CITY OF DAHLONEGA

DAHLONEGA) City Council Public Hearing Agenda
November 17, 2025, 4:00 PM

Gary McCullough Council 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
APPROVAL OF AGENDA

PUBLIC HEARING

1. REZN 25-04 Annexation and Zoning: Bryan Bergstein, applicant and property owner,
seeks annexation and PUD (Planned Unit Development) zoning for 4.30 acres (Land Lot
145, 2nd District, 1st Section, Lumpkin County) (Map/Parcel 081 009) fronting 384.22
feet on the west side of South Chestatee Street (SR 60/ US Hwy 19) 162 feet northwest
of Old Village Lane (a.k.a. 3400 South Chestatee Street). Existing character area in
unincorporated Lumpkin County is gateway corridor. Proposed use: Fee Simple
Townhouses (40 units).
Doug Parks, City Attorney

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
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!




Agenda Memo

DATE: 11/17/2025

TITLE: REZN 25-04

PRESENTED BY: Doug Parks, City Attorney
PRIORITY Strategic Priority - Communication

AGENDA ITEM DESCRIPTION

REZN 25-04 Annexation and Zoning: Bryan Bergstein, applicant and property owner, seeks annexation
and PUD (Planned Unit Development) zoning for 4.30 acres (Land Lot 145, 2" District, 1% Section,
Lumpkin County) (Map/Parcel 081 009) fronting 384.22 feet on the west side of South Chestatee Street
(SR 60/ US Hwy 19) 162 feet northwest of Old Village Lane (a.k.a. 3400 South Chestatee Street).
Existing character area in unincorporated Lumpkin County is gateway corridor. Proposed use: Fee simple
townhouses (40 units).

HISTORY/PAST ACTION

None.

FINANCIAL IMPACT
None.

RECOMMENDATION
Approval.

SUGGESTED MOTIONS

Motions to approve when action is to be taken.

ATTACHMENTS

Consulting Planner’s report.




CONSULTING PLANNER’S REPORT

TO:

FROM:

DATE:

SUBJECT:

PUBLIC HEARINGS:

APPLICANT:
OWNERC(S):

LOCATION:

PARCEL #:
ACREAGE:
EXISTING USE:

PROPOSED USE:

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

Jerry Weitz, Consulting Planner
October 17, 2025

REZN 25-04 Annexation and Planned Unit Development
(PUD) zoning

November 4, 2025 @ 6:00 p.m. (Planning Commission)
, (Mayor and City Council)

Bryan Bergstein

Bryan Bergstein

Fronting 384.22 feet on the west side of South Chestatee
Street (SR 60/ US Hwy 19) 162 feet northwest of Old Village
Lane (a.k.a. 3400 South Chestatee Street) (Land Lot 145, 2nd
District, 15t Section, Lumpkin County)

081 009

4.30

Detached, single-family dwelling and accessory structure

Fee simple townhouses (40 lots/units)

SURROUNDING LAND USE/ZONING:

NORTH:

Vacant (conservation use), agricultural preservation character area

(unincorporated)

EAST:
SOUTH:
WEST:

RECOMMENDATION:

(across SR 60): Vacant, Planned Unit Development (PUD) District
Vacant (open space for River Knoll subdivision), PUD; church, PUD
Vacant (open space for River Knoll subdivision), PUD

Approval, conditional
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Tax Map/Aerial Photograph of Property (property outlined in blue)
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Dahlonega Zoning Map Excerpt
(green = PUD zoning) (red = B-2 zoning) (yellow = R-1 zoning)
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ABOUT PLANNED UNIT DEVELOPMENT (PUD) ZONING DISTRICTS
Definition and Intentions

The Dahlonega zoning ordinance defines “Planned Unit Development” as follows: “A
form of development usually characterized by a unified site design for a number of
housing units, clustered buildings, common open space, density increases, and a mix of
building types and land uses.” The purposes and intentions of the PUD zoning district
are specified in Sec. 1301 of the zoning ordinance and include: flexible development
standards, a mix of residential unit types, and a mix of land uses.

Permitted Uses

The PUD zoning district is very flexible with regard to land uses. Sec. 1302 of the zoning
district indicates a PUD zoning district can include: “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.”

Submission Requirements

Sec. 1303 of the zoning ordinance, relative to PUD zoning districts, indicates that a
development summary report is required which lists each land use and the acreage
devoted to each, along with the proposed development standards such as building
setbacks, maximum density, intensity of nonresidential buildings, and so forth. The time
frame for construction is also supposed to be included. A site plan is required (Sec. 1304
zoning ordinance). The city may also require architectural elevations or other materials
and information to be included in PUD zoning applications.

Sec. 1305 of the zoning ordinance provides that the application materials if approved by
the city (including approved development summary report, site plan, and all other
information, studies, plats, plans or architectural elevations submitted in the
application, or required to be submitted by the Governing Body) “shall establish the
standards and minimum requirements for the subject property and shall become the
zoning regulations that apply to the subject property, regardless of changes in property
ownership.” This means that the application materials if approved (unless modified by
the city) are binding on the property.

District Standards and Requirements
To establish a PUD zoning district, a minimum of two acres with a minimum frontage of
100 feet is required (Sec. 1307 zoning ordinance). The application meets and exceeds

these basic requirements.

