
 

 

CITY OF DAHLONEGA 

Planning Commission Regular Meeting / 
Public Hearing Agenda 

October 06, 2026, 6:00 PM 

Gary McCullough Chambers, Dahlonega City Hall 

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

Vision – Dahlonega will be the most welcoming, thriving, and inspiring community in North Georgia 

Mission Statement - Dahlonega, a City of Excellence, will provide quality services through ethical 
leadership and fiscal stability, in full partnership with the people who choose to live, work, and visit. 
Through this commitment, we respect and uphold our rural Appalachian setting to honor our thriving 
community of historical significance, academic excellence, and military renown. 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE TO THE AMERICAN FLAG AND INVOCATION 

APPROVAL OF AGENDA 

APPROVAL OF MINUTES 

RECESS REGULAR MEETING FOR PUBLIC HEARING 

PUBLIC HEARING 

a. REZN 26-5 Rezoning: JL3, Inc., owner, by Applicant, Pomeroy Property 
Development, LTD., seeks to amend the existing Planned Unit Development 
zoning of the subject property (Tax Parcel 077-248), located at Summit Drive, 
Dahlonega, Georgia, to allow use as commercial lodging (micro resort). The 
subject property contains 8.91 acres, more or less. 

Allison Martin, City Manager 

 

ADJOURN PUBLIC HEARING 

RECONVENE REGULAR MEETING 

OLD BUSINESS 

NEW BUSINESS 

1. REZN 26-5 Rezoning: JL3, Inc., owner, by Applicant, Pomeroy Property 
Development, LTD., seeks to amend the existing Planned Unit Development 
zoning of the subject property (Tax Parcel 077-248), located at Summit Drive, 
Dahlonega, Georgia, to allow use as commercial lodging (micro resort). The 
subject property contains 8.91 acres, more or less. 

Allison Martin, City Manager 

 

ADJOURNMENT 

 

Guideline Principles - The City of Dahlonega will be an open, honest, and responsive city that balances 
preservation and growth and delivers quality services fairly and equitably by being good stewards of its 

- Page 1 -



resources. To ensure the vibrancy of our community, Dahlonega commits to Transparency and 
Honesty, Dedication and Responsibility, Preservation and Sustainability, Safety and Welfare …for ALL! 
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Agenda Memo 

 

DATE: 10/6/2026 

TITLE: REZN 26-5 

PRESENTED BY: Allison Martin, City Manager 

PRIORITY Strategic Priority - Communication 

  

AGENDA ITEM DESCRIPTION 

REZN 26-5 Rezoning: JL3, Inc., owner, by Applicant, Pomeroy Property Development, LTD., 
seeks to amend the existing Planned Unit Development zoning of the subject property (Tax 
Parcel 077-248), located at Summit Drive, Dahlonega, Georgia, to allow use as commercial 
lodging (micro resort). The subject property contains 8.91 acres, more or less. 

HISTORY/PAST ACTION 

None. 

FINANCIAL IMPACT 

None. 

RECOMMENDATION 

Approval consistent with the Consultant’s recommendation. 

SUGGESTED MOTIONS 

Motions to approve with conditions when action is to be taken. 

ATTACHMENTS 

Consulting Planner’s Report. 
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CONSULTING PLANNER’S REPORT 
  

TO:    Dahlonega Planning Commission and City Council 
c/o Doug Parks, City Attorney 

 
FROM:   Jerry Weitz, PhD, FAICP, Consulting Planner 
 
DATE:   Revised September 22, 2026 
 
SUBJECT: REZN 26-05: Rezoning from Planned Unit Development 

(PUD) to Planned Unit Development (PUD)  
 
PUBLIC HEARINGS: October 6, 2026 @ 6:00 p.m. (Planning Commission)  
    October 19, 2026 @ 4:00 p.m. (Mayor and City Council) 
 
VOTING SESSION: TBD (Mayor and City Council) 
    
APPLICANT:  Pomeroy Property Development, Ltd., By Smith Planning 

Group Engineers + Planners, by Wes Ryals 
 
OWNER(S):  JL3, LLC 
 
LOCATION: Fronting on the southwest side of Summit Drive east of 

Morrison Moore Parkway East (Tract 1, LL 1077 and 1078, 
12th District, 1st Section) 

 
PARCEL #:  077 248 
 
ACREAGE: 8.91 
 
EXISTING USE:  Single-family residential development (15 lot subdivision) 

under construction 
 
PROPOSED USE: Micro Resort (40 detached lodging units and associated 

amenities/ uses including spa buildings) 
 
SURROUNDING LAND USE/ZONING: 
 
NORTH:  (across Summit Drive): Vacant platted lots (The Ridge PUD), PUD; 

Vacant (proposed “Nordic Spa,” PUD, Conditional (20.071 acres 
(Ordinance 2025-05) 

EAST: Common area – recreation complex, Summit of Dahlonega 
Condominium Association, PUD 

SOUTH:   Vacant, PUD 
WEST:  Vacant (unincorporated), rural places; Apartments, R-3 (Multi-

family Residential District Medium to High Density); Vacant, PUD; 
Vacant (county watershed protection), unincorporated, PUD 
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RECOMMENDATION: Approval, Conditional 
 

 
 

Vicinity Map 
(subject property outlined in light blue) 
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Tax Map/Aerial Photograph of Property 
 
APPLICATION SUMMARY 
 
Note: This is a revised report taking into account revisions made to the letter of intent, 
impact analysis, and site plan in response to consulting planner’s initial report dated 
September 1, 2026. 
 
