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Dallas Planning Commission 
 

Thursday, March 21, 2024  

6:00 PM  

City Hall, 129 E Memorial Dr, Dallas GA 30132  

Individuals with disabilities who require certain accommodations in order to allow them to observe and/or participate in this 

meeting, or who have questions regarding the accessibility of a meeting or the facilities, are required to promptly contact the 

City’s ADA Coordinator at 770-443-8110 ext. 1604 to allow the city to make reasonable accommodations for those persons. 

 

AGENDA 
 

 

CALL TO ORDER 

MINUTES APPROVAL 

1. Consideration for the approval of the Minutes from 11/2/2023 

RECOGNITION OF VISITORS 

None 

OLD BUSINESS 

None 

NEW BUSINESS 

2. Re-appointment of Officers  

3. Annexation Application A-2024-01 PLG, LLC have applied to annex a portion of Land Lot(s) 458 and 

459 in the 2nd District, 3rd Section of Paulding County, located at 469 Summerhill Road, within 

Paulding County, Georgia from a zoning District of R-2 Residential in Paulding County, to a zoning 

District of R2-C, in the City of Dallas. 

4. Zoning Application Z-2024-01 PLG, LLC have applied to zone/rezone a portion of Land Lot(s) 458 and 

459 in the 2nd District, 3rd Section of Paulding County, located at 469 Summerhill Road, within 

Paulding County, from a zoning District of R-2 Residential in Paulding County, to a zoning District of 

R2-C Residential, in the City of Dallas.  

ADJOURNMENT 
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Dallas Planning Commission 
 

Thursday, November 02, 2023  

6:00 PM  

City Hall, 129 E Memorial Dr, Dallas GA 30132  

 

MINUTES 
 

CALL TO ORDER 

 

PRESENT 

David Holt 

Debbie Ewing 

Ryan Ayers 

 

ABSENT 

Terry Johnson 

Andrew Nesbit 

 

MINUTES APPROVAL 

1. Consideration for the approval of the Minutes from 8/3/2023. 

Motion to approve the Minutes from 8/3/2023 with changes.  

Motion made by Ayers, Seconded by Ewing. 

Voting Yea: Ewing, Ayers 

 

RECOGNITION OF VISITORS 

2. None  

REPORTS 

3. None 

OLD BUSINESS 

4. None 
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NEW BUSINESS 

5. Zoning Application Z-2023-08 Kerley Family Homes, LLC have applied to zone/rezone a portion of 

Land Lot(s) 273 in the 2nd District, 3rd Section of Paulding County, located at 260 Merchants Drive, 

within City of Dallas, Georgia, from a Zoning District of C-2 Commercial to a Zoning District of R-4 

Residential and C-2 Commercial, in the City of Dallas.  

Kevin Moore spoke in favor of the application. Sam Braly spoke in favor of the application with 

concern.  

Motion to approve recommendation of Zoning Application Z-2023-08 with the following stipulations: 

1. Developer is responsible for off-site downstream sewer infrastructure improvements that are required. 

Improvements must be installed and accepted by City prior to final plat approval.  

2. Development shall be constructed in substantial conformity with the site plan provided in the zoning 

application. 

3. Developer shall provide a minimum 20-foot planted or natural (where possible) buffer adjacent to the 

property boundaries as shown on the zoning site plan. 

4. Developer shall provide a 5-6 foot high earthen berm with two rows of evergreen trees staggered six 

feet on center where the development borders single family residential properties. Berm with evergreen 

trees shall be located on the development side of the 20-foot planted or natural buffer.  

5. Developer shall provide a 6-foot high chain link fence along development side of 20-foot buffer along 

north and east sides of development down to the stormwater management facility and tie into the private 

alley. 

6. Developer shall provide a 10-foot concrete multi-use trail along the entire length of the property 

frontage along Merchants Drive for connection to City of Dallas Battlefield Trail. 

7. Developer shall provide curb and gutter along entire length of property frontage along Merchants 

Drive. 

8. Developer is responsible for providing required all development entrance improvements as required 

by Georgia DOT.  

9. Developer is responsible for providing and installing license plate reader camera at development 

entrance compatible with City of Dallas Police Department system.  

10. Home Owners Association with mandatory membership required for preservation and maintenance 

of common areas. 

11. Developer shall submit detailed architectural, site, and landscaping plans to the City of Dallas for 

design review approval.  

12. Additional 150-foot extension of berm from the Braly property along the City property for a total of 

250-feet.  

Motion made by Ewing, Seconded by Ayers. 

Voting Yea: Ewing, Ayers 
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6. Zoning Application Z-2023-09 Kerley Family Homes, LLC have applied to zone/rezone a portion of 

Land Lot(s) 273 in the 2nd District, 3rd Section of Paulding County, located at 200 Clay Drive, within 

City of Dallas, Georgia, from a zoning of R-1 Residential District to a Zoning District of R-4 

Residential and C-2 Commercial, in the City of Dallas.  

Kevin Moore spoke in favor of the application. Sam Braly spoke in favor of the application with 

concern. 

Motion to approve Zoning Application Z-2023-09 with the following stipulations: 

1. Developer is responsible for off-site downstream sewer infrastructure improvements that are required. 

Improvements must be installed and accepted by City prior to final plat approval.  

2. Development shall be constructed in substantial conformity with the site plan provided in the zoning 

application. 

3. Developer shall provide a minimum 20-foot planted or natural (where possible) buffer adjacent to the 

property boundaries as shown on the zoning site plan. 

4. Developer shall provide a 5-6 foot high earthen berm with two rows of evergreen trees staggered six 

feet on center where the development borders single family residential properties. Berm with evergreen 

trees shall be located on the development side of the 20-foot planted or natural buffer.  

