
 

AGENDA 
CITY OF BERKELEY LAKE 

PLANNING & ZONING COMMISSION 
April 14, 2026 at 7:15 PM 

4040 South Berkeley Lake Road 
Berkeley Lake, GA 30096 

 
I. CALL TO ORDER 

II. APPROVAL OR CHANGES TO THE AGENDA 

III. APPROVAL OF MINUTES 

a) March 11, 2026 

IV. OLD BUSINESS  

V. NEW BUSINESS 
 
a) PZTA-26-02 – Amendment to Chapter 78, Zoning, Article X, Commercial Use 

District, to create a new C-2 General Business district  

VI. CITIZEN COMMENTS 

VII. DISCUSSION SESSION 

VIII. ADJOURNMENT 



 

Draft Minutes 
Planning & Zoning Commission Meeting 
March 11, 2026 
Page 1 of 4 

CITY OF BERKELEY LAKE 
4040 SOUTH BERKELEY LAKE ROAD 

BERKELEY LAKE, GEORGIA 30096 
PLANNING & ZONING COMMISSION 

DRAFT MINUTES 
MARCH 11, 2026 

7:15 PM 
 
 
Those in attendance at the meeting were as follows:  
 
Commission Members:   Dan Huntington 
     Pekka Ignatius 
     George Kaffezakis 
     Rand Kirkus 
             
City Officials:    Leigh Threadgill - City Administrator 
 
Citizens Present:   0 
 

I. CALL TO ORDER  

Huntington called the meeting to order at 7:15 PM. A quorum of the commission along with 
City Administrator, Leigh Threadgill, were present at the meeting.  

II. APPROVAL OF OR CHANGES TO THE AGENDA  

Huntington asked if there were any suggested changes to the agenda.  

Kirkus moved to approve the agenda. Ignatius seconded the motion. All were in favor and the 
motion passed.  

III. MINUTES  

1. Minutes of December 9, 2025 

Ignatius moved to approve the minutes of the December 9th meeting. Kirkus seconded the 
motion, and all voted to approve the minutes.  

IV. OLD BUSINESS   

There was no old business to discuss. 

V. NEW BUSINESS 
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a) PZV-26-01 – 490 Lakeshore Dr – Variance to Sec. 78-147(8) to reduce the septic system 
setback from the shoreline of Lake Berkeley to 50 feet 

Huntington acknowledged the applicant and noted that he is a member of the planning and 
zoning commission and will be available to answer questions and then will be recused for the 
commission to discusses the request.   

George Kaffezakis, 490 Lakeshore Dr, noted that this is proactive and he is here to answer 
questions. He explained that it is a slow-draining drain field and about a year ago there was 
seepage at the top of the septic tank. The tank was pumped and an attempt was made to jet the 
drainfield line. That didn’t work, but nor has there been any additional spillage. Kaffezakis has 
looked into the history and it looks like the original drain field line was installed in the early 
1960’s is the drain field line. One septic tank was replaced in the late 70’s and when the house 
was expanded a second tank was installed on the other side of the lot. It looks like the second 
tank was connected to the existing drain field without any expansion of the drain field line. It is 
unclear whether environmental health classifies the house as a 3-bedroom or 4-bedroom house. 
Since the drain field line is over 60 years old and slow draining and to clear up any lingering 
questions about whether a 3 or 4-bedroom house, Kaffezakis is installing 260 feet of a 
chambered drain field system. He could put it in the state required setback of 50 feet or pump the 
front of the house. Kaffezakis explained the hardship of installation in the front yard, and the tree 
removal that would be required to accommodate the project in the front yard. The best option is 
to request a variance to the setback from the lake to meet the 50-foot state setback from the lake, 
rather than the city’s more restrictive 75-foot setback. And now the house will be property 
accredited for a 4-bedroom system. 

Huntington asked if the drain field can’t remain in the backyard and meet the 75-foot setback. 
Kaffezakis stated that the current failing drain field line doesn’t meet the setback, but 
environmental health doesn’t want the line to be replaced over a failing drain field line. Even if I 
tried to do that, I’d have specimen trees in the backyard that would have to go as well. 

