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CHAPTER 1 – INTRODUCTION, PROCESS, GOALS &  POLICIES 
 

Welcome to the 2019 update of the City of Dacula, Georgia Comprehensive Plan!  The Dacula 

Comprehensive Plan provides an illustrative vision and long range planning document that serves as a guide for 
City officials and staff as they make policy decisions concerning future development.  

Dacula is located in eastern Gwinnett County, Georgia in the northern area of the state, 
approximately 37 miles west of downtown and 35 miles east of Athens.  

 

 

 

MISSION STATEMENT 

It is the mission of the City of Dacula to: “Provide services to enhance the safety, livability, and 
prosperity for citizens of the City of Dacula.”  
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VISION STATEMENT 

The following statement presents the vision of the City of Dacula:  

“The City of Dacula makes effective investments in families and children, neighborhood pride, 
diversity, thriving economy, quality government services, and leadership.”  

 

 

 

THE PLANNING PROCESS 

The Georgia Department of Community Affairs (DCA) requires compliance with Chapter 
110‐12‐1‐.02 of the State of Georgia Laws which define the Minimum Standards for Comprehensive 
Planning and requires updates to continue Dacula’s Qualified Local Government (QLG) status.  QLG status 
provides eligibility for financial incentives from DCA, the Department of Natural Resources (DNR), the 
Georgia Environmental Finance Authority (GEFA), and the One Georgia Authority.  

DCA guidelines required the structure of the local comprehensive plan be created in eight 
Elements: Community Goals, Needs and Opportunities, Community Work Program, Capital Improvements, 
Economic Development, Land Use, Transportation, and Housing.  Dacula’s 2030 Comprehensive Plan was 
adopted in March of 2014 in compliance with the State requirements.   

DCA standards require the City to update the plan after five years and a new update to the Plan is 
proposed to be adopted by February 2019.  These updates must incorporate all properties annexed into 
the City at the time of the update and update the findings, research and recommendations of the City of 
Dacula Comprehensive Plan.  Therefore, this plan replaces the Dacula 2030 Comprehensive Plan adopted in 
2008 with the City of Dacula 2040 Comprehensive Plan.   

The DCA Board adopted new standards in August 2018 that added Broadband Services as Element 
#4 of the plan.  Currently, each local government must prepare, adopt, maintain, and implement a 
comprehensive plan as specified in the Chapter 110-12-1-.02 standards to maintain QLG status.  The 
current requirements also state that each community is encouraged to go beyond these minimum required 
elements and supplement its comprehensive plan with other plan elements (refer to the list of optional 
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plan elements in the Supplemental Planning Recommendations for suggestions) to make the overall plan a 
good fit for the community.  

Each community’s comprehensive plan must include the plan elements specified in the “Required 
for” column below: 

Plan Element Required f or Recommended for Specifics at Dacula? 

1. Community 
Goals 

All local governments All communities 110-12-1-.03(1) 

 
2. Needs and 

Opportunities 
All local governments All communities 110-12-1-.03(2)  

3. Community 
Work Program 

All local governments All communities 110-12-1-.03(3)  

4. Broadband 
Services 

All local governments All communities 110-12-1-.03 (4)  

5. Capital 
Improvements 

Governments that charge 
impact fees 

NOTE: Dacula does not charge impact fees 110-12-1-.03(5) X 

6. Economic 
Development 

Communities in Georgia 
Job Tax Credit Tier 1 

Communities seeking improved 
economic opportunities for their citizens. 
NOTE: Dacula and Gwinnett County are in 
Job Tax Credit Tier 4 

110-12-1-.03(6)  

7. Land Use Communities with zoning 
or equivalent land 
development regulations 
that are subject to the 
Zoning Procedures Law 

Communities that: 

• Are considering new land development 
regulations 

• Include Target Areas in their 
comprehensive plan 

• Wish to improve aesthetics of specific 
areas or protect the character of 
specific parts of their community 

110-12-1-.03(7)  

8. Transportation Local governments that 
have territory included in 
a Metropolitan Planning 
Organization (MPO) 

Communities: 

