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LUMPKIN COUNTY 
Board of Commissioners 

Public Hearing Agenda 
Commissioners Boardroom 

 
 

September 20, 2022 
5:15 P.M. 

 

• Call to Order Chairman Dockery 

• Public Comment on Character Area Map Amendment (CAM) 

1.  2022 - 38 - Resolution to Amend the Character Area Map (Planning Director Bruce Georgia)   

• Adjournment 



99 Courthouse Hill – Dahlonega, GA 30533 – (706)-864-3742 

https://www.lumpkincounty.gov/ 

 

 

 

Lumpkin County, Georgia 

 

  

 

Planning Department  

 

 

 

 

Date:  September 20, 2022 

Agenda Item:  Resolution to Amend the Character Area Map 

Item Description:  Resolution to Amend the Character Area Map (Regular Meeting). United Family 

Homes, LLC. has submitted a Character Area Map Amendment request for 

Map/Parcel 083-100, Dahlonega, GA 30533. 

 

Facts & Historical Information:  
1. On 7 October 2021, the applicant met with the Planning Review Committee to discuss the land use and 

development requirements. 

 

2. On 7 July 2022, the applicant met again with the Planning Review Committee to discuss the project, and 

informed the developers of the change in Land Use Regulations with regard to their project. 

 

3. On 10 July 2022, the Planning Department received the CAM application from United Family Homes, LLC.  

The request is for changing the current character area of Residential Growth to the Gateway Corridor Overlay 

District.   

 

4. On 8 August 2022, the Planning Commission will hear the CAM from Residential Growth to Gateway Corridor 

Overlay District and will provide the BOC with the recommendation immediately following the meeting date. 

The Planning Department will provide the board with the Planning Commissions recommendation in an 

updated staff analysis.   

 

Land Use: Chapter 27 
The current Character Area for parcel 083-100 is Residential Growth.  The developer also owns a contiguous parcel 

082-269, within the Gateway Corridor Overlay District.  This parcel will be the access to the multi-family 

development. A DOT entrance permit is being staffed.  The total acreage for both parcels is approximately 50 acres.  

The land use regulations allow for multi-family development in both Character Areas.  Note that the performance 

standards require 2 acres per unit (RG) in the restrictive development category.  This requirement does not apply to 

the Gateway Corridor Overlay District, as it’s in the General Development Category.  

 

The performance standards for multi-family are: 

 

Road   Classification  ACTIVITIES  ACRES  BUFFER  

(ft)  

SETBACKS (ft)  from  SCREENING  (ft)  

A  C  L     Adjoining  

Property  

Road  

R.O.W.  

Total  Partial  

1
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♦  ♦  ♦  Multi-Family  

Development*  

R  **  200  250  250  250  300  

♦  ♦  ♦   G  4  25  50  50  50  75  

   *See Ch. 26 Sec. 604 for further requirements. **2 acres per unit in restrictive 

development.  

 

The development standards for development in the Gateway Corridor Overlay District (Reflected in the Gateway 

Overlay District Development Design Guidelines) regulate a higher standard for architectural finishes, landscaping, 

signage and lighting.   

 
Land Development: Chapter 26 
 The following reflects the multi-family development density standards based on infrastructure. 

 

Density, maximum bedrooms per acre: 

Individual well and septic: Four bedrooms/acre. 

Shared/community well and septic: Four bedrooms/acre. 

Public water and septic: Six bedrooms/acre. 

Public water (with buildings sprinklered) and septic: Eight bedrooms/acre. 

Public water and public sewer: Twelve bedrooms/acre. 

Public water (buildings sprinklered) and public sewer: Sixteen bedrooms/acre.  

