+/- acres, to TND, Traditional Neighborhood Development with the following
stipulations:

Although only the GC portion of this request is consistent with the intent of the
Parkway Corridor district, the remaining residential portion of the project is more
dense than that of the adjacent development, Hickory Plantation, and will provide a
transition to the commercial development.

Surrounding development in the area includes single family residential, including developments with
comparable density (Crestbrooke, Edgewater, Idylwilde) commercial and industrial uses.   The proposed
development consisting of single-family residential would be compatible with the variety of uses in the
surrounding area.



City of Holly Springs Work Session Meeting
Speaker Sign In Sheet

August 3, 2020

Meeting Date:
City

Name Address Resident Topic of Comment

Y/N

1.

2.

3.

4.

5.

6. PHI Ajj

7.

8.

9.

10.

11.

12.

13.

14.

15.

Note: City Council meetings are public meetings but are not public hearings. It is at the
Chief Elected Official' s discretion if public comment is taken.