• With automobile congestion problems 
in selected areas 

• Interested in adding alternative 
transportation facilities for bicyclists, 
pedestrians, public transportation 

• That may have too much congestion or 
too little parking in specific areas 

110-12-1-.03(8) 

 

 

9. Housing HUD CDBG Entitlement 
Communities 

Communities with: 

• Concentrations of low-quality or 
dilapidated housing 

• Relatively high housing costs compared 
to individual/family incomes 

• A jobs-housing imbalance 

110-12-1-.03(9)  

 

The Dacula 2040 Comprehensive Plan includes comprehensive plan elements 1-4 and 6-9 as above.  
Element #5, the Capital Improvements element is not included in the plan at this time. The City reserves the 
right to add a Capital Improvements element at a future date and prior to enacting any impact fees.  
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COMMUNITY GOALS AND POLICIES 

The following goals were identified as basic goals of the City of Dacula:  

- Ensure a safe community 

- Encourage positive development of youth 

- Foster neighborhood pride and community understanding 

- Maintain an attractive City 

- Recruit and retain a highly-skilled and diverse workforce  

- Ensure long-term financial stability 

- Optimize staff effectiveness through training, technology, equipment, and facilities 

 

The goals and associated policies represent the preferred strategies to guide growth and 
community development in the City of Dacula.  The statements below identify general goals for the 
rational growth of the City and related strategic policies to specify how the City intends to accomplish 
these goals. These goals and policy statements are updated from previous comprehensive plans prepared 
by the City, and were developed through public outreach and technical analysis as part of the planning 
process.   

1.1 ECONOMIC DEVELOPMENT GOALS 

1.1.1 We will support programs that retain, expand and create new businesses that provide a 
good fit for our community’s economy in terms of job skills required and links to existing 
businesses. 

a. Work with Gwinnett County, Gwinnett County Chamber of Commerce, Georgia Department 
of Industry and Trade, and other organizations to encourage expansion and retention of 
professional and technical jobs in Gwinnett County. 

b. Identify sites inside and adjacent to the City that can provide locations for professional and 
technical employment centers. 

c. Support local and regional efforts to brand the SR 316 corridor as a “high tech” corridor 
connecting UGA, GGC, and Atlanta. 

d. Support efforts to expedite development of the Georgia “Brain Train” commuter rail line 
(between Atlanta and Athens). 

1.1.2 We will seek to balance the supply of housing and employment in our community and 
consider their location in relation to each other. 

a. Support development of diverse housing stock, densities, types, and price points to 
accommodate different income and family requirements. 

b. Encourage development of employment centers close to transportation corridors. 
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1.1.3 We will consider fair access to housing and impacts on transportation when considering 
economic development projects. 

a. Support higher densities for residential development close to transportation resources 
(specifically including sites that provide proximity to SR 316 interchanges, Sugarloaf 
Extension interchanges, the commuter rail station, or downtown and community center 
activity areas. 

b. Existing subdivisions should be protected with adequate buffers between existing 
residential development and new development. This includes buffering adjacent single 
family land uses when higher density residential is located next to existing developed 
properties. 

1.1.4 We will consider impacts on infrastructure and natural resources in our decision making on 
economic development projects. 

a. Create an information database of economic development resources including a list of 
vacant buildings and available commercial properties that can be identified and managed 
by a GIS system. 

b. Support the expansion of water, sewer, and power infrastructure services to commercial 
and mixed use areas. 

c. Support cooperative efforts with Gwinnett County, utility providers, and developers to 
define and construct sustainable and economic infrastructure systems. 

d. Encourage adaptive re-use of existing facilities to accommodate new commercial and 
industrial enterprises. 

1.1.5 We will carefully consider costs as well as benefits in making decisions on proposed 
economic development projects. 

a. Prioritize expansion of facilities and services into development areas that are close to 
existing resources first before extending utilities and services to areas that require longer 
extensions. 

b. Support the use of planning studies, value studies, cost/benefit studies and analyses of 
sustainability to identify cost effective projects. 