 
Potential Course of Action:  

1. Approve the character area map amendment as requested. 

2. Approve the character area map amendment with conditions. 

3. Table or deny the character area map amendment request. 

 

Budgetary Impact: 
None 

 

Planning Commission’s Recommendation: The Planning Commission unanimously recommends to the Board of 

Commissioners to change the current Residential Growth Character Area (effecting only Map/Parcel # 083-

100) to the Gateway Corridor Overlay District.   
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<Insert Resolution Here> 

 

 

        
      ____________________________                                                                         

      Chris Dockery, Chairman 

      Lumpkin County Board of Commissioners 

Attest: 

 

____________________________                                                

Melissa Z. Witcher 

Lumpkin County Clerk 

 

 

 

Attachments: 

1743_HWY 60 _Deed 

2022-08-15_UFH - Hwy 60 Letter of Intent 

2022-08-15_UFH - Hwy 60 Architectural Concept 

220716_Hwy 60 Apartments - Render 1 

220716_Hwy 60 Apartments - Render 2 

220716_Hwy 60 Apartments - Render 3 

220716_Hwy 60 Apartments - Render 4 

220716_Hwy 60 Apartments - Render 5 

220716_Hwy 60 Apartments - Render 6 

220716_Hwy 60 Apartments - Render 7 

220716_Hwy 60 Apartments - Render 8 

220716_Hwy 60 Apartments - Render 9 

220716_Hwy 60 Apartments - Render 10 

220716_Hwy 60 Apartments - Render 11 

Location Map with Character Area 

United Family Homes_Ownership document 
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2022-08-13  //  Character Area Map Amendment Letter of Intent :  Lumpkin County Highway 60 Apartments 

 

To the Planning Commission and Board of Commissioners: 

 

This letter of intent is in regards to the “Lumpkin Highway 60” project with a proposed location utilizing 

Land Lots 140, 141, 148, & 149 in the 11th District of (what was originally Hall County) Lumpkin County, 

Georgia.   

• Currently the 8.2 Acre Parcel (ID 082 269) is categorized in the “Gateway Corridor Overlay 

District” allowing for higher density development.   

 

• The 40.99 Acre Parcel 083 100 is currently zoned in “Residential Growth”.   

 

 

We are requesting to merge the two parcels (ID 082 269 and ID 083 100) and to categorize them as 

a combined parcel within “Gateway Corridor Overlay District”. 
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Changing from Residential Growth to Gateway Corridor Overlay District comes with many benefits to the site and to 

Lumpkin County including the following: 

 

o Shifts from Low Density to a High Density  :  Residential Growth would only allow for about 25 units over the full 49 acres.  

Shifting to a higher density categorization would allow for the proposed 288 units over about 11 acres out of the 49.   

 

BENEFITS:  

 

▪ Having higher density means a connection to Infrastructure:  Sewer and Water.  This avoids the potential of 25 

separate wells and 25 separate septic systems in close proximity to the Chestatee River. 

 

▪ Having a smaller footprint for development would allow for less site disturbance.  This is desired due to the proximity 

to the Chestatee River 

 

 

▪ Having a smaller development footprint allows for the preservation of old-growth pine/hardwoods that are on 38 out 

of the 49 acres.   

• This is ecologically responsible 

• This allows for the preservation of visual screening of the development from those traveling on 400/60. 

 

▪ Higher density would provide an economic boon to Lumpkin county, providing a larger and more stabilized housing 

anchor for any future planned economic growth/development such as Hospitals and Universities. 

 

o Requires a Higher Standard of Development:  The Gateway Corridor Overlay District requires a higher standard of 

development and will result in a higher quality construction product 

BENEFITS: 

▪ A higher standard of development will be enforced, necessitating the usage of nicer and more lasting materials 

 

▪ The intent of the design for these buildings is to integrate into the traditional architectural design prevalent in the 

area, while modernizing certain feature locations of the buildings with tasteful and timeless detailing.  The material 

palettes are suggested to be a neutral and nature-inspired combination of wood tones, whites, beiges, and greens.   

 

 

▪ The development is planned to be a gated community with attractive site work and landscaping to minimally disturb 

the intersection and be as unobtrusive as possible.   

 

▪ The Higher Standard of Development, paired with a target rent of $2,000/month will attract more stabilized housing 

residents 
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Regarding Character Area Map Amendments, per Section 27-8.1.3 

A. Whether the land use amendment proposal meets the policies and intent established in the current 
comprehensive plan and the CAM. 