The applicant seeks rezoning of 8.9 acres from PUD Conditional to PUD Conditional for 
a “mini resort” with 40 detached guest accommodations (i.e., lodging units) with a range 
of 500 to 800 square feet of floor area each. 30 of the units would be one bedroom. 
 
The application includes a letter of intent, written narrative addressing applicable 
zoning criteria (a.k.a., zoning impact analysis), a site plan, and representative graphics 
of the proposed development. The overall intent is to provide a complementary wellness 
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and hospitality destination development complementary to but independent from the 
“Nordic Spa” development proposed to the north on a 20+ acre site (across Summit 
Drive). The letter of intent acknowledges the need for direct, pedestrian connection 
across Summit Drive to link the subject property with Nordic Spa.  
 
The proposed project is appropriately characterized as a repurposing of the suburban 
street and infrastructure for lodging. 
 
The subject request, if approved, would authorize essentially a change of use from 
residential (detached housing) to commercial (lodging/ accommodation) within the 
existing PUD zoning district, albeit a low-intensity commercial use. Short-term rentals 
are prohibited per the conditions of zoning approval in Ordinance 2021-13. The 
proposal if approved would essentially remove that condition and allow for transient 
accommodation or temporary lodging.  
 
Approval of the application would result in a substantial reduction of the dwelling 
unit floor area allowance from a minimum 1,700 square-foot homes size, to 500-
800 square foot lodging units. Some might characterize the units as “tiny homes” given 
the size but they are not intended to be owner occupied. Therefore, it would not be an 
appropriate comparison between lodging units (cabins) and single-family homes. 
 
With a proposal to construct up to 40 lodging units on 8.91 acres, the request could be 
viewed as an increase in unit density from 3.0 (existing cap) to 4.49 units per acre, if 
the two types of units are considered comparable. Similarly, however, it is not entirely 
appropriate to compare lodging units with permanent homes on a 1-to-1 basis. 
 
Conditions of zoning in place now call for a three-foot-tall berm separating the 
development from Summit Drive. As noted elsewhere, the applicant seeks to connect 
this site to the Nordic Spa across the street with a formal pedestrian connection at the 
project entrance. The three-foot berm is still proposed to be retained and is shown on 
the revised site plan. A recommended condition of approval requiring the berm is 
included. 
 
PUD ZONING HISTORY 
 
Dahlonega’s zoning ordinance for PUD zoning districts allows “any land uses and 
combinations thereof, including signs and accessory buildings and uses, which have 
been specifically proposed by the applicant and approved by the Governing Body as a 
part of a Planned Unit Development site plan, report, and/or other supporting 
information (Sec. 1302 zoning ordinance). 
 
The 8.91-acre subject parcel was known as Phase 3 of the Summit PUD. Dahlonega 
Ordinance 2021-13 amended a former PUD to allow (and limit the subject property to) 
27 detached dwelling units (each with a minimum floor area of 1,700 square feet) at a 
density of 3.0 units per acre.  The site plan attached to Ord. 2021-13 is shown below: 
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Exhibit A, Ord. 2021-13 
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Per the applicant’s letter of intent, the subject property is entitled to development as 
(only) a 15-lot single-family residential subdivision. This modification (essentially a 
reduced density and reduced number of units) occurred during the land development 
process, according to the applicant. It was approved for a total of 27 units. 
 
SUBJECT PROPERTY DESCRIPTION 
 
The subject property is a part of an established PUD, described in the section “PUD 
Zoning History” above. It is undergoing development for a subdivision with detached 
residential homes at this time (see 2026 aerial image excerpted below). No homes have 
been constructed. The subject property has frontage on the southwest side of Summit 
Drive, a public paved street with a 50-foot right of way. 
 
The applicant proposes to utilize the 
existing street network constructed on the 
property (see image, right), which 
includes two dead-end street stubs and 
one circular cul-de-sac, all paved and with 
curbs and gutters. Though the entrance is 
more or less in the same location as the 
approved PUD site plan revision, this 
road pattern in the aerial image is 
noticeably different from the street 
pattern in the approved site plan. This 
suggests that the street layout was 
authorized to be modified during the land 
development permitting process 
(approved November 1, 2024, per the 
application). This may also explain why 
the applicant refers to the entitlement 
now as a 15-lot (rather than 27 lot) 
subdivision. 
 
There is a stream on the subject property 
that lies upstream of the county water 
supply reservoir to the south. Lumpkin 
County owns property within the 
watershed protection area abutting the 
subject site. 
 
The conceptual site plan submitted with 
the application (revised) is shown on the 
following page. 
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Revised Site Plan Excerpt 

 
ANALYSIS OF REVISED SITE PLAN 
 
The proposed development would utilize most of the existing street network, including 
the entrance location onto Summit Drive and retention of a cul-de-sac. The site plan 
proposes replacement of two dead-end street stubs with an oversized/ enlarged second 
cul-de-sac. The site plan has been revised to show parking spaces to serve the proposed 
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development. The parking spaces would be immediately adjacent to the existing street 
network or along cul-de-sacs, such that parking is available to serve almost all of the 
units. There are some units that would not front on a street; these are now labeled as 
“walk up” units. A total of 83 parking spaces are shown on the revised site plan. 
 
The site plan shows the northern, triangular-shaped portion of the subject property 
would remain undeveloped, as would the southern portion of the property. The revised 
site plan indicates that total impervious surface would be about 19% of the total site area 
which is roughly the same as the exiting approved plan. Open space per the site plan 
would consist of approximately 65% natural area and another 15% planted area, for a 
total of approximately 80%. 
 
The site plan utilizes colors and codes the buildings into four color types, as follows: 
 

 
 
ZONING CRITERIA  
 
Section 2607 of the Dahlonega zoning ordinance articulates the criteria by which an 
application for rezoning should be evaluated. They are as follows: 
 

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

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

adjacent or nearby property. 
 