5. Developer shall provide a 6-foot high chain link fence along development side of 20-foot buffer along 

north and east sides of development down to the stormwater management facility and tie into the private 

alley. 

6. Developer shall provide a 10-foot concrete multi-use trail along the entire length of the property 

frontage along Merchants Drive for connection to City of Dallas Battlefield Trail. 

7. Developer shall provide curb and gutter along entire length of property frontage along Merchants 

Drive. 

8. Developer is responsible for providing required all development entrance improvements as required 

by Georgia DOT.  

9. Developer is responsible for providing and installing license plate reader camera at development 

entrance compatible with City of Dallas Police Department system.  

10. Home Owners Association with mandatory membership required for preservation and maintenance 

of common areas.  

11. Developer shall submit detailed architectural, site, and landscaping plans to the City of Dallas for 

design review approval.  

12. Additional 150-foot extension of berm from the Braly property along the City property for a total of 

250-feet.  

Motion made by Ewing, Seconded by Ayers. 

Voting Yea: Ewing, Ayers 
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7. First National Community Bank has submitted development plans for property that is located within the 

Corridor Overlay District. The property is 0.93 acres located at 104 Village Walk, Dallas, GA 30132.  

Jerry Johnson and Jonathan Colvin spoke in favor of the application.  

Motion to approve DEV-2023-02. 

Motion made by Ewing, Seconded by Ayers. 

Voting Yea: Ewing, Ayers 

 

8. The City of Dallas has proposed text amendments to the Zoning Ordinance.  

Public hearing was held for proposed chapter 44 zoning amendments as presented.  

 

9. Consideration for the 2024 meeting schedule.  

No action was taken.  

 

ADJOURNMENT 

Motion to adjourn 

Motion made by Ayers, Seconded by Ewing. 

Voting Yea: Ewing, Ayers 

 

 

 

 

 

 
  

Board Secretary  Date 
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City of Dallas 
 

 

 

PUBLIC HEARING 

Zoning/Annexation 

March 21, 2024 

6:00PM 

 

DALLAS CITY HALL 

129 E. Memorial Dr 

Dallas, GA 30132 
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February 19th, 2024 
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Malak Elgaydi, Planning & Zoning Secretary 
City of Dallas 
320 E Foster Avenue 
Dallas, GA 30132 
 
Re: Planning Report  
 469 Summerhill Road 

A-2024-01 and Z-2024-01 
Applicant's Name: PLG, LLC 
Property Owner: Mary Sue Tibbits 
Land Lot 459, District 2, Section 3 
Parcel # 147.1.2.002.0000 
Lot Size: 34.614 Acre +/- 
Current Zone: R2 and B2, Partially Corridor Overlay District 
Zone Requested: R2C 
Ward: 4 
City Council Member: Jim Henson 
City of Dallas, Paulding County, Georgia 

 
 
Dear Miss Elgaydi: 
 
This planning report is prepared in response to an Annexation and Rezoning request submitted by PLG, LLC (“the 
Applicant”) for the property located on Summerhill Road. The purpose of this report is to provide an analysis of the 
annexation and rezoning request and make recommendations for the Planning Commission and City Council’s 
consideration. 
 
Background: 
 
The property is mostly vacant and features a single-family home, a garage and two shed structures. The home was 
constructed in 1970 and features 1916 square feet. The property has been owned by the Tibbitts family since 1952. The 
property is under contract by the applicant who wishes construct 103 single-family homes. 
 
In 2023, the applicant submitted an annexation and rezoning application to the City of Dallas (“the city”) that was 
subsequently sent to the Paulding County Community Development Office (“the county”) for comment within five (5) 
days per state law. The county presented comment to the city that indicated that should the area in question be annexed, 
it would cause an unincorporated island to the site’s east. The applicant has since revised their application in this request 
to only annex a portion of the lot and leave approximately 0.167 acres within the county (the area shown in hatched red 
on the submitted site plan) in order to connect unincorporated portions east and west of the site to alleviate the county’s 
concerns. 
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Annexation and Rezoning Request: 
 
The property is bordered directly to the north by an incorporated island consisting of The Phoenix at Dallas, The Pearl at 
Dallas, and Westminster Care off of Professional Parkway. The applicant is requesting to annex 34.447 acres and 
construct 103 single-family homes on the city portion. No amenities are proposed for the site. The applicant has not 
specified the amount of open space within the development. 
 
Description of Rezoning Request: 
 
The request is being made in order to construct single-family homes that would range from 1,860 square feet to 2,455 
square feet. The R2C Zone permits minimum lot sizes of 7,500 square feet with a density of 3 du/acre. The developer 
proposes 2.98 du/acre density. The homes are proposed to be a “for sale” product and not rentals that will be built by 
Paran Homes. The development will feature 50’ wide public right-of-way. 
 
Infrastructure for the development will feature gravity sewer that may tie into existing sewer in the area. The northern 
portion of the lot is within the Dallas Sewer Service area, whereas the southern portion is located within the Paulding 
County Sewer service area. Water will be serviced through an existing line located on Summerhill Road and provided by 
either Paulding County or Dallas. The property is not located in a FEMA designated flood zone. 
 
The city-county comprehensive plan prescribes Community Residential Character Area to the subject property, which 
recommends residential zoning categories. The surrounding area is largely residential, with incoming commercial and 
healthcare related uses to support Wellstar Paulding’s hospital facility across Highway 278. 
 
Site Analysis: 
 
Summerhill Road slices the parcel in two parts with a northern portion and southern portion. The parcel has rolling hills 
throughout that would need to be graded. There is an existing stream on the southeast portion of the parcel that runs 
along the property boundary and connects to a small lake that’s partially on the parcel. The city would enforce the 75’ 
stream buffer requirement in this area. 
 