• The land use amendment proposal would meet the policies and intent established in the Comprehensive Plan 
that was informed by the SWOT Analysis by :  

o Solving Short-comings and County Needs Addressed in the Comprehensive Plan such as :  
▪ Gaps in workforce/starter housing supply 
▪ Limited options for commercial tax base 

o Presenting Opportunities/Unique Possibilities such as :  
▪ Providing a housing anchor for Potential Medical Hub with Hospital Relocation 
▪ Initiate precedent in new/smart growth 

o Controlling Threats/Outside Risks such as :  
▪ Managing potential conflicts from growth by focusing on a single high quality development 

rather than uncontrolled variety of developments at unknown qualities and impacts 
▪ Managing possible rapid growth from metro Atlanta by consolidating housing options into a 

low acreage parcel to avoid over-development and sprawl 

 

• Page 10 Lumpkin County Comprehensive Plan :  Update land use policies to mitigate impacts of new 
development / Target utility and infrastructure improvements in a way compatible with rural character 

o This project would create a single, high density, development instance that would need to 
utilize sewer/city water.  This avoids potential future development of low density that could 
include up to 25 separate wells/septic tanks in close proximity to the Chestatee River 

B. Whether the land use amendment proposal is compatible with the surrounding future land uses as identified in 
the CAM; 

• As notable in the overall site plan and the portion of the CAM included on Page 1, most of the surrounding large 
parcels that buffer GA 400 and State Route 60 are already designated “Gateway Corridor Overlay District”.    

C. Whether the CAM amendment proposal can be adequately served by existing transportation facilities and other 
infrastructure, such as schools, water and sewer; 

• This parcel being amended is already served by the GA400 Corridor and is accessed via Hwy 60.  The water 
and sewer infrastructure is existing and capable of servicing the first phase of this project at 230 Beds / 132 
Units. 

• Phases II and III would be served by the sewer expansion efforts expected to be completed by 2025. 

D. Whether the CAM amendment proposal negatively impacts natural and scenic resources identified by the county; 

• Some natural and scenic resources identified by the county include :   
o Scenic Rural Vistas – State Rout 400 and State Route 60 providing the “Gateway” into the county and 

city of Dahlonega 
o The Chestatee River 
o The Rugged/Forested Terrain 

 

• The CAM amendment proposal positively impacts natural and scenic resources identified by the county by 
allowing a higher density development which: 

o Allows for an economically viable project with minimal impact on the site, preserving 75%+ of the 
hardwood/pine growth forest on site 

o Allows for the retainage of a majority of the tree canopy preserving the scenic views from 400 and 60 
o Reduces site disturbance which reduces the impact on the Chestatee River 
o Reduces the potential for septic/well installs which avoids negative impacts on the water-table/the 

Chestatee 

1.b

Packet Pg. 21

A
tt

ac
h

m
en

t:
 2

02
2-

08
-1

5_
U

F
H

 -
 H

w
y 

60
 L

et
te

r 
o

f 
In

te
n

t 
 (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



4 | P a g e  
 

E. Whether the CAM amendment proposal is in the best interest of the county and the public good and whether the 
proposal protects the health and welfare of its citizens; and 

• This amendment proposal follows the interest of the county and the public good by protecting the health and 
welfare of its citizens.  It does so by: 

o Promoting Economic Prosperity, providing housing for new good jobs located nearby and providing 
a high quality product 

o Contributes towards Resource Management and utilizes Efficient Land Use by smartly avoiding 
ecologically harmful development of a sensitive parcel close to scenic routes and the Chestatee River 

o Initiates Local Preparedness by providing justification and purpose for expanding sewer treatment 
facilities which would point towards a future where Septic could be minimized in sensitive areas. 

o Creates a Sense of Place by creating local housing nearby to the future hospital and university which 
would allow for shorter commutes for residents and a more localized sense of community 

 

F. Whether the property to be affected by the CAM amendment proposal has a reasonable economic use as 
currently designated on the CAM. 