Huntington note that the hardship of just removing trees to me is a hardship but somewhat of a 
low bar for what we would call a hardship. Huntington wants to understand the hardship 
completely, because this seems like it de facto is changing the code from 75 feet to 50 feet. It is 
important to fully understand the hardship, so it doesn’t seem like we’re scratching our buddy’s 
back. 

Kaffezakis stated that variances have been granted to the septic system setback before down to 
50 feet. Also, the draft unified development ordinance proposes a 50-foot setback to be adopted 
to be consistent with the environmental health standard.  

Threadgill noted that preservation of trees is justification for granting a variance to the zoning 
ordinance as stated in the city’s tree code. She further stated that the unified development 
ordinance is in draft form and there is no way to know what will happen through the public 
process, but it is unclear why the city would require a more restrictive setback than 
environmental health.  
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There was further discussion about why there is a discrepancy between the city and 
environmental health’s setback.  

Kaffezakis noted that he has a large property and if he is constrained to meet the 75-foot setback, 
the smaller lots, which are numerous, are facing the same issue, and that should be considered in 
the UDO project. 

There was discussion about the suitability of replacing a drain field in the same location. New 
septic requirements mandate a reserve drain field area for when the original drain field fails. 

Kaffezakis noted that it is also important to have the required drain field for a 4-bedroom house, 
which was not provided when the house was expanded to 4 bedrooms. This will bring the drain 
field line into conformance with environmental health standards for a 4-bedroom house, which 
will be more protective of the environment and water quality. 

There was discussion about whether the variance could be smaller to change the setback from 75 
feet to 55 feet or 60 feet. Environmental health is working with Kaffezakis to layout the 260-foot 
drain field and both tanks will be connected to the new drain field.  

Ignatius feels comfortable to stay consistent with the state limit, rather than come up with 
something that is intermittent between the city and state limits.  

Kaffezakis recused himself from the discussion regarding the request. 

Huntington noted he had some concerns about using sound reasoning and not just because the 
code was perhaps going to change. Without a legitimate hardship this would be hard to grant, 
and the commissioners were in agreement that there is a valid hardship due to the required tree 
removal. 

There was further discussion. 

Ignatius made a motion to recommend approval of the variance as requested. Kirkus 
seconded the motion. All were in favor and the motion passed.  

b) Election of Chair 

Huntington noted that he was willing to continue as chair.  

Ignatius made a motion to elect Huntington to chair. Kaffezakis seconded the motion. All 
were in favor and the motion passed.  

c) Election of Vice-chair 

Kaffezakis noted that he was willing to continue as vice-chair, but he will be out for four or five 
months. There was further discussion. 
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Ignatius made a motion to elect Kirkus as vice-chair. Kaffezakis seconded the motion. All were 
in favor and the motion passed. 

d) Appointment of Secretary 

Kaffezakis made a motion to appoint Leigh Threadgill as secretary. Kirkus seconded the 
motion. All were in favor and the motion passed. 

VI. CITIZEN COMMENTS  

There were no comments. 

VII. DISCUSSION  

There was brief discussion about the Unified Development Ordinance project.  

VIII. ADJOURNMENT 

Kirkus made a motion to adjourn. Ignatius seconded the motion. All were in favor and 
Huntington adjourned the meeting at 7:48 PM. 

 
Respectfully submitted,  
 
 
____________________________________ 
Leigh Threadgill 
City Administrator 



 1 

City of Berkeley Lake 
Staff Analysis 

 
CASE NUMBER:   PZTA-26-02 
 
CODE SECTIONS: ARTICLE X, Section 78-280 – 78-285 - C-2, General 

Commercial District 
 
PURPOSE: AMENDMENT TO CREATE A C-2 District 
 
MEETING DATE:  APRIL 14, 2026 P&Z COMMISSION 

 
PURPOSE: 
 
The owner of 4477 Peachtree Industrial Boulevard is requesting the city adopt a C-2, General 
Commercial, district for the purpose of creating a district that allows by special use permit the 
use (outdoor recreation center) that he proposes to develop on the property.   
 