The uses in the vicinity include existing single-family homes, agricultural land, townhomes, and medical facilities. The 
property is located within the Wellness District and partially within the Employment Corridor. The zoning and land use in 
the area is as follows: 
 

Zoning: Future Land Use Map: 

North: C-2 North: City Health/Wellness/Longevity 

South: R-2 South: County Community Residential 

East: R-2 East: County Community Residential 

West: R-2 West: County Community Residential 

 
Review of Criteria for Granting a Rezoning: 
 
The Zoning Ordinance of the City of Dallas, requires the Planning & Zoning Commission and the legislative body to pay 
reasonable regard to the following when preparing and considering proposed amendments: 
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1. The Comprehensive Plan;  
Dallas Future Land Use Map - The Future Land Use Plan prescribes “Community Residential” as the future land use for the 
parcel.  The intent of the Community Residential Character Area is as follows: 

 
“Encourage walkable and interconnected residential developments that highlight the natural environment.  
The Community Residential Character Area is defined by specific hydrologic drainage basins that are currently 
served or expected to be served by sewer. Driven by the existing infrastructure and development mapped in the 
previous section, the Community Residential Character Area includes the majority of eastern Paulding County. 
Development should be concentrated around sewer access and the existing undeveloped subdivisions. Any future 
developments must protect floodplains, stream buffers and any other environmental concerns. This Character 
Area currently includes two impaired streams, resulting from nonpoint source pollution impacts. Following 
recommended subdivision regulations/key development patterns for this Character Area is consistent with efforts 
to manage the Total Maximum Daily Loads (TMDLs) in these streams and, ultimately, remove them from impaired 
status. The recommendations also contemplate future nonpoint source pressures from additional development 
and the need to keep other streams from being listed as impaired.” 
 

The character area has specific land uses allowed that recommend residential, public, semi-public, and institutional uses. 
The county’s existing R-2 Zone is listed as a compatible active zoning classification. The property is also located within the 
Wellness District: 
 

“The WellStar Hospital is a key amenity within Paulding County, providing jobs as well as hospital services for a 
wide-ranging area. The Atlanta Regional Commission defines this area as one of only several Wellness Districts in 
metro Atlanta. Growth has already been seen around the hospital, and the county should be proactive about this 
growth to maintain a quality district that is accessible and attractive for all users and creates a resilient 
employment center. The Wellness District is envisioned to be the County’s premier employment hub, with a focus 
on medical jobs and related industries” 

 
The Wellness District recommends limiting additional single-family housing and focus on employment within the 
designated area. R-2 is not listed as a recommended zoning category. Specific Land Uses listed as allowed within the 
district are residential (multi-family), bicycles/pedestrian trails, active and passive recreation, public use, semi-public use, 
institutional and commercial. 
 
Highway 278 within this vicinity is considered an Employment Corridor: 
 

“Employment Corridors are major roadways where new investment and redevelopment should be targeted for 
commercial and industrial development. By focusing the locations of future employment activity to these major 
corridors, the movement of people and goods can be optimized through transportation improvements. This 
approach also supports cost-effective infrastructure provision and management.” 

 
The corridor recommends bicycles, pedestrian trails, active and passive recreation, public use, semi-public use, 
institutional, commercial and industrial uses. No residential uses are recommended within this area. 
 
The proposed zoning category of R-2C is not supported by the Comprehensive Plan. 
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2. Permitted Use impact on adjacent properties; 
The density of the area would increase and be higher than residential properties to the east and west. The developed 
parcels to the north of the site have a higher density and feature townhomes. There are no significant impacts that are 
expected from a land use perspective. 
3. Adverse effect on the usability of adjacent or nearby parcel; 
The use is not the most desirable given the limited land in the vicinity to continue buildout of medical adjacent uses to 
support the Wellness District and Employment Corridor. 
 
4. Proposal causes excessive or burdensome use of streets, transportation facilities, utilities, schools; 
The use would increase school-aged children and traffic within the area. Given the size of the development, the increase 
is minimal with only 103 units. 
 
5. Supported by current conditions: 
Water and Sewer are available. 
 
Recommendation: 
 
Based on our analysis, we recommend that the City Council approve the annexation and deny the rezoning request 
submitted by PLC, LLC for the property at 469 Summerhill Road. Our recommendation is based on the following findings: 
 

 The annexation would permit for further expansion of medical adjacent uses within the area to support the 
hospital and expand job opportunities within the medical hub and along Highway 278 in an area that has limited 
opportunity for growth. 

 The property is located within the Wellness District, which does not recommend single-family residential zoning 
categories. 

 The property is located within the Employment Corridor, which does not recommend single-family residential 
zoning categories. 

 The development does not propose amenities for residents. 
 
Conditions of Approval (if applicable): 
 
Should the council wish to approve the application, the following conditions should be made applicable to the 
development: 

1. The City Council should consider zoning the parcel O-I (Office Institutional) or C-2 (Commercial) in order to 
encourage the expansion of medical office opportunities and other supporting uses. 

2. The City Council shall require that a legal plan or contract for the perpetuation, maintenance and function of all 
the common area or other common property be established and furnished to the Council to be approved by the 
City Attorney prior to final approval. The legal plan or contract shall assure that all such common areas shall be 
provided for in a satisfactory manner without expense to the City. The documents shall be recorded in the County 
Recorder’s office by the applicant prior to occupancy of any building on the project.  

3. Where applicable, a homeowners’ or maintenance association shall be established for the purpose of 
permanently maintaining all open space and potential non-commercial recreational facilities. Such homeowner’s 
or maintenance association agreements, guaranteeing continuing maintenance, and giving lien to the City in the 
event of lack of such maintenance prior to the approval of a Final Plat.  
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4. Applicant/Developer/Owner agrees to submit the site/neighborhood/development to covenants pursuant to the 
Georgia Property Owners Act (OCGA 44-3-220 et seq.). 