• There is a reasonable economic use currently as single family detached housing, but such a development 
would be ecologically harmful by: 

o Possibly introducing 25 separate septic tanks up-hill from the Chestatee River 
o Possibly introducing 25 separate wells which could disturb the proximity water-table 
o Resulting in the disturbance of the total 50 acres of the site, risking exposure to 400/60 and reduction 

of the quality of those vistas 

 

 

The program of the proposed development to be built upon the rezoned land is as designed as indicated below: 

4 Multi-Family Buildings, each at 3 stories, combining to a total Unit Count of 288, comprised of 100 One-Bedroom Units, 

168 Two-Bedroom Units, and 20 Three-Bedroom Units.  There will be an on-site leasing center, fitness center, pool, 

playground, and dog park.   

It is understood that the current capacity for development is limited and as a result, the project will be phased into three 

phases.  Phase I will include the development of the site, the amenities, and buildings 2000 and 3000 totaling to 132 units.  

Phase II will be building 1000, adding a total of 78 units.  Phase III will be building 4000 adding an additional 78 units. 

 

Canon Manley, Registered Architect   /  678 462 3225  /  canon@kanonarc.com 
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BUILDING 1000 : TYPE 1

78 UNITS

L1 - 12 @1BR / 13 @2BR / 1 @3BR
L2 - 8 @1BR / 16 @2BR / 2 @3BR
L3 - 8 @1BR / 16 @2BR / 2 @3BR

1BR = 28 TOTAL
2BR = 45 TOTAL
3BR = 5 TOTAL

133 BEDS TOTAL

BUILDING 4000 : TYPE 1

78 UNITS

L1 - 12 @1BR / 13 @2BR / 1 @3BR
L2 - 8 @1BR / 16 @2BR / 2 @3BR
L3 - 8 @1BR / 16 @2BR / 2 @3BR

1BR = 28 TOTAL
2BR = 45 TOTAL
3BR = 5 TOTAL

133 BEDS TOTAL

BUILDING 2000 : TYPE 2

66 UNITS

L1 - 10 @1BR / 11 @2BR / 1 @3BR
L2 - 6 @1BR / 14 @2BR / 2 @3BR
L3 - 6 @1BR / 14 @2BR / 2 @3BR

1BR = 22 TOTAL
2BR = 39 TOTAL
3BR = 5 TOTAL

115 BEDS TOTAL

BUILDING 3000 : TYPE 2

66 UNITS

L1 - 10 @1BR / 11 @2BR / 1 @3BR
L2 - 6 @1BR / 14 @2BR / 2 @3BR
L3 - 6 @1BR / 14 @2BR / 2 @3BR

1BR = 22 TOTAL
2BR = 39 TOTAL
3BR = 5 TOTAL

115 BEDS TOTAL

TOTAL UNITS :  288

TOTAL BEDS : 496

TOTAL 1 BR : 100 (35%)
TOTAL 2 BR : 168 (58%)
TOTAL 3 BR : 20  (7%)

TOTAL PARKING : 524
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the original drawings which are 24"x36".
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31,542 SF Floor Plate

LEVEL 1:

-26 UNITS
• 1BR - 12 (RED)
• 2BR - 13 (GREEN)
• 3BR - 1 (BLUE)

LEVEL 2 / 3:

-26 UNITS
• 1BR - 8 (RED)
• 2BR - 16 (GREEN)
• 3BR - 2 (BLUE)

3 STORIES = 78 UNITS

L1 =  233.61

L7 =  173.59

L6
 =

 1
73

.3
9

L5 =  222.37

L4
 =

  5
7.

27

L2
 =

  1
69

.7
8

L3 =  162.35

FOOTPRINT AREA = 31,542 SF

W6 =  48.50

W
3 

= 
 6

2'
-0

"
W2 =  31.00

W
7 

= 
52

'-6
"

W
1 

= 
72

.5
0

W8 = 34.50

BUILDING TYPE IIIA   /  R-2
per 506.3

W = (L1*w1 + L2*w2 + L3*w3...)/F

if W is greater than 30', then 30' is used as W value

F = perimeter of building fronting on public way with min distance of 20'