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

transportation plans, or other plans adopted for guiding development within the 
City of Dahlonega. 

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

development of property that give supporting grounds for either approval or 
disapproval of the zoning or special use proposal. 
 

Note: The Planning Commission and City Council may adopt the findings and 
determinations provided in this report as written (provided below), if appropriate, or 
it may modify them. The planning commission and city council may cite one or more 
of these in its own determinations, as it determines appropriate. The Planning 
Commission and City Council may modify the language provided here, as necessary, 
in articulating its own findings. Or, the Planning Commission and City Council can 
reject these findings and make their own determinations and findings for one or more 
of the criteria as specified in the Dahlonega zoning ordinance and any additional 
considerations it determines appropriate.  
 
Note: The applicant has addressed in the application various zoning criteria (different 
from the five criteria specified above and below in this report; those responses are 
attached to this report. Below are consulting planner’s findings (revised per amended 
application). 
 

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

 
Finding: The proposed change of use from single-family residential to a low-intensity 
commercial use is not necessarily consistent with the original intentions of the overall 
Planned Unit Development and is not necessarily consistent with condominium uses in 
the Summit development (may not support request). As noted above, a change 
from 27 (or 15 homes) to 40 cabins represents a higher number of units but not 
necessarily an increase in density since the two are not necessarily comparable. The City 
Council’s approval of the Nordic Spa development across the street renders this site 
more suitable for the same purpose (i.e., destination resort). Though it is a commercial 
use (lodging), the proposed development could be considered suitable in view of the 
apartments and multi-family zoning that abuts the subject property to the west (may 
support request). 
 

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

 
Finding: Adverse effects if any would consist of differences in traffic patterns, the types 
of occupants and visitors in the area, the look and feel of the project, its architectural 
design, and impacts on public and private properties. The proposal is unlikely to create 
adverse effects on existing uses and usability of adjacent and nearby property 
(supports request). As noted by the applicant, the proposed development may be a 
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lower impact on the environment than would the detached single-family subdivision 
currently approved (may support request). The proposed development is more or 
less the same as the approved development in terms of impervious surfaces (may 
support request). Indeed, to the extent impervious surface and additional clearing 
are prevented in the southern part of the property, this can have environmental (water 
quality) benefits which are important given the site’s proximity to the city-county water 
supply reservoir (supports request). 
 

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

 
Finding: The applicant’s impact analysis compares the proposed project with the 
approved project. 
 

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

 
Finding: The application argues persuasively that the site plan and development 
proposal are consistent with various policies inherent in the comprehensive plan 
(supports request).  
 
Finding: The character area map of the comprehensive plan shows the subject property 
and all of the areas along Summit Drive as “residential” character. Conversion of an 
existing single-family residential development permission to a commercial use is not 
considered consistent with the character area recommendation of the adopted 
comprehensive plan (does not support request). However, the proposed 
development could be designed in a way to be more or less consistent with standards for 
the residential character area, which include: 1-2 story structures oriented close to the 
street front, with minimal on-site parking and pedestrian accessibility where possible; 
landscaping and decorative elements encouraged; and rural/ mountain themed design 
elements, such as steeply pitched roofs with deep overhangs, wood or masonry siding, 
and front porches (supports approval with conditions related to 
architectural design).  
 

5. Whether there are other existing or changing conditions affecting 
the use and development of property that give supporting grounds 
for either approval or disapproval of the zoning or special use 
proposal. 

 
Finding: The subject request relies on the prior approval by City Council of Ordinance 
2025-05, authorizing the Nordic Spa on the 20-acres across Summit Drive from the 
subject property. Ordinance 2025-05 includes a zoning condition that will ultimately 
cause the property to revert back to its prior PUD zoning regulations if not developed 
within a two-year period from August 4, 2025. However, even though the Nordic Spa 
zoning’s “shelf life” is less than one year from being forced into a zoning reversion 
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process, the city reports that the development is in the permitting process. Therefore, 
the possible reversion of zoning appears to be a “non-issue.” 
 
Finding: The market for 1,700-square-foot detached homes may not be very strong at 
the subject location, but that is what was approved just five years ago. The impetus for 
the subject application is City Council’s approval of the Nordic Spa, opening up the 
prospect for expansion and conversion of a proposed single-family subdivision to a low-
intensity commercial (lodging) use (supports request). 
 
ANALYSIS OF CONSISTENCY WITH PUD DEVELOPMENT GUIDELINES 
(Sec. 1308 zoning ordinance) 
 
This report section analyses the application in terms of the site planning guidelines 
provided for the PUD zoning district. Strict compliance with all guidelines is not 
required, although successive departures from the guidelines should be considered 
grounds for disapproval of the requested PUD zoning district. 
 

1. Land uses which have traditionally been viewed as incompatible 
(e.g. single-family subdivision and a manufacturing plant) should 
not be proposed in the same Planned Unit Development unless 
considerable screening and physical separation is provided.  

 
Finding: The application does not propose incompatible uses (meets guideline). 
In the context of the larger PUD, lodging facilities within designation resorts or 
micro-resorts are not necessarily compatible with the overall original intentions of 
the approved PUD to be a residential development with different housing types 
(condominiums and detached single-family homes. However, the proposed use is 
compatible with the revised PUD which includes Nordic Spa (supports request). 
 
2. Office, commercial and/or industrial uses should be located adjacent 

to major thoroughfares or in other areas with suitable access that 
will not result in traffic through residential areas.  