5. Applicant/Developer/Owner agrees that an amenity shall be constructed on HOA-owned property for residents. 
6. Applicant/Developer/Owner agrees that all homes shall be required to have a two-car garage. 
7. Applicant/Developer/Owner agrees to install sidewalks on both sides of internal streets and along the frontage of 

Summerhill Road.   
8. Applicant/Developer/Owner agrees to construct a minimum of eight elevations and a minimum of 5% of each 

elevation be constructed.  
9. Applicant/Developer/Owner agrees that at least 75% 50% of homes on a corner lot must have a side load garage.  
10. Rental Restriction:  The Covenants, Conditions and Restrictions shall include a clause that limits the maximum 

number of units that can be rented or leased within the development at any one time to be 10% or less, However, 
if all of the homes are owned by one entity and governed by a third-party management company then the rental 
restriction shall be waived in its entirety.    

11. Applicant/Developer/Owner agrees and acknowledges that all conditions or stipulations of re-zoning shall bind 
applicant/developer/owner’s successors and assigns.  

 
Public Comments: 
 
No Public Comments have been received by the Planning and Zoning staff as per the date of this report. 
 
Conclusion: 
 
In conclusion, this planning report has provided an analysis of the annexation and rezoning request and recommended a 
course of action for the City Council consideration. The decision should be made in accordance with the city’s zoning 
regulations, comprehensive plan, and the best interests of the community. 
 
Attachments: 
City Zoning Map 
County Zoning Map 
City Future Land Use Map 
County Future Land Use Map 
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City Zoning Map: 
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County Zoning Map: 
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City Future Land Use Map: 
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County Future Land Use Map: 
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Boundary Survey Legal Description 

Tract 1 

 

All that tract or parcel of land lying and being in Land Lot 458 of the 2nd District, 3rd Section, Paulding 

County, Georgia and being more particularly described as follows: 

  

BEGINNING at a 1/2" rebar found at the Land Lot corner common to Land Lots 407, 408, 457 & 458; from 

point thus established and running along the line common to Land Lots 407 & 458 South 89° 39' 19" East 

a distance of 640.39 feet to a 1" rebar found; thence leaving said Land Lot line South 00° 21' 10" West a 

distance of 9.73 feet to an axle found; thence South 43° 53' 17" East a distance of 121.92 feet to an iron 

pin set on the northwesterly Right of Way of Summerhill Road (60' R/W); thence running along said Right 

of Way the following courses: running along a curve to the left an arc length of 84.29 feet, (said curve 

having a radius of 775.00 feet, with a chord bearing of South 33° 04' 55" West, and a chord length of 

84.25 feet) to a point; thence running along a curve to the right an arc length of 203.00 feet, (said curve 

having a radius of 5440.00 feet, with a chord bearing of South 32° 42' 30" West, and a chord length of 

202.99 feet) to a point; thence running along a curve to the right an arc length of 167.80 feet, (said curve 

having a radius of 4240.00 feet, with a chord bearing of South 34° 03' 40" West, and a chord length of 

167.79 feet) to a point; thence running along a curve to the left an arc length of 266.06 feet, (said curve 

having a radius of 1540.00 feet, with a chord bearing of South 31° 32' 26" West, and a chord length of 

265.72 feet) to a point; thence South 27° 10' 21" West a distance of 81.44 feet to a point; thence running 

along a curve to the right an arc length of 218.85 feet, (said curve having a radius of 765.00 feet, with a 

chord bearing of South 36° 25' 01" West, and a chord length of 218.10 feet) to a 1/2" rebar found; 

thence North 64° 38' 11" West a distance of 207.36 feet to a 1/2" rebar found on the Land Lot line 

common to Land Lots 457 & 458; thence running along said Land Lot line North 01° 10' 42" East a 

distance of 867.64 feet to the TRUE POINT OF BEGINNING.  Said tract contains 10.409 Acres (453,438 

Square Feet). 
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Tract 2 

 

All that tract or parcel of land lying and being in Land Lot 458 & 459 of the 2nd District, 3rd Section, 

Paulding County, Georgia and being more particularly described as follows: 

 

To Reach the TRUE POINT OF BEGINNING commence at a 1/2" rebar found at the Land Lot corner 

common to Land Lots 407, 408, 457 & 458; thence running along the line common to Land Lots 407 & 

458 South 89° 39' 19" East a distance of 640.39 feet to a 1" rebar found; thence leaving said Land Lot line 

South 00° 21' 10" West a distance of 9.73 feet to an axle found; thence South 43° 53' 17" East a distance 

of 121.92 feet to an iron pin set on the northwesterly Right of Way of Summerhill Road (60' R/W); 

thence running along a tie line South 71° 59' 28" East a distance of 63.44 feet to a point on the 

southeasterly Right of Way of Summerhill Road, said point lying in the centerline of a creek; thence 

leaving said Right of Way and running along said creek the following courses: thence South 65° 38' 18" 

East a distance of 11.94 feet to a point; thence North 69° 17' 02" East a distance of 8.65 feet to a point; 

thence South 44° 29' 53" East a distance of 5.91 feet to a point; thence South 88° 00' 18" East a distance 

of 13.41 feet to a point; thence South 56° 32' 26" East a distance of 21.84 feet to a point; thence South 

60° 28' 33" East a distance of 52.77 feet to a point; thence South 64° 41' 00" East a distance of 104.59 

feet to a point; thence South 56° 15' 30" East a distance of 13.88 feet to a point; thence South 27° 47' 

01" East a distance of 14.55 feet to a point; thence South 08° 05' 54" East a distance of 8.64 feet to a 

point; thence South 50° 09' 13" East a distance of 22.40 feet to a point; thence South 64° 01' 26" East a 

distance of 52.19 feet to a point; thence South 03° 44' 22" East a distance of 16.49 feet to a point; thence 