F = 233.61 + 169.78 + 162.35 + 57.27 + 222.37 + 173.39 + 173.59 + 51.24 = 1,243.6

W = [(233.61 * 30) + (169.78*30) + (162.35*30) + (57.27*30) + (222.37*30) + (173.39*30) + (173.59*30) + (51.24*30) ] / F

W = [(7,008.3)       + (5,093.4)      + ( 4,870.5)    + (1,718.1)    + (6,671.1)     + (5,201.7)     + (5,207.7)      + (1,537.2)] / F

W = 37,308 / 1,243.6
W = 30

AMOUNT OF INCREASE -->  iF = [F/P - 0.25]W/30

iF = [1,243.6/1,243.6 - 0.25]*30/30

iF = (0.75)*1

iF = 0.75

per Table 506.2

Aa = [At + (NS * iF)] *Sa

At = 72,000

NS = 24,000

If = 0.75

Sa=3

ALLOWABLE AREA FOR TOTAL BUILDING AREA = [72,000 + (24,000*0.75)] * 3 = 270,000 SF

ALLOWABLE AREA FOR SINGLE FLOOR OF BUILDING = [72,000 + (24,000 * 0.75)] * 1 = 90,000 SF

TABLE 506.2

506.2.3

506.3

Scale
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Code Analysis - Building 1000

1.c

Packet Pg. 25

A
tt

ac
h

m
en

t:
 2

02
2-

08
-1

5_
U

F
H

 -
 H

w
y 

60
 A

rc
h

it
ec

tu
ra

l C
o

n
ce

p
t 

 (
20

22
 -

 3
8 

: 
R

es
o

lu
ti

o
n

 t
o

 A
m

en
d

 t
h

e 
C

h
ar

ac
te

r 
A

re
a 

M
ap

)



1.d

Packet Pg. 26

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 1
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.e

Packet Pg. 27

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 2
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.f

Packet Pg. 28

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 3
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.g

Packet Pg. 29

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 4
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.h

Packet Pg. 30

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 5
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.i

Packet Pg. 31

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 6
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.j

Packet Pg. 32

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 7
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.k

Packet Pg. 33

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 8
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.l

Packet Pg. 34

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 9
  (

20
22

 -
 3

8 
: 

R
es

o
lu

ti
o

n
 t

o
 A

m
en

d
 t

h
e 

C
h

ar
ac

te
r 

A
re

a 
M

ap
)



1.m

Packet Pg. 35

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 1
0 

 (
20

22
 -

 3
8 

: 
R

es
o

lu
ti

o
n

 t
o

 A
m

en
d

 t
h

e 
C

h
ar

ac
te

r 
A

re
a 

M
ap

)



1.n

Packet Pg. 36

A
tt

ac
h

m
en

t:
 2

20
71

6_
H

w
y 

60
 A

p
ar

tm
en

ts
 -

 R
en

d
er

 1
1 

 (
20

22
 -

 3
8 

: 
R

es
o

lu
ti

o
n

 t
o

 A
m

en
d

 t
h

e 
C

h
ar

ac
te

r 
A

re
a 

M
ap

)



Lumpkin County, GA

Developed by

Date created: 7/18/2022
Last Data Uploaded: 7/14/2022 5:30:50 PM

1,181 ft

Overview

Legend

Parcels

Character Area 2021

Commerce Corridor

Gateway Corridor

Gateway Corridor

Overlay District

Community Village

Center

Neighborhood

Village Center

Agricultural

Preservation

Residential Growth

Rural Places

Industrial

Public/Institutional

Recreation/Open

Space/Conservation

Transportation/Communication/Utilities

City of Dahlonega
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March 31, 2015 
 
 

To Whom It May Concern: 
 
This is to certify that the Ramakrishnan Srinivasan is the 100 % shareholders of United Family Homes, LLC ( FEI # 27-
1539230) located at 10050 Medlock Bridge Road, Ste 220 C, Johns Creek, Ga 30097. And we are Certified Public 
Accountants for his personal and corporate taxes for last 5 years. 
 
If you have any further questions regarding this account kindly contact us at 770-368-1030. 
 
Yours truly, 

 
 
Krishnan Company, P.C., CPA 
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