ANALYSIS: 
 
The city received a request to amend the zoning ordinance to create a new zoning district, C-2, 
General Business, for the purpose described above.  
 
All of the non-residential properties annexed in the 2011–2012-time frame were zoned Gwinnett 
County – Annexed (GC-A) upon annexation. The GC-A district froze the Gwinnett County 
zoning standards that applied to the property immediately prior to annexation. The city has been 
applying 2011 Gwinnett County zoning standards to the annexed non-residential areas for 15 
years.  
 
Properties that were annexed had been zoned C-1, C-2, M-1, M-2, O&I and RZT when in 
unincorporated Gwinnett County. If an owner wanted to change the zoning from GC-A (C-1) to 
GC-A (C-2) he could not. He could only apply to rezone his property to a City of Berkeley Lake 
zoning district. While the city has a C-1, M-1 and O&I zone, the city does not have a C-2, M-2 or 
RZT zone. Therefore, there is no comparable city zoning district for several of the properties 
that were annexed.  
 
In the time since annexation, two rezonings have been approved in the annexed areas. Both 
changed the zoning designation from GC-A to a city district, one from GC-A (C-2) to C-1 (4790 
Peachtree Industrial Boulevard) and one from GC-A (O&I) to M-1 (4487 South Old Peachtree 
Road).   
 
The applicant for this text amendment owns a property that was zoned C-1 with conditions while 
in unincorporated Gwinnett County, and under the GC-A district that currently governs the 
property, those standards still apply. He wishes to develop the property with a use that is not 
permitted by the current zoning of the property. But the city doesn’t have a district for him to 
zone to that allows his proposed use either. The use that he is interested in developing on the 
property, outdoor recreation center, requires the city to adopt a new zoning district.  
 
While the applicant’s letter of intent references adoption of the Gwinnett County C-2 zoning, the 
permitted use list allowed in unincorporated Gwinnett County includes some uses which the city 
has chosen to prohibit, such as gas stations and vape shops.  
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Additionally, the use list includes not only permitted uses but uses permitted by conditional use 
permit and special use permit. As an example, the use identified by the applicant for 
development of his property is an outdoor recreation center permissible in the proposed C-2 
district by issuance of a special use permit. There is no verbiage in the city’s current zoning 
ordinance providing standards by which conditional use permits or special use permits can be 
considered.  
 
The city has considered a special use permit application from time to time in the GC-A district 
given that the county’s ordinance that governs the GC-A properties allows for special uses. 
However, staff is unaware of any special use permit granted to a property carrying a City of 
Berkeley Lake zoning designation. No current city zoning district includes special uses in its use 
list. 
 
The City has been working with a premier planning firm, TSW, on a complete overhaul of its 
zoning and development regulations which will include the requisite language providing for the 
application, consideration and issuance of special use permits, but not conditional use permits. 
Therefore, the application before you should be considered for removal of those uses that are 
permitted by conditional use permit. 
 
As for those uses that are permitted by special use permit in the applicant’s proposed text 
amendment, they will either need to be reclassified as by-right uses, or an additional text 
amendment to provide for special use permits will need to be submitted. The former creates a 
less stringent C-2 district in the city than in unincorporated Gwinnett County, which is not the 
intent of the city’s current project with TSW.   
 
The development requirements listed in the text amendment are also inconsistent with the 
current Gwinnett County C-2 district regulations. The origin or basis for those that have been 
proposed is unclear.  
 
RECOMMENDATION:  
 
This text amendment application is a change to city policy. It creates a new zoning district and 
must be carefully evaluated for unintended consequences. While it doesn’t change the zoning 
of any individual property, it creates a district to which a property can be zoned if requested, 
subject to evaluation and analysis in accordance with the zoning standards that currently exist 
in the city’s zoning ordinance.  
 
Because of the importance of land use regulation through zoning, the city has been working 
with a team of experts (TSW) to draft a unified development ordinance. Zoning code changes 
that seek to create new districts must be carefully prepared to ensure any new districts 
created are in harmony with the city.  
 
Staff recommends denial of the text amendment as written.  
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