Dahlonega’s zoning ordinance also specifies “suggested site planning guidelines” (Sec.
1308). Guidelines are not mandatory but should be considered; this report addresses the
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extent to which the proposed PUD zoning district meets suggested site planning
guidelines.
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Site Plan Excerpt
SUMMARY OF PROPOSAL

The applicant seeks annexation and Planned Unit Development (PUD) District zoning
for a 40-lot/unit (fee-simple townhouse) residential development on 4.30 acres fronting
on the west side of State Route 60. The application includes a letter of intent addressing
zoning decision criteria listed on the city’s application form (included in this report), a
site plan (excerpted in this report), a list of all dimensional requirements (attached to
this report) and a document titled “Dahlonega Village” which includes architectural
elevations of the proposed buildings. The 21-page Dahlonega Village document with

architectural elevations is provided under separate cover.
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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).

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 proposed PUD does not include nonresidential uses
(inapplicable).

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.

Finding: Per the dimensional requirements proposed in the application, each lot will

have a minimum lot width of 23 feet and a minimum lot area of 2,500 square feet.
These dimensions are considered with the range of convention for fee-simple
townhouse lots. See also the typical lot diagram provided from the site plan above.
The overall density proposed is approximately 9.3 units per acre; while the density
may be higher than the adjacent subdivision, it is considered compatible and
appropriate (meets guideline).
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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 in a later section of 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 proposed PUD includes the subdivision of land and the construction of
a new public street to serve the development. The applicant has provided a typical
street crosssection on the site plan which is also provided below. A condition of
zoning approval is included that requires the street to be public and to meet all city
requirements unless a subsequent variance is applied for and granted by City Council
(supports conditional approval).
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6. Proposed developments should make maximum use of natural
Jeatures of the land.

Finding: Mostly inapplicable or mostly consistent. The subject property does
not have a stream or water body on it and does not appear to have significant or
unique natural features. The topography of the subject property (shown on a map
below) is significant. The site has approximately 50 feet of change in elevation;
topography changes from an elevation of 1020’ along the western property line to its
low point of approximately 1,174’ near the front of the property at SR 60.

7. For developments that are predominantly residential, only limited
commercial uses (up to 10,000 square Jeet, 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. The proposed project does not include any commercial uses.
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Sls

Topography (Lumpkin County Q Public)
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.
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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.

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.

This report provides consulting planner’s findings below. The applicant has addressed
criteria in writing as provided in the zoning application (see attachment to this report)

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.

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: To the west and part of the south property line, the subject property abuts
common area (open space) for the River Knoll residential subdivision. The River Knoll
subdivision is best characterized as a fee-simple duplex (two-family dwelling)
subdivision, where two dwelling units are attached in a single building but each unit is
on its own lot owned by the unit owner. Homes in River Knoll subdivision are generally
2,250 to 2,800 square feet in heated floor area, with an estimated values from the tax
assessor of from approximately $350,000 to $475,000. Lot sizes are approximately 0.11
acre. Homes in the River Knoll subdivision were constructed over several years, between
2006 and 2018, per the county tax assessor.

10
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To the north of the subject property is a 23-acre
undeveloped parcel that is in conservation use;
the tax assessor’s property record has a picture
identifying the tract as a “wildlife sanctuary.”

2

To the south, in front of River Knoll subdivision
and fronting on both sides of River Knoll Way and
the west side of SR 60 is a 7,200-square foot
church constructed in 2024, according to the
county tax assessor.

To the east of the subject property, across SR 60,
is a vacant 6.17-acre tract that fronts on SR 60 and
the north and south sides of Old Village Lane;
while this tract is classified as residential by the
tax assessor, it may be held or anticipated for
future commercial development.

Church abutting south
property line

Immediately east of this vacant tract but not abutting SR 60 is a large (182-acre)
developed parcel owned by Kingwood Dahlonega International Resort (essentially a golf
course and recreational area along with homes in a master planned development). The
resort is also accessed via Birch River Drive north of the subject property. Across SR 60
and south of the subject property is a mini-storage facility (Highway 60 Self Storage) in
the city zoned B-2.

The proposed PUD as proposed, and as proposed to be conditioned in this report, is
considered compatible with surrounding and nearby land uses (ineets criterion/
supports request).

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

Finding: The applicant has reportedly met with residents of the River Knoll subdivision
and has clearly attempted to address potential offsite impacts of the proposed PUD,
such as lighting, access, and buffering. The proposed PUD is not expected to adversely
affect the use or usability of adjacent or nearby property which includes conservation
use property and the church abutting it (ineets criterion).

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: Utility availability and capacity are not evaluated in this report (incon-
clusive), but public water and sanitary sewer are readily available to the site. The
additional dwelling units will have some impact on schools and are expected to add
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modestly to the county school system’s student population. The PUD if approved and
constructed will result in additional traffic, but it should not be excessive or
burdensome, given that the Georgia Department of Transportation will require road
improvements to accommodate the additional traffic generated (meets criterion).

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: Because the subject property is not currently inside the city limits, it is not
addressed in the city’s comprehensive plan. The subject property is within the “gateway
corridor” character area established by the Character Area and Road Classification Map
of the Lumpkin County comprehensive plan. Commercial development, offices, and high
densit
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