1.1.6 We will consider the employment needs and skill levels of our existing population in making 
decisions on proposed economic development projects. 

a. Recruit diverse and environmentally sensitive industries that will provide jobs for residents. 

b. Support the growth of knowledge-based industries in new development areas. 

c. Work with County and regional agencies to encourage business education support to small 
business owners. 

d. Strengthen cooperative efforts with Georgia Gwinnett College and Gwinnett Tech to 
identify training resources to train and re-train local residents for prospective industries. 
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1.2 NATURAL AND CULTURAL RESOURCE GOALS 

1.2.1 We will encourage more compact development of land in order to preserve natural resource 
areas and preserve green open spaces. 

a. Support projects that protect and/or integrate the preservation of natural areas, stream 
corridors, and green space as amenities. 

b. Encourage development of compact infill development in the downtown activity center and 
new mixed-use compact development in the North Town Center and Harbins Road activity 
centers. 

1.2.2 We will encourage new development to locate in suitable locations close to transportation 
and infrastructure resources in order to protect environmentally sensitive areas and 
valuable historic, archaeological or cultural resources from encroachment. 

a. Identify existing natural, historic, archeological, and cultural resources that have value in 
being preserved and map them in the GIS system. 

b. Support development projects that provide increased density close to GA-316, GA-8 
(Winder Highway), and other transportation resources. 

c.    Support development of mixed-use centers rather than strip commercial development. 

1.2.3 We will consider potential impacts on air and water quality in making decisions on new 
developments and transportation improvements and steer new development away from 
sensitive natural resource areas. 

a. Support new development projects that commit to providing water, storm water, solid 
waste, and air pollution control facilities that fully meet and exceed current standards. 

b. Support changes to current codes that address air and water quality improvements and/or 
which provide flexible design that results in a reduction of air or water quality impacts. 

1.2.4 We will promote the protection and maintenance of trees and green open space in new 
development. 

a. Adopt and educate development applicants regarding the City’s new tree, buffer and 
landscape standards. 

b. Educate property owners and developers regarding the advantages of tree and green space 
preservation. 

c. Offer incentives to developers to preserve green space through property tax reductions and 
conservation easements. 

d. Adopt incentives to leave existing trees undisturbed and to protect trees during 
construction 

e. Protect existing tree canopy along scenic streets and other public rights of way. 

1.2.5 We will promote low impact site development that encourages maintaining the natural 
topography and existing vegetation on a site when feasible. 

a. Educate property owners and developers regarding the economic value and sustainability 
of green space preservation and maintenance of existing vegetative cover. 

b. Offer incentives to developers to preserve existing vegetation and topography through 
property tax reductions and conservation easements. 
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1.2.6 We will protect ground and surface water sources to promote the maintenance of safe and 
adequate supplies of water. 

a. Adopt appropriate recommendations to protect existing water quality recommended by 
the Metropolitan North Georgia Water Planning District, ARC, and Gwinnett County Water 
Resources that protect ground and stream water quality. 

b. Educate property owners and developers regarding storm water management, best 
management practices, and drought resistant sustainable plant selection and landscaping 
practices. 

c. Increase public awareness of litter, fertilizers, pesticides, petroleum products, sediment, 
and other non-point water pollution sources. 

d. Require developers to meet and maintain stringent water quantity and water quality 
management requirements. 

e. Encourage on-site solutions to stormwater issues through incentives and credits. 

F. Encourage regular inspection and maintenance of septic systems including certification of 
systems when property is sold. 

g. Consider expansion of riparian buffers for sites affected by topography, soils, wetlands or 

other conditions that may accelerate groundwater or surface water intrusion. 

h. Minimize impervious surfaces. 

i. Support systems that re-use “graywater” from roofs or paved surfaces through incentives or 
credits. 

j. Identify and map recharge areas on GIS systems. 

k. Coordinate programs of Gwinnett Water Resources to conserve outdoor water use. 

1.2.7 We will promote enhanced solid waste reduction and recycling initiatives. 

a. Update the City’s Solid Waste Management Plan 

b. Coordinate solid waste management with Gwinnett County and other cities in the County. 

c. Encourage private waste management contractors to provide curbside recycling options. 

d. Reduce the volume of waste entering the solid waste disposal system by sponsoring 
recycling education and providing opportunities and incentives to sort plastics, paper, glass, 
metals, and other materials. 

e. Use sources of free labor to help pick up litter. 

f. Educate residents and visitors regarding solid waste management programs and 
sustainability and economic advantages of better managed waste disposal. 