South 52° 54' 39" East a distance of 12.53 feet to a point; thence South 24° 40' 18" East a distance of 

32.81 feet to a point; thence South 46° 58' 19" East a distance of 18.83 feet to a point; thence South 30° 

16' 04" East a distance of 14.35 feet to a point; thence South 57° 31' 13" East a distance of 17.57 feet to 

a point; thence South 69° 23' 40" East a distance of 15.91 feet to a point; thence South 80° 06' 20" East a 

distance of 21.70 feet to a point; thence South 76° 26' 10" East a distance of 20.14 feet to a point; thence 

South 81° 41' 17" East a distance of 10.36 feet to a point; thence South 78° 16' 17" East a distance of 

8.54 feet to a point; thence South 51° 36' 07" East a distance of 14.62 feet to a point; thence South 21° 

55' 19" East a distance of 31.86 feet to a point; thence South 48° 05' 59" East a distance of 21.90 feet to 

a point; thence South 84° 07' 26" East a distance of 20.70 feet to a point; thence leaving said Land Lot 

line South 47° 41' 09" East a distance of 72.19 feet to a point on the Land Lot line common to Land Lots 

458 & 459; thence running along said Land Lot line South 00° 32' 27" West a distance of 618.61 feet to 

an iron pin set; thence leaving said Land Lot line North 87° 52' 52" East a distance of 208.82 feet to an 

iron pin set; thence South 00° 34' 06" West a distance of 208.69 feet to a 1/2" rebar found on the Land 

Lot line common to Land Lots 459 & 478; thence running along said Land Lot line South 87° 50' 38" West 

a distance of 208.73 feet to a fence corner at the Land Lot corner common to Land Lots 458, 459, 478 & 

479; thence running along the Land Lot line common to Land Lots 478 & 479 South 89° 45' 30" West a 

distance of 659.75 feet to an iron pin found; thence South 89° 44' 42" West a distance of 600.36 feet to a 

1/2" rebar found; thence leaving said Land Lot line North 00° 34' 52" East a distance of 7.42 feet to a 

1/2" rebar found; thence North 01° 50' 53" East a distance of 163.39 feet to a 3" open top pipe found at 

the aforementioned southeasterly Right of Way of Summerhill Road (60' R/W); thence running along 

said Right of Way the following courses: running along a curve to the left an arc length of 221.06 feet, 
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(said curve having a radius of 2410.00 feet, with a chord bearing of North 47° 10' 43" East, and a chord 

length of 220.99 feet) to a point; thence running along a curve to the left an arc length of 236.57 feet, 

(said curve having a radius of 825.00 feet, with a chord bearing of North 36° 23' 51" East, and a chord 

length of 235.76 feet) to a point; thence North 27° 10' 21" East a distance of 82.28 feet to a point; thence 

running along a curve to the right an arc length of 256.66 feet, (said curve having a radius of 1480.00 

feet, with a chord bearing of North 31° 32' 52" East, and a chord length of 256.34 feet) to a point; thence 

running along a curve to the left an arc length of 170.41 feet, (said curve having a radius of 4300.00 feet, 

with a chord bearing of North 34° 04' 07" East, and a chord length of 170.40 feet) to a point; to the left 

an arc length of 205.69 feet, (said curve having a radius of 5500.00 feet, with a chord bearing of North 

32° 42' 05" East, and a chord length of 205.68 feet) to a point; thence running along a curve to the right 

an arc length of 98.43 feet, (said curve having a radius of 715.00 feet, with a chord bearing of North 33° 

50' 29" East, and a chord length of 98.35 feet) to the TRUE POINT OF BEGINNING.  Said tract contains 

24.205 Acres (1,054,382 Square Feet). 
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469 Summerhill Road 

A-2024-01 

Z-2024-01 

February 19th, 2024 

 

 1 

 

Malak Elgaydi, Planning & Zoning Secretary 
City of Dallas 
320 E Foster Avenue 
Dallas, GA 30132 
 
Re: Planning Report  
 469 Summerhill Road 

A-2024-01 and Z-2024-01 
Applicant's Name: PLG, LLC 
Property Owner: Mary Sue Tibbits 
Land Lot 459, District 2, Section 3 
Parcel # 147.1.2.002.0000 
Lot Size: 34.614 Acre +/- 
Current Zone: R2 and B2, Partially Corridor Overlay District 
Zone Requested: R2C 
Ward: 4 
City Council Member: Jim Henson 
City of Dallas, Paulding County, Georgia 

 
 
Dear Miss Elgaydi: 
 
This planning report is prepared in response to an Annexation and Rezoning request submitted by PLG, LLC (“the 
Applicant”) for the property located on Summerhill Road. The purpose of this report is to provide an analysis of the 
annexation and rezoning request and make recommendations for the Planning Commission and City Council’s 
consideration. 
 
Background: 
 
The property is mostly vacant and features a single-family home, a garage and two shed structures. The home was 
constructed in 1970 and features 1916 square feet. The property has been owned by the Tibbitts family since 1952. The 
property is under contract by the applicant who wishes construct 103 single-family homes. 
 
In 2023, the applicant submitted an annexation and rezoning application to the City of Dallas (“the city”) that was 
subsequently sent to the Paulding County Community Development Office (“the county”) for comment within five (5) 
days per state law. The county presented comment to the city that indicated that should the area in question be annexed, 
it would cause an unincorporated island to the site’s east. The applicant has since revised their application in this request 
to only annex a portion of the lot and leave approximately 0.167 acres within the county (the area shown in hatched red 
on the submitted site plan) in order to connect unincorporated portions east and west of the site to alleviate the county’s 
concerns. 
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469 Summerhill Road 

A-2024-01 

Z-2024-01 

February 19th, 2024 

 

 2 

Annexation and Rezoning Request: 
 
The property is bordered directly to the north by an incorporated island consisting of The Phoenix at Dallas, The Pearl at 
Dallas, and Westminster Care off of Professional Parkway. The applicant is requesting to annex 34.447 acres and 
construct 103 single-family homes on the city portion. No amenities are proposed for the site. The applicant has not 
specified the amount of open space within the development. 
 