 
Finding: Not applicable. The application proposes low-intensity commercial 
(lodging) uses which would not be located adjacent to a major thoroughfare 
(inconsistent with guidelines). However, the proposed use is not one that 
would require a major thoroughfare. Residential condominium owners will have to 
traverse areas with low-intensity commercial lodging (i.e., the subject request if 
approved, plus the Nordic Spa) to get to their homes, contrary to this guideline 
(does not support request). However, the proposal to retain a three-foot-tall 
berm will help mitigate this concern (supports conditional approval). 

 
3. Lot sizes, lot widths, unit sizes and other characteristics of 

residential development within the Planned Unit Development 
should be similar to those characteristics of adjacent or nearby 
residential subdivisions or provide a suitable transition from such 
adjacent uses. 
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Finding:  Not applicable or inconsistent. The proposal if approved would replace lot 
patterns with unsubdivided small unit clusters. 

 
4. Location of land uses should conform substantially with land use 

plan goals, policies and suggested types of uses.  
 

Finding: See the zoning criteria discussed earlier in this report relative to consistency 
with land use plan goals, policies, and suggested land uses. 

 
5. Street lengths, alignments, patterns and other characteristics should 

conform to city subdivision regulations or standard planning 
principles.  

 
Finding:  The existing street network was constructed in accordance with the city’s 
requirements for a conventional suburban subdivision. The proposed PUD includes 
repurposing of the already constructed street network with modifications as noted in 
this report to include an additional oversized circular cul-de-sac. The proposal would 
fit a collection of 40 cabins and support structures around the developed street 
network (with modifications) but would also retain surrounding open spaces and 
supplement existing natural areas with planted areas. This provides an 
environmentally friendly development, one that protects water quality, yet utilizes 
the existing street design and existing utility infrastructure (supports request). 

 
6. Proposed developments should make maximum use of natural 

features of the land.  
 

Finding: Mostly consistent. As noted in the application, open space will be 
approximately 80 percent of the site, considering natural and planted areas. 
Impervious surface would be limited to les than 20% of the subject site. 

 
7. For developments that are predominantly residential, only limited 

commercial uses (up to 10,000 square feet, or 10% of the total 
development site area) of a convenience retail nature, internally 
oriented and intended to serve the needs of the residents of the 
development, should be proposed.  

 
Finding: Inapplicable, now that the overall residential PUD has been parceled out 
into different, unrelated land uses including spa, residential condominiums, and 
detached single-family lots. 

 
CONCLUSION 
 
Consulting planner recommends approval with conditions. 
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RECOMMENDED CONDITIONS OF ZONING APPROVAL 
 
If this request for PUD zoning is approved, it should be approved PUD Conditional, 
subject to the owner’s agreement to abide by the following conditions: 
 

1. Generally. 
  
A. As required by the Dahlonega zoning ordinance, the letter of intent, 

dimensional requirements, and architectural inspiration images and other 
information regarding design material submitted with the application are 
adopted by reference and are conditions of approval, unless specifically 
modified by these conditions of approval.  
 

B. The site shall be developed in general accordance with the site plan for the 
Dahlonega Micro Resort, prepared for Pomeroy Lodging Group, by 
Confluence Landscape Architect, dated September 16, 2026, on file with the 
City of Dahlonega in application REZN 26-005.  The zoning administrator 
may authorize minor modifications to the site plan due to engineering 
constraints, ingress and egress, and/or to meet conditions of zoning, and city, 
county and state regulations. Any major deviation from the approved site 
plan, as determined by the zoning administrator, shall require an amendment 
to the approved PUD zoning district following applicable zoning procedures. 

 
2. Uses. The site shall be limited to 40 cabins (detached commercial lodging 

structures) and support facilities and structures (spa buildings and mixed use 
building) as indicated in the application, along with driveways, stormwater 
management, and associated accessory structures and uses. 
 

3. Access.  The development may have one but not more than one street 
connection (entrance/exit) to Summit Drive. No parking on Summit Drive shall 
be permitted. 
 

4. Pedestrian connection. At no cost to the city, the owner/developer shall be 
required to install a pedestrian crosswalk across Summit Drive to connect the 
subject development to the Nordic Spa project (property north of Summit Drive).  
 

5. Berm/streetscape along Summit Drive. Except for the approved access 
points for vehicles and pedestrians, the owner/developer shall install a minimum 
three-foot-high berm with landscaping approved by the zoning administrator to 
screen or partially screen the project from view along Summit Drive. 
 

6. Dimensional requirements. The property shall be subject to the following 
development dimensional requirements (in addition to those specified in the 
application): 
 
A. Impervious surfaces shall not exceed 20 percent of the total site area. 
B. Minimum open space shall be 75 percent of the total site area. 
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C. Maximum building or structure height shall be two stories or 24 feet. 
 

7. Building and architectural design and exterior material finishes. It is 
expected that the proposed development will incorporate architectural and 
design features suggested in the Dahlonega comprehensive plan, such as rural/ 
mountain themed design elements, such as steeply pitched roofs with deep 
overhangs, wood or masonry siding, and front porches. It is expected that Final 
elevations for the cabins and support (spa and mixed-use) buildings and 
structures shall be subject to the review and approval of the zoning administrator 
prior to issuance of a building permit for the respective cabin, building, or 
structure. 
 

8. Watershed (stream) protection. There shall be a minimum 100-foot-wide 
buffer and a minimum 150-foot-wide impervious surface setback maintained 
along both sides of the stream on the subject property. 
 

9. Stormwater management. Any stormwater facilities designed and/or 
maintained as wet detention facilities will be required to be surrounded by a 
fence of five (5) feet high and which is open to the air. If chain link is utilized for 
fencing of a wet detention facility, it shall be vinyl coated. Screening of the fence 
from Summit Drive and the east property line shall be required as approved by 
the zoning administrator to minimize the visual impact of the detention pond and 
fencing. 
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Letter of Intent (1 of 4) 
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Letter of Intent (2 of 4) 
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Letter of Intent (3 of 4) 
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Letter of Intent (4 of 4) 
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Applicant’s Narrative Regarding Criteria (1 of 9) 
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Applicant’s Narrative Regarding Criteria (2 of 9) 
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Applicant’s Narrative Regarding Criteria (3 of 9) 
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Applicant’s Narrative Regarding Criteria (4 of 9) 
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Applicant’s Narrative Regarding Criteria (5 of 9) 
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Applicant’s Narrative Regarding Criteria (6 of 9) 
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Applicant’s Narrative Regarding Criteria (7 of 9) 
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Applicant’s Narrative Regarding Criteria (8 of 9) 
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Applicant’s Narrative Regarding Criteria (9 of 9)  
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Boundary Survey Excerpt 
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Agenda Memo 

 

DATE: 10/6/2026 

TITLE: REZN 26-5 

PRESENTED BY: Allison Martin, City Manager 

PRIORITY Strategic Priority - Communication 

  

AGENDA ITEM DESCRIPTION 

REZN 26-5 Rezoning: JL3, Inc., owner, by Applicant, Pomeroy Property Development, LTD., 
seeks to amend the existing Planned Unit Development zoning of the subject property (Tax 
Parcel 077-248), located at Summit Drive, Dahlonega, Georgia, to allow use as commercial 
lodging (micro resort). The subject property contains 8.91 acres, more or less. 

HISTORY/PAST ACTION 

None. 

FINANCIAL IMPACT 

None. 

RECOMMENDATION 

Approval consistent with the Consultant’s recommendation. 

SUGGESTED MOTIONS 

Motions to approve with conditions when action is to be taken. 

ATTACHMENTS 

Consulting Planner’s Report. 
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CONSULTING PLANNER’S REPORT 
  

TO:    Dahlonega Planning Commission and City Council 
c/o Doug Parks, City Attorney 

 
FROM:   Jerry Weitz, PhD, FAICP, Consulting Planner 
 
DATE:   Revised September 22, 2026 
 
SUBJECT: REZN 26-05: Rezoning from Planned Unit Development 

(PUD) to Planned Unit Development (PUD)  
 
PUBLIC HEARINGS: October 6, 2026 @ 6:00 p.m. (Planning Commission)  
    October 19, 2026 @ 4:00 p.m. (Mayor and City Council) 
 
VOTING SESSION: TBD (Mayor and City Council) 
    
APPLICANT:  Pomeroy Property Development, Ltd., By Smith Planning 

Group Engineers + Planners, by Wes Ryals 
 
OWNER(S):  JL3, LLC 
 
LOCATION: Fronting on the southwest side of Summit Drive east of 

Morrison Moore Parkway East (Tract 1, LL 1077 and 1078, 
12th District, 1st Section) 

 
PARCEL #:  077 248 
 
ACREAGE: 8.91 
 
EXISTING USE:  Single-family residential development (15 lot subdivision) 

under construction 
 
PROPOSED USE: Micro Resort (40 detached lodging units and associated 

amenities/ uses including spa buildings) 
 
SURROUNDING LAND USE/ZONING: 
 
NORTH:  (across Summit Drive): Vacant platted lots (The Ridge PUD), PUD; 

Vacant (proposed “Nordic Spa,” PUD, Conditional (20.071 acres 
(Ordinance 2025-05) 

EAST: Common area – recreation complex, Summit of Dahlonega 
Condominium Association, PUD 

SOUTH:   Vacant, PUD 
WEST:  Vacant (unincorporated), rural places; Apartments, R-3 (Multi-

family Residential District Medium to High Density); Vacant, PUD; 
Vacant (county watershed protection), unincorporated, PUD 
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RECOMMENDATION: Approval, Conditional 
 

 
 

Vicinity Map 
(subject property outlined in light blue) 
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Tax Map/Aerial Photograph of Property 
 
APPLICATION SUMMARY 
 
Note: This is a revised report taking into account revisions made to the letter of intent, 
impact analysis, and site plan in response to consulting planner’s initial report dated 
September 1, 2026. 
 
The applicant seeks rezoning of 8.9 acres from PUD Conditional to PUD Conditional for 
a “mini resort” with 40 detached guest accommodations (i.e., lodging units) with a range 
of 500 to 800 square feet of floor area each. 30 of the units would be one bedroom. 
 
The application includes a letter of intent, written narrative addressing applicable 
zoning criteria (a.k.a., zoning impact analysis), a site plan, and representative graphics 
of the proposed development. The overall intent is to provide a complementary wellness 
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and hospitality destination development complementary to but independent from the 
“Nordic Spa” development proposed to the north on a 20+ acre site (across Summit 
Drive). The letter of intent acknowledges the need for direct, pedestrian connection 
across Summit Drive to link the subject property with Nordic Spa.  
 
The proposed project is appropriately characterized as a repurposing of the suburban 
street and infrastructure for lodging. 
 
The subject request, if approved, would authorize essentially a change of use from 
residential (detached housing) to commercial (lodging/ accommodation) within the 
existing PUD zoning district, albeit a low-intensity commercial use. Short-term rentals 
are prohibited per the conditions of zoning approval in Ordinance 2021-13. The 
proposal if approved would essentially remove that condition and allow for transient 
accommodation or temporary lodging.  
 