 

1.3 COMMUNITY FACILITIES AND SERVICES GOALS 

1.3.1 We will direct development pressure away from agricultural areas and encourage 
development to occur close to transportation resources. 

a. Provide urban development opportunities in the major activity centers along SR 316 and 
Winder Highway as an alternative to large lot development south of Drowning Creek. 
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b. Establish a clear delineation between the urban and suburban land uses provided by the 
City of Dacula and the rural land uses located in unincorporated Gwinnett County south of 
Drowning Creek. 

1.3.2 We will invest in parks and open space to enhance the quality of life for our citizens. 

a. Identify and acquire small urban properties for urban neighborhood parks in the mixed use 
activity centers. 

b. Encourage the Gwinnett County Parks to provide community parks, regional parks, and 
large active and passive recreation facilities to serve City residents and visitors. 

c. Encourage the County to acquire stream corridors along the Alcovy and Apalachee River 
corridors and their tributaries to provide floodway protection, natural habitat corridors, 
and passive recreation resources. 

1.3.3 We will work with the Gwinnett Public Schools to encourage school location decisions that 
support overall growth and development plans of the community. 

a. Encourage the Gwinnett County Public Schools to improve access and egress into the 
existing school properties to minimize traffic disruption and congestion. 

b. Encourage Gwinnett County Public Schools to locate future facilities outside the downtown 
core area of the City. 

2.3.4 We will seek ways for new growth to pay for public infrastructure and services to support the 
development to the maximum extent possible. 

a. Encourage the development of public infrastructure through working with private 
developers to build key sections connecting existing infrastructure to new development 
sites while meeting public design criteria for size and quality of construction. 

b. Encourage the adoption and use of Impact Fees for specific infrastructure improvements as 
allowed by State law. 

c. Identify opportunities to create a Community Improvements District (CID) to assist the 
City’s downtown redevelopment 

1.3.5 We will use planned infrastructure expansion to support development in areas identified as 
suitable for such development in the Comprehensive Plan. 

a. Encourage the staged development of the mixed use activity centers and industrial 
employment centers as a means of maintaining sustainability. 

1.3.6 We will support the development of Broadband services throughout the City  

a. Identify areas that are not served by broadband service providers.   

b. Create an action plan to promote the deployment of broadband services to un-served areas 
by qualified broadband service providers to achieve certification as a Broadband Ready 
Community or designation of facilities and development as Georgia Broadband Ready 
Community Sites.  

1.4 HOUSING GOALS 

1.4.1 We will stimulate infill housing development in existing neighborhoods. 

a. Identify and support financial resources for homebuyers and the rehabilitation of existing 
housing stock.  
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b. Develop affordable housing repair and infill programs to assist homeowners, buyers, and 
landlords to focus on basic shelter, building envelope and major systems (electric, 
plumbing, & mechanical). 

c. Provide support and technical assistance to neighborhoods and organizations that provide 
nonprofit housing development assistance such as Community Development Corporations. 

d. Protect and improve public resources such as local access streets, public stormwater 
drainage facilities, neighborhood parks, and sidewalks. 

1.4.2 We will eliminate substandard or dilapidated housing in our community. 

a. Identify and support financial resources for homebuyers and the rehabilitation of existing 
housing stock. 

b. Use Federal, State, and regional assistance programs and funding to help carry out 
neighborhood revitalization and affordable housing initiatives appropriate to Dacula and 
Gwinnett County. 

c. Protect public landscaping, stormwater management facilities and canopy trees from 
adverse impacts such as road improvements or adjacent development and replace or repair 
aging facilities that no longer fulfill their function. 

d. Assist aging owners, disabled residents, and other housing occupants through coordination 
of volunteer clean up and repair efforts. 

1.4.3 We will create affordable housing opportunities to ensure that all those who work in the 
community have a viable option to live in the community. 

a.     Integrate housing, transportation and land use plans to improve mobility to and from jobs 
and other primary destinations. 

b.    Encourage profit and nonprofit collaboration on mixed income, mixed use housing 
development to serve a complete range of local population groups. 

c. Assist homeowners and home buyers in finding information regarding federal or other tax 
credits. 

1.4.4. We will encourage development of housing opportunities that enable residents to live close 
to their places of employment. 

a.     Encourage compact development and urban housing initiatives that integrate housing into 
mixed use development to provide compact communities with opportunities to live, work 
and play within the same community. 

b.     Increase and expand mobility with more bicycle and pedestrian options. 

c. Construct more sidewalks that connect homes to work and shopping facilities. 

1.4.5. We will accommodate our diverse population by encouraging a compatible mixture of 
housing types, densities and costs. 

a. Create a diverse mix of housing types, densities and amenities in new housing subdivisions 
and development projects to accommodate a mix of income and family needs. 

b. Integrate housing, transportation and land use plans to improve mobility to and from jobs 
and other primary destinations. 
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1.4.6. We will encourage housing policies, choices and patterns that increase opportunities for 
people to move into affordable owner-occupied housing. 

a. Provide more housing choices in addition to large lot single family detached residential at 
appropriate locations. These may include apartments, town homes, condominiums, and 
single family homes close to transportation resources and activity centers. 

b. Support transit options in mixed use activity centers. 

1.5. LAND USE GOALS 

1.5.1. We will encourage development that is sensitive to the historic context, sense of place, and 
overall setting of the community and will contribute to our community’s character and sense 
of place. 

a. Obtain broad support for the Comprehensive Plan from community leaders and the public 
through education initiatives and consensus-building meetings. 

b. Adopt a downtown strategic master plan with guiding principles for implementation. 

c. Identify future pedestrian, transit, and parking facilities that will support growth. 

d. Ensure that the new zoning provides for uses, building envelopes, and design standards that 
accommodate modern development while achieving public safety and health goals. 

e. Identify “brownfields” for redevelopment in the urban core area of the City. 

f. Identify appropriate timing for major changes to infrastructure to allow transition and 
protection of public and private investments. 

g. Protect natural areas, floodplains, wetlands, and tree canopy through strict adherence to 
codes during site preparation and construction. 

1.5.2 We will encourage development that provides appropriate employment opportunities to 
serve our current and future population. 

a. Protect potential future employment center and activity center areas from prematurely 
developing in lower density housing uses that would create barriers to future non-
residential development. 

b. Enhance connectivity between residential areas and jobs. 

c. Increase collaboration between educational institutions, local government, and recruiters 
to identify current and future job requirements and educational/training needs to maintain 
jobs that provide self sufficiency for local residents. 

1.5.3 We will encourage development of a rational network of commercial activity centers to meet 
the service needs of our citizens while avoiding unattractive and inefficient strip 
development along major roadways. 

a. Identify mixed use activity centers to serve as commercial focal points serving several 
surrounding neighborhoods. 

b. Emphasize the development of smaller, pedestrian oriented streets, shops and parking in 
the downtown core area of the City to support maintenance of existing structures in 
appropriate commercial uses. 

c. Identify regional activity centers along major highways to provide large-scale shopping 
opportunities. 
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d. Encourage developers to establish a grid system of streets and/ or internal inter-connected 
driveways in the community activity centers to provide an alternative to strip shopping 
center construction. 

1.5.4 We want development whose design, landscaping, lighting, signage, and scale add value to 
our community. 

a. Establish a mixed use town center district for downtown Dacula. 

b. Encourage the development of a Livable Communities Initiative (LCI) program study and 
funding to design and construct streets, sidewalks and others places between the buildings 
to enhance the pedestrian experience and provide the desired clientele for restaurants, 
boutiques, and shops. 

c. Provide incentives to rehabilitate existing buildings and to construct new buildings that are 
compatible with the period and feel of the existing exterior architecture. 

1.5.5 We will create gateways and corridors to establish a “sense of place” for our community. 

a. Create consistent images to help “brand” Dacula as a unique and desirable community on 
street signs, public buildings, and public vehicles, which is incorporated into City 
documents, special event signage, and gateways to the City. 

b. Identify prospective sites for public signs at the major portals to the City and acquire rights 
to place a substantial gateway sign that conveys pride and sense of place. 

c. Develop context sensitive standards for protecting and enhancing scenic corridors into the 
City. 

d. Identify specific design standards for public gateway investments including sidewalks, 
lighting and street furnishings. 

1.5.6 We will seek opportunities to provide pleasant, accessible public gathering places and parks 
throughout the community. 

a. Identify sites of 0.5 to 2 acres in mixed-use activity centers for the location of small urban 
parks or plazas to provide places for small public gatherings, benches, fountains, artwork, 
and opportunities for rest, relaxation or reflection to establish a public destination or 
“Place” to serve as the focal point for a mixed use pedestrian activity center. 

b. Coordinate with Gwinnett County Parks and Recreation to provide community level and 
regional park facilities and public natural areas. 

c. Identify opportunities to create other neighborhood park facilities and work with property 
owners, neighborhoods, and developers to identify appropriate locations and access to 
neighborhood facilities. 

d. Work with Gwinnett County Public Schools to identify opportunities to use recreational 
fields during periods when the schools are not using the facilities. 

1.5.7 We will encourage mixed-use developments that are human-scale and less auto-oriented. 

a. Emphasize small, human-scale urban center parks and neighborhood parks as City priorities 
for parks. 

b. Coordinate infrastructure design to provide walkable connections between activity centers, 
institutions and residential neighborhoods. 
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c. Integrate housing, transportation and land use plans to reduce distances between homes, 
jobs, shopping, schools, churches, the library, and other institutions. 

1.5.8 We will encourage the development of downtown Dacula as a vibrant center of the 
community in order to improve overall attractiveness and local quality of life. 

a. Support mixed use development in the downtown core of the City. 

b. Consider the distance to schools and churches in all development decisions to determine if 
future use conflicts would arise because of setback requirements. 

c. Consider the relocation of the City Hall into a mixed use activity center to provide an anchor 
for other development. 

1.5.9 We will support new land uses that contribute to protecting the environment and preserving 
meaningful open space. 

a. Identify users that can locate near the Apalachee and Alcovy floodways with minimal 
impacts on water quality and aesthetics. 

b. Encourage new land uses to integrate the rivers and streams and environmental aesthetics 
into their planning and design. 

1.5.10 We will be open to land planning and development concepts that may be new to our area 
but have been tried successfully in other places. 

a. Identify and consider the application of new land use, zoning, and development ordinances 
that may be in use in other cities in Gwinnett County, elsewhere in Georgia, or the US that 
can assist the City in meeting its goals to encourage positive development and/or restrict 
decisions that do not support the goals and policies of the City. 

1.5.11 We will encourage the efficient use of land to avoid potential costs and problems associated 
with urban sprawl. 

a. Encourage the development of compact mixed-use development in the Downtown Activity 
Center and in the North Town Center and Alcovy Road community level activity centers. 

b. Identify areas for the extension of public services and size infrastructure requirements 
accordingly. 

c. Encourage developers to incorporate urban amenities such as sidewalks, shallow front 
setbacks, porches, street lights, and furnishings in grid-style Traditional Neighborhood 
Development (TND) development patterns close to existing transportation and community 
facility infrastructure. 

1.5.12 We will support new land uses that enhance housing options in our community. 

a. Encourage compact development and urban housing initiatives that integrate housing into 
mixed use developments to provide compact communities with opportunities to live, work 
and play within the same community. 

b. Consider apartments, town homes, small lot development and other land uses that provide 
a transition from suburban to urban land uses for locations in Dacula close to 
transportation and community facilities. 

1.5.13 We are committed to creating walkable, safe, and attractive neighborhoods throughout the 
community, where people have attractive, low-energy access options to schools, parks, and 
necessary services (grocery store, drug store). 
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a. Increase and expand low-energy mobility with more bicycle and pedestrian options 
including more sidewalks to connect homes top work and shopping facilities. 

b. Provide compact development options that promote social interaction within the 
neighborhood and the community rather than distance buffers to meet minimum criteria. 

c. Expedite the construction of sidewalks and safe pedestrian travel-ways to provide 
connectivity. 

d. Encourage street lighting initiatives to improve security and safety in residential 
neighborhoods. 

1.5.14 We support appropriate residential and non-residential infill development and 
redevelopment in ways that complement surrounding areas. 

a. Identify infill opportunities within a half mile of the Broad Street/ McMillan Street 
intersection with SR8 and within a half mile of the Library to establish the availability of 
redevelopment opportunities in the Town Center area. 

b. Support infill development on the local streets. 

c. Encourage infill of existing subdivisions and development projects as a priority before 
constructing new residential subdivisions. 

d. Provide local street (or pedestrian) connections between existing and new subdivisions in 
addition to access to primary streets to encourage local access. 

1.5.15 We will support  the development of residential density  in areas where community  design 
standards, environmental constraints and available infrastructure capacities can 
satisfactorily accommodate the density. 

a. Provide education programs for developers and property owners to use attractive 
community design as a means to enhance environmental protection and support the 
extension of community facility infrastructure. 

b. Support higher density residential land uses in mixed use areas close to transportation and 
water and sewer trunk lines. 

1.6 TRANSPORTATION GOALS 

1.6.1 We will encourage walking, biking, car-pooling, and other alternative transportation choices 
in making development decisions. 

a. Provide education programs to encourage the development of alternative transportation 
modes to provide more choices to local residents and visitors. 

b. Support the inclusion of sidewalks and bicycle lanes in the design of local and collector 
streets. 

c. Support the development of bicycle lanes and sidewalks along Winder Highway and the 
Harbins and Dacula Road corridors to provide an alternative mode for short local trips to 
the activity centers and institutions along these corridors. 

d. Encourage the design of the Sugarloaf Parkway extension and SR316 to incorporate 
frontage roads with bicycle lanes and pedestrian sidewalks to allow alternative modes for 
potential short-distance trips. 
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1.6.2 We will target transportation improvements to support desired development patterns for 
the community. 

a. Identify, encourage, and protect desirable land uses and development patterns along 

transportation corridors and coordinate context sensitive road design with development 

design. 

b. Encourage and/or require developers to construct transportation improvements to 
sustainable long-term standards of design that can be properly maintained by City and 
County forces without requiring onerous reconstruction. 

1.6.3 We will require new and reconstructed roadways be appropriately designed using context 
sensitive design considerations to enhance community aesthetics and to minimize 
environmental impacts 

a. Utilize alternative roadway design standards, such as the Institute of Transportation (ITE) 
Manual for Walkable Urban Thoroughfares, where pedestrian-oriented development is 
desired. 

1.6.4 We will encourage  our new and reconstructed roadways be designed  to accommodate 
multiple  functions, including pedestrian facilities, parking, bicycle routes,  and public transit 
as well as local vehicular circulation. 

a. Work with developers and State and County officials to identify anticipated traffic flow 
demand, operations, turn movements, weight loads, parking needs, and potential accident 
locations, congestion, and choke points to establish appropriate transportation facilities. 

b. Locations with less than four units per acre are assumed to be too sparsely populated to 
require transit services. Areas with more than four units per acre will be considered 
appropriate for transit. 

c. Establish priorities for sidewalks and bicycle lanes and identify criteria for their 
development. 

1.6.5 We will promote connectivity of our road network through fostering a grid network of streets 
in newly developing areas and establishing multiple local street access connections between 
residential subdivisions. 

a. Identify appropriate locations for establishing a grid network and traditional neighborhood 

development (TND) in the vicinity of the Town Center and mixed use activity centers. 

b. Encourage additional local street connections between existing subdivisions and new 
developments to provide local access as an alternative to using the primary roads to 
provide sole access and egress. 

1.6.6 We support creation of a community-wide pedestrian/bike path network. 

a. Work with ARC, Gwinnett County, and profit/non-profit organizations to connect 
pedestrian and bicycle paths together using a combination of local streets, bike lanes on 
collectors and thoroughfares, and separate rights of way. 

b. Coordinate special events, education materials, and the production and distribution of 
information and data resources with bicycle and trails groups, youth and health 