Description of Rezoning Request: 
 
The request is being made in order to construct single-family homes that would range from 1,860 square feet to 2,455 
square feet. The R2C Zone permits minimum lot sizes of 7,500 square feet with a density of 3 du/acre. The developer 
proposes 2.98 du/acre density. The homes are proposed to be a “for sale” product and not rentals that will be built by 
Paran Homes. The development will feature 50’ wide public right-of-way. 
 
Infrastructure for the development will feature gravity sewer that may tie into existing sewer in the area. The northern 
portion of the lot is within the Dallas Sewer Service area, whereas the southern portion is located within the Paulding 
County Sewer service area. Water will be serviced through an existing line located on Summerhill Road and provided by 
either Paulding County or Dallas. The property is not located in a FEMA designated flood zone. 
 
The city-county comprehensive plan prescribes Community Residential Character Area to the subject property, which 
recommends residential zoning categories. The surrounding area is largely residential, with incoming commercial and 
healthcare related uses to support Wellstar Paulding’s hospital facility across Highway 278. 
 
Site Analysis: 
 
Summerhill Road slices the parcel in two parts with a northern portion and southern portion. The parcel has rolling hills 
throughout that would need to be graded. There is an existing stream on the southeast portion of the parcel that runs 
along the property boundary and connects to a small lake that’s partially on the parcel. The city would enforce the 75’ 
stream buffer requirement in this area. 
 
The uses in the vicinity include existing single-family homes, agricultural land, townhomes, and medical facilities. The 
property is located within the Wellness District and partially within the Employment Corridor. The zoning and land use in 
the area is as follows: 
 

Zoning: Future Land Use Map: 

North: C-2 North: City Health/Wellness/Longevity 

South: R-2 South: County Community Residential 

East: R-2 East: County Community Residential 

West: R-2 West: County Community Residential 

 
Review of Criteria for Granting a Rezoning: 
 
The Zoning Ordinance of the City of Dallas, requires the Planning & Zoning Commission and the legislative body to pay 
reasonable regard to the following when preparing and considering proposed amendments: 
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A-2024-01 

Z-2024-01 

February 19th, 2024 
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1. The Comprehensive Plan;  
Dallas Future Land Use Map - The Future Land Use Plan prescribes “Community Residential” as the future land use for the 
parcel.  The intent of the Community Residential Character Area is as follows: 

 
“Encourage walkable and interconnected residential developments that highlight the natural environment.  
The Community Residential Character Area is defined by specific hydrologic drainage basins that are currently 
served or expected to be served by sewer. Driven by the existing infrastructure and development mapped in the 
previous section, the Community Residential Character Area includes the majority of eastern Paulding County. 
Development should be concentrated around sewer access and the existing undeveloped subdivisions. Any future 
developments must protect floodplains, stream buffers and any other environmental concerns. This Character 
Area currently includes two impaired streams, resulting from nonpoint source pollution impacts. Following 
recommended subdivision regulations/key development patterns for this Character Area is consistent with efforts 
to manage the Total Maximum Daily Loads (TMDLs) in these streams and, ultimately, remove them from impaired 
status. The recommendations also contemplate future nonpoint source pressures from additional development 
and the need to keep other streams from being listed as impaired.” 
 

The character area has specific land uses allowed that recommend residential, public, semi-public, and institutional uses. 
The county’s existing R-2 Zone is listed as a compatible active zoning classification. The property is also located within the 
Wellness District: 
 

“The WellStar Hospital is a key amenity within Paulding County, providing jobs as well as hospital services for a 
wide-ranging area. The Atlanta Regional Commission defines this area as one of only several Wellness Districts in 
metro Atlanta. Growth has already been seen around the hospital, and the county should be proactive about this 
growth to maintain a quality district that is accessible and attractive for all users and creates a resilient 
employment center. The Wellness District is envisioned to be the County’s premier employment hub, with a focus 
on medical jobs and related industries” 

 
The Wellness District recommends limiting additional single-family housing and focus on employment within the 
designated area. R-2 is not listed as a recommended zoning category. Specific Land Uses listed as allowed within the 
district are residential (multi-family), bicycles/pedestrian trails, active and passive recreation, public use, semi-public use, 
institutional and commercial. 
 
Highway 278 within this vicinity is considered an Employment Corridor: 
 

“Employment Corridors are major roadways where new investment and redevelopment should be targeted for 
commercial and industrial development. By focusing the locations of future employment activity to these major 
corridors, the movement of people and goods can be optimized through transportation improvements. This 
approach also supports cost-effective infrastructure provision and management.” 

 
The corridor recommends bicycles, pedestrian trails, active and passive recreation, public use, semi-public use, 
institutional, commercial and industrial uses. No residential uses are recommended within this area. 
 
The proposed zoning category of R-2C is not supported by the Comprehensive Plan. 
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2. Permitted Use impact on adjacent properties; 
The density of the area would increase and be higher than residential properties to the east and west. The developed 
parcels to the north of the site have a higher density and feature townhomes. There are no significant impacts that are 
expected from a land use perspective. 
3. Adverse effect on the usability of adjacent or nearby parcel; 
The use is not the most desirable given the limited land in the vicinity to continue buildout of medical adjacent uses to 
support the Wellness District and Employment Corridor. 
 
4. Proposal causes excessive or burdensome use of streets, transportation facilities, utilities, schools; 
The use would increase school-aged children and traffic within the area. Given the size of the development, the increase 
is minimal with only 103 units. 
 