Approval of the application would result in a substantial reduction of the dwelling 
unit floor area allowance from a minimum 1,700 square-foot homes size, to 500-
800 square foot lodging units. Some might characterize the units as “tiny homes” given 
the size but they are not intended to be owner occupied. Therefore, it would not be an 
appropriate comparison between lodging units (cabins) and single-family homes. 
 
With a proposal to construct up to 40 lodging units on 8.91 acres, the request could be 
viewed as an increase in unit density from 3.0 (existing cap) to 4.49 units per acre, if 
the two types of units are considered comparable. Similarly, however, it is not entirely 
appropriate to compare lodging units with permanent homes on a 1-to-1 basis. 
 
Conditions of zoning in place now call for a three-foot-tall berm separating the 
development from Summit Drive. As noted elsewhere, the applicant seeks to connect 
this site to the Nordic Spa across the street with a formal pedestrian connection at the 
project entrance. The three-foot berm is still proposed to be retained and is shown on 
the revised site plan. A recommended condition of approval requiring the berm is 
included. 
 
PUD ZONING HISTORY 
 
Dahlonega’s zoning ordinance for PUD zoning districts allows “any land uses and 
combinations thereof, including signs and accessory buildings and uses, which have 
been specifically proposed by the applicant and approved by the Governing Body as a 
part of a Planned Unit Development site plan, report, and/or other supporting 
information (Sec. 1302 zoning ordinance). 
 
The 8.91-acre subject parcel was known as Phase 3 of the Summit PUD. Dahlonega 
Ordinance 2021-13 amended a former PUD to allow (and limit the subject property to) 
27 detached dwelling units (each with a minimum floor area of 1,700 square feet) at a 
density of 3.0 units per acre.  The site plan attached to Ord. 2021-13 is shown below: 
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Exhibit A, Ord. 2021-13 
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Per the applicant’s letter of intent, the subject property is entitled to development as 
(only) a 15-lot single-family residential subdivision. This modification (essentially a 
reduced density and reduced number of units) occurred during the land development 
process, according to the applicant. It was approved for a total of 27 units. 
 
SUBJECT PROPERTY DESCRIPTION 
 
The subject property is a part of an established PUD, described in the section “PUD 
Zoning History” above. It is undergoing development for a subdivision with detached 
residential homes at this time (see 2026 aerial image excerpted below). No homes have 
been constructed. The subject property has frontage on the southwest side of Summit 
Drive, a public paved street with a 50-foot right of way. 
 
The applicant proposes to utilize the 
existing street network constructed on the 
property (see image, right), which 
includes two dead-end street stubs and 
one circular cul-de-sac, all paved and with 
curbs and gutters. Though the entrance is 
more or less in the same location as the 
approved PUD site plan revision, this 
road pattern in the aerial image is 
noticeably different from the street 
pattern in the approved site plan. This 
suggests that the street layout was 
authorized to be modified during the land 
development permitting process 
(approved November 1, 2024, per the 
application). This may also explain why 
the applicant refers to the entitlement 
now as a 15-lot (rather than 27 lot) 
subdivision. 
 
There is a stream on the subject property 
that lies upstream of the county water 
supply reservoir to the south. Lumpkin 
County owns property within the 
watershed protection area abutting the 
subject site. 
 
The conceptual site plan submitted with 
the application (revised) is shown on the 
following page. 
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Revised Site Plan Excerpt 

 
ANALYSIS OF REVISED SITE PLAN 
 
The proposed development would utilize most of the existing street network, including 
the entrance location onto Summit Drive and retention of a cul-de-sac. The site plan 
proposes replacement of two dead-end street stubs with an oversized/ enlarged second 
cul-de-sac. The site plan has been revised to show parking spaces to serve the proposed 
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development. The parking spaces would be immediately adjacent to the existing street 
network or along cul-de-sacs, such that parking is available to serve almost all of the 
units. There are some units that would not front on a street; these are now labeled as 
“walk up” units. A total of 83 parking spaces are shown on the revised site plan. 
 
The site plan shows the northern, triangular-shaped portion of the subject property 
would remain undeveloped, as would the southern portion of the property. The revised 
site plan indicates that total impervious surface would be about 19% of the total site area 
which is roughly the same as the exiting approved plan. Open space per the site plan 
would consist of approximately 65% natural area and another 15% planted area, for a 
total of approximately 80%. 
 
The site plan utilizes colors and codes the buildings into four color types, as follows: 
 

 
 
ZONING CRITERIA  
 
Section 2607 of the Dahlonega zoning ordinance articulates the criteria by which an 
application for rezoning should be evaluated. They are as follows: 
 

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

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

adjacent or nearby property. 
 

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

transportation plans, or other plans adopted for guiding development within the 
City of Dahlonega. 

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

development of property that give supporting grounds for either approval or 
disapproval of the zoning or special use proposal. 
 

Note: The Planning Commission and City Council may adopt the findings and 
determinations provided in this report as written (provided below), if appropriate, or 
it may modify them. The planning commission and city council may cite one or more 
of these in its own determinations, as it determines appropriate. The Planning 
Commission and City Council may modify the language provided here, as necessary, 
in articulating its own findings. Or, the Planning Commission and City Council can 
reject these findings and make their own determinations and findings for one or more 
of the criteria as specified in the Dahlonega zoning ordinance and any additional 
considerations it determines appropriate.  
 
Note: The applicant has addressed in the application various zoning criteria (different 
from the five criteria specified above and below in this report; those responses are 
attached to this report. Below are consulting planner’s findings (revised per amended 
application). 
 

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

 
Finding: The proposed change of use from single-family residential to a low-intensity 
commercial use is not necessarily consistent with the original intentions of the overall 
Planned Unit Development and is not necessarily consistent with condominium uses in 
the Summit development (may not support request). As noted above, a change 
from 27 (or 15 homes) to 40 cabins represents a higher number of units but not 
necessarily an increase in density since the two are not necessarily comparable. The City 
Council’s approval of the Nordic Spa development across the street renders this site 
more suitable for the same purpose (i.e., destination resort). Though it is a commercial 
use (lodging), the proposed development could be considered suitable in view of the 
apartments and multi-family zoning that abuts the subject property to the west (may 
support request). 
 

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

 
Finding: Adverse effects if any would consist of differences in traffic patterns, the types 
of occupants and visitors in the area, the look and feel of the project, its architectural 
design, and impacts on public and private properties. The proposal is unlikely to create 
adverse effects on existing uses and usability of adjacent and nearby property 
(supports request). As noted by the applicant, the proposed development may be a 
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lower impact on the environment than would the detached single-family subdivision 
currently approved (may support request). The proposed development is more or 
less the same as the approved development in terms of impervious surfaces (may 
support request). Indeed, to the extent impervious surface and additional clearing 
are prevented in the southern part of the property, this can have environmental (water 
quality) benefits which are important given the site’s proximity to the city-county water 
supply reservoir (supports request). 
 

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

 
Finding: The applicant’s impact analysis compares the proposed project with the 
approved project. 
 

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

 
Finding: The application argues persuasively that the site plan and development 
proposal are consistent with various policies inherent in the comprehensive plan 
(supports request).  
 
Finding: The character area map of the comprehensive plan shows the subject property 
and all of the areas along Summit Drive as “residential” character. Conversion of an 
existing single-family residential development permission to a commercial use is not 
considered consistent with the character area recommendation of the adopted 
comprehensive plan (does not support request). However, the proposed 
development could be designed in a way to be more or less consistent with standards for 
the residential character area, which include: 1-2 story structures oriented close to the 
street front, with minimal on-site parking and pedestrian accessibility where possible; 
landscaping and decorative elements encouraged; and rural/ mountain themed design 
elements, such as steeply pitched roofs with deep overhangs, wood or masonry siding, 
and front porches (supports approval with conditions related to 
architectural design).  
 

5. Whether there are other existing or changing conditions affecting 
the use and development of property that give supporting grounds 
for either approval or disapproval of the zoning or special use 
proposal. 

 
Finding: The subject request relies on the prior approval by City Council of Ordinance 
2025-05, authorizing the Nordic Spa on the 20-acres across Summit Drive from the 
subject property. Ordinance 2025-05 includes a zoning condition that will ultimately 
cause the property to revert back to its prior PUD zoning regulations if not developed 
within a two-year period from August 4, 2025. However, even though the Nordic Spa 
zoning’s “shelf life” is less than one year from being forced into a zoning reversion 
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process, the city reports that the development is in the permitting process. Therefore, 
the possible reversion of zoning appears to be a “non-issue.” 
 
Finding: The market for 1,700-square-foot detached homes may not be very strong at 
the subject location, but that is what was approved just five years ago. The impetus for 
the subject application is City Council’s approval of the Nordic Spa, opening up the 
prospect for expansion and conversion of a proposed single-family subdivision to a low-
intensity commercial (lodging) use (supports request). 
 
ANALYSIS OF CONSISTENCY WITH PUD DEVELOPMENT GUIDELINES 
(Sec. 1308 zoning ordinance) 
 
This report section analyses the application in terms of the site planning guidelines 
provided for the PUD zoning district. Strict compliance with all guidelines is not 
required, although successive departures from the guidelines should be considered 
grounds for disapproval of the requested PUD zoning district. 
 

1. Land uses which have traditionally been viewed as incompatible 
(e.g. single-family subdivision and a manufacturing plant) should 
not be proposed in the same Planned Unit Development unless 
considerable screening and physical separation is provided.  

 
Finding: The application does not propose incompatible uses (meets guideline). 
In the context of the larger PUD, lodging facilities within designation resorts or 
micro-resorts are not necessarily compatible with the overall original intentions of 
the approved PUD to be a residential development with different housing types 
(condominiums and detached single-family homes. However, the proposed use is 
compatible with the revised PUD which includes Nordic Spa (supports request). 
 
2. Office, commercial and/or industrial uses should be located adjacent 

to major thoroughfares or in other areas with suitable access that 
will not result in traffic through residential areas.  

 
Finding: Not applicable. The application proposes low-intensity commercial 
(lodging) uses which would not be located adjacent to a major thoroughfare 
(inconsistent with guidelines). However, the proposed use is not one that 
would require a major thoroughfare. Residential condominium owners will have to 
traverse areas with low-intensity commercial lodging (i.e., the subject request if 
approved, plus the Nordic Spa) to get to their homes, contrary to this guideline 
(does not support request). However, the proposal to retain a three-foot-tall 
berm will help mitigate this concern (supports conditional approval). 

 
3. Lot sizes, lot widths, unit sizes and other characteristics of 

residential development within the Planned Unit Development 
should be similar to those characteristics of adjacent or nearby 
residential subdivisions or provide a suitable transition from such 
adjacent uses. 
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Finding:  Not applicable or inconsistent. The proposal if approved would replace lot 
patterns with unsubdivided small unit clusters. 

 
4. Location of land uses should conform substantially with land use 

plan goals, policies and suggested types of uses.  
 

Finding: See the zoning criteria discussed earlier in this report relative to consistency 
with land use plan goals, policies, and suggested land uses. 

 
5. Street lengths, alignments, patterns and other characteristics should 

conform to city subdivision regulations or standard planning 
principles.  

 
Finding:  The existing street network was constructed in accordance with the city’s 
requirements for a conventional suburban subdivision. The proposed PUD includes 
repurposing of the already constructed street network with modifications as noted in 
this report to include an additional oversized circular cul-de-sac. The proposal would 
fit a collection of 40 cabins and support structures around the developed street 
network (with modifications) but would also retain surrounding open spaces and 
supplement existing natural areas with planted areas. This provides an 
environmentally friendly development, one that protects water quality, yet utilizes 
the existing street design and existing utility infrastructure (supports request). 

 
6. Proposed developments should make maximum use of natural 

features of the land.  
 

Finding: Mostly consistent. As noted in the application, open space will be 
approximately 80 percent of the site, considering natural and planted areas. 
Impervious surface would be limited to les than 20% of the subject site. 

 
7. For developments that are predominantly residential, only limited 

commercial uses (up to 10,000 square feet, or 10% of the total 
development site area) of a convenience retail nature, internally 
oriented and intended to serve the needs of the residents of the 
development, should be proposed.  

 
Finding: Inapplicable, now that the overall residential PUD has been parceled out 
into different, unrelated land uses including spa, residential condominiums, and 
detached single-family lots. 

 
CONCLUSION 
 
Consulting planner recommends approval with conditions. 
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RECOMMENDED CONDITIONS OF ZONING APPROVAL 
 
If this request for PUD zoning is approved, it should be approved PUD Conditional, 
subject to the owner’s agreement to abide by the following conditions: 
 

1. Generally. 
  
A. As required by the Dahlonega zoning ordinance, the letter of intent, 

dimensional requirements, and architectural inspiration images and other 
information regarding design material submitted with the application are 
adopted by reference and are conditions of approval, unless specifically 
modified by these conditions of approval.  
 

B. The site shall be developed in general accordance with the site plan for the 
Dahlonega Micro Resort, prepared for Pomeroy Lodging Group, by 
Confluence Landscape Architect, dated September 16, 2026, on file with the 
City of Dahlonega in application REZN 26-005.  The zoning administrator 
may authorize minor modifications to the site plan due to engineering 
constraints, ingress and egress, and/or to meet conditions of zoning, and city, 
county and state regulations. Any major deviation from the approved site 
plan, as determined by the zoning administrator, shall require an amendment 
to the approved PUD zoning district following applicable zoning procedures. 

 
2. Uses. The site shall be limited to 40 cabins (detached commercial lodging 

structures) and support facilities and structures (spa buildings and mixed use 
building) as indicated in the application, along with driveways, stormwater 
management, and associated accessory structures and uses. 
 

3. Access.  The development may have one but not more than one street 
connection (entrance/exit) to Summit Drive. No parking on Summit Drive shall 
be permitted. 
 

4. Pedestrian connection. At no cost to the city, the owner/developer shall be 
required to install a pedestrian crosswalk across Summit Drive to connect the 
subject development to the Nordic Spa project (property north of Summit Drive).  
 

5. Berm/streetscape along Summit Drive. Except for the approved access 
points for vehicles and pedestrians, the owner/developer shall install a minimum 
three-foot-high berm with landscaping approved by the zoning administrator to 
screen or partially screen the project from view along Summit Drive. 
 

6. Dimensional requirements. The property shall be subject to the following 
development dimensional requirements (in addition to those specified in the 
application): 
 
A. Impervious surfaces shall not exceed 20 percent of the total site area. 
B. Minimum open space shall be 75 percent of the total site area. 
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C. Maximum building or structure height shall be two stories or 24 feet. 
 

7. Building and architectural design and exterior material finishes. It is 
expected that the proposed development will incorporate architectural and 
design features suggested in the Dahlonega comprehensive plan, such as rural/ 
mountain themed design elements, such as steeply pitched roofs with deep 
overhangs, wood or masonry siding, and front porches. It is expected that Final 
elevations for the cabins and support (spa and mixed-use) buildings and 
structures shall be subject to the review and approval of the zoning administrator 
prior to issuance of a building permit for the respective cabin, building, or 
structure. 
 

8. Watershed (stream) protection. There shall be a minimum 100-foot-wide 
buffer and a minimum 150-foot-wide impervious surface setback maintained 
along both sides of the stream on the subject property. 
 

9. Stormwater management. Any stormwater facilities designed and/or 
maintained as wet detention facilities will be required to be surrounded by a 
fence of five (5) feet high and which is open to the air. If chain link is utilized for 
fencing of a wet detention facility, it shall be vinyl coated. Screening of the fence 
from Summit Drive and the east property line shall be required as approved by 
the zoning administrator to minimize the visual impact of the detention pond and 
fencing. 
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Letter of Intent (1 of 4) 
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Letter of Intent (2 of 4) 
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Letter of Intent (3 of 4) 
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Letter of Intent (4 of 4) 
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Applicant’s Narrative Regarding Criteria (1 of 9) 
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Applicant’s Narrative Regarding Criteria (2 of 9) 
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Applicant’s Narrative Regarding Criteria (3 of 9) 
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Applicant’s Narrative Regarding Criteria (4 of 9) 

  

- Page 56 -



REZN 26-05 PUD to PUD, Summit Drive, Dahlonega 

 

24 
 

 
Applicant’s Narrative Regarding Criteria (5 of 9) 
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Applicant’s Narrative Regarding Criteria (6 of 9) 
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Applicant’s Narrative Regarding Criteria (7 of 9) 
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Applicant’s Narrative Regarding Criteria (8 of 9) 
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Applicant’s Narrative Regarding Criteria (9 of 9)  
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Boundary Survey Excerpt 
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