5. Supported by current conditions: 
Water and Sewer are available. 
 
Recommendation: 
 
Based on our analysis, we recommend that the City Council approve the annexation and deny the rezoning request 
submitted by PLC, LLC for the property at 469 Summerhill Road. Our recommendation is based on the following findings: 
 

 The annexation would permit for further expansion of medical adjacent uses within the area to support the 
hospital and expand job opportunities within the medical hub and along Highway 278 in an area that has limited 
opportunity for growth. 

 The property is located within the Wellness District, which does not recommend single-family residential zoning 
categories. 

 The property is located within the Employment Corridor, which does not recommend single-family residential 
zoning categories. 

 The development does not propose amenities for residents. 
 
Conditions of Approval (if applicable): 
 
Should the council wish to approve the application, the following conditions should be made applicable to the 
development: 

1. The City Council should consider zoning the parcel O-I (Office Institutional) or C-2 (Commercial) in order to 
encourage the expansion of medical office opportunities and other supporting uses. 

2. The City Council shall require that a legal plan or contract for the perpetuation, maintenance and function of all 
the common area or other common property be established and furnished to the Council to be approved by the 
City Attorney prior to final approval. The legal plan or contract shall assure that all such common areas shall be 
provided for in a satisfactory manner without expense to the City. The documents shall be recorded in the County 
Recorder’s office by the applicant prior to occupancy of any building on the project.  

3. Where applicable, a homeowners’ or maintenance association shall be established for the purpose of 
permanently maintaining all open space and potential non-commercial recreational facilities. Such homeowner’s 
or maintenance association agreements, guaranteeing continuing maintenance, and giving lien to the City in the 
event of lack of such maintenance prior to the approval of a Final Plat.  
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4. Applicant/Developer/Owner agrees to submit the site/neighborhood/development to covenants pursuant to the 
Georgia Property Owners Act (OCGA 44-3-220 et seq.). 

5. Applicant/Developer/Owner agrees that an amenity shall be constructed on HOA-owned property for residents. 
6. Applicant/Developer/Owner agrees that all homes shall be required to have a two-car garage. 
7. Applicant/Developer/Owner agrees to install sidewalks on both sides of internal streets and along the frontage of 

Summerhill Road.   
8. Applicant/Developer/Owner agrees to construct a minimum of eight elevations and a minimum of 5% of each 

elevation be constructed.  
9. Applicant/Developer/Owner agrees that at least 75% 50% of homes on a corner lot must have a side load garage.  
10. Rental Restriction:  The Covenants, Conditions and Restrictions shall include a clause that limits the maximum 

number of units that can be rented or leased within the development at any one time to be 10% or less, However, 
if all of the homes are owned by one entity and governed by a third-party management company then the rental 
restriction shall be waived in its entirety.    

11. Applicant/Developer/Owner agrees and acknowledges that all conditions or stipulations of re-zoning shall bind 
applicant/developer/owner’s successors and assigns.  

 
Public Comments: 
 
No Public Comments have been received by the Planning and Zoning staff as per the date of this report. 
 
Conclusion: 
 
In conclusion, this planning report has provided an analysis of the annexation and rezoning request and recommended a 
course of action for the City Council consideration. The decision should be made in accordance with the city’s zoning 
regulations, comprehensive plan, and the best interests of the community. 
 
Attachments: 
City Zoning Map 
County Zoning Map 
City Future Land Use Map 
County Future Land Use Map 
 
 
 
 
 
 
 
 
 
 
 
 
 

80

Item 4.



469 Summerhill Road 

A-2024-01 

Z-2024-01 

February 19th, 2024 

 

 6 

City Zoning Map: 
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County Zoning Map: 
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City Future Land Use Map: 
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County Future Land Use Map: 
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Annexation and Zoning Plat Legal Description 

Tract 1 

 

All that tract or parcel of land lying and being in Land Lot 458 of the 2nd District, 3rd Section, Paulding 

County, Georgia and being more particularly described as follows: 

  

BEGINNING at a 1/2" rebar found at the Land Lot corner common to Land Lots 407, 408, 457 & 458; from 

point thus established and running along the line common to Land Lots 407 & 458 South 89° 39' 19" East 

a distance of 640.39 feet to a 1" rebar found; thence leaving said Land Lot line South 00° 21' 10" West a 

distance of 9.73 feet to an axle found; thence South 43° 53' 17" East a distance of 121.92 feet to an iron 

pin set on the northwesterly Right of Way of Summerhill Road (60' R/W); thence running along said Right 

of Way the following courses: running along a curve to the left an arc length of 84.29 feet, (said curve 

having a radius of 775.00 feet, with a chord bearing of South 33° 04' 55" West, and a chord length of 

84.25 feet) to a point; thence running along a curve to the right an arc length of 203.00 feet, (said curve 

having a radius of 5440.00 feet, with a chord bearing of South 32° 42' 30" West, and a chord length of 

202.99 feet) to a point; thence running along a curve to the right an arc length of 167.80 feet, (said curve 

having a radius of 4240.00 feet, with a chord bearing of South 34° 03' 40" West, and a chord length of 

167.79 feet) to a point; thence running along a curve to the left an arc length of 266.06 feet, (said curve 

having a radius of 1540.00 feet, with a chord bearing of South 31° 32' 26" West, and a chord length of 

265.72 feet) to a point; thence South 27° 10' 21" West a distance of 81.44 feet to a point; thence running 

along a curve to the right an arc length of 218.85 feet, (said curve having a radius of 765.00 feet, with a 

chord bearing of South 36° 25' 01" West, and a chord length of 218.10 feet) to a 1/2" rebar found; 

thence North 64° 38' 11" West a distance of 207.36 feet to a 1/2" rebar found on the Land Lot line 

common to Land Lots 457 & 458; thence running along said Land Lot line North 01° 10' 42" East a 

distance of 867.64 feet to the TRUE POINT OF BEGINNING.  Said tract contains 10.409 Acres (453,438 

Square Feet). 
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Tract 2 

 

All that tract or parcel of land lying and being in Land Lot 458 & 459 of the 2nd District, 3rd Section, 

Paulding County, Georgia and being more particularly described as follows: 

 

To Reach the TRUE POINT OF BEGINNING commence at a 1/2" rebar found at the Land Lot corner 

common to Land Lots 407, 408, 457 & 458; thence running along the line common to Land Lots 407 & 

458 South 89° 39' 19" East a distance of 640.39 feet to a 1" rebar found; thence leaving said Land Lot line 

South 00° 21' 10" West a distance of 9.73 feet to an axle found; thence South 43° 53' 17" East a distance 

of 121.92 feet to an iron pin set on the northwesterly Right of Way of Summerhill Road (60' R/W); 

thence running along a tie line South 71° 59' 28" East a distance of 63.44 feet to a point on the 

southeasterly Right of Way of Summerhill Road, said point lying in the centerline of a creek and being 

the TRUE POINT OF BEGINNING; thence from the point thus established and leaving said Right of Way 

and running along said creek the following courses: South 65° 38' 18" East a distance of 11.94 feet to a 

point; thence North 69° 17' 02" East a distance of 8.65 feet to a point; thence South 44° 29' 53" East a 

distance of 5.91 feet to a point; thence South 88° 00' 18" East a distance of 13.41 feet to a point; thence 

South 56° 32' 26" East a distance of 21.84 feet to a point; thence South 60° 28' 33" East a distance of 

52.77 feet to a point; thence South 64° 41' 00" East a distance of 104.59 feet to a point; thence South 

56° 15' 30" East a distance of 13.88 feet to a point; thence South 27° 47' 01" East a distance of 14.55 feet 

to a point; thence South 08° 05' 54" East a distance of 8.64 feet to a point; thence South 50° 09' 13" East 

a distance of 22.40 feet to a point; thence South 64° 01' 26" East a distance of 52.19 feet to a point; 

thence South 03° 44' 22" East a distance of 16.49 feet to a point; thence South 52° 54' 39" East a 

distance of 12.53 feet to a point; thence South 24° 40' 18" East a distance of 32.81 feet to a point; thence 

South 46° 58' 19" East a distance of 18.83 feet to a point; thence South 30° 16' 04" East a distance of 

14.35 feet to a point; thence South 57° 31' 13" East a distance of 17.57 feet to a point; thence South 69° 

23' 40" East a distance of 15.91 feet to a point; thence South 80° 06' 20" East a distance of 21.70 feet to 

a point; thence South 76° 26' 10" East a distance of 20.14 feet to a point; thence South 81° 41' 17" East a 

distance of 10.36 feet to a point; thence South 78° 16' 17" East a distance of 8.54 feet to a point; thence 

South 51° 36' 07" East a distance of 14.62 feet to a point; thence South 21° 55' 19" East a distance of 

31.86 feet to a point; thence South 48° 05' 59" East a distance of 21.90 feet to a point; thence South 84° 

07' 26" East a distance of 20.70 feet to a point; thence leaving said Land Lot line South 47° 41' 09" East a 

distance of 72.19 feet to a point on the Land Lot line common to Land Lots 458 & 459; thence running 

along said Land Lot line South 00° 32' 27" West a distance of 618.61 feet to an iron pin set; thence 

leaving said Land Lot line North 87° 52' 52" East a distance of 208.82 feet to an iron pin set; thence South 

00° 34' 06" West a distance of 178.69 feet to an iron pin set; thence South 88° 05' 17" West a distance of 

239.14 feet to an iron pin set; thence South 00° 14' 30" East a distance of 30.00 feet to an iron pin set on 

the Land Lot line common to Land Lots 458 & 479; thence running along said Land Lot line South 89° 45' 

30" West a distance of 629.75 feet to an iron pin found; thence South 89° 44' 42" West a distance of 

600.36 feet to a 1/2" rebar found; thence leaving said Land Lot line North 00° 34' 52" East a distance of 

7.42 feet to a 1/2" rebar found; thence North 01° 50' 53" East a distance of 163.39 feet to a 3" open top 

pipe found at the aforementioned southeasterly Right of Way of Summerhill Road (60' R/W); thence 

running along said Right of Way the following courses: running along a curve to the left an arc length of 
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221.06 feet, (said curve having a radius of 2410.00 feet, with a chord bearing of North 47° 10' 43" East, 

and a chord length of 220.99 feet) to a point; thence running along a curve to the left an arc length of 

236.57 feet, (said curve having a radius of 825.00 feet, with a chord bearing of North 36° 23' 51" East, 

and a chord length of 235.76 feet) to a point; thence North 27° 10' 21" East a distance of 82.28 feet to a 

point; thence running along a curve to the right an arc length of 256.66 feet, (said curve having a radius 

of 1480.00 feet, with a chord bearing of North 31° 32' 52" East, and a chord length of 256.34 feet) to a 

point; thence running along a curve to the left an arc length of 170.41 feet, (said curve having a radius of 

4300.00 feet, with a chord bearing of North 34° 04' 07" East, and a chord length of 170.40 feet) to a 

point; to the left an arc length of 205.69 feet, (said curve having a radius of 5500.00 feet, with a chord 

bearing of North 32° 42' 05" East, and a chord length of 205.68 feet) to a point; thence running along a 

curve to the right an arc length of 98.43 feet, (said curve having a radius of 715.00 feet, with a chord 

bearing of North 33° 50' 29" East, and a chord length of 98.35 feet) to the TRUE POINT OF BEGINNING. 

Said tract contains 24.038 Acres (1,047,115 Square Feet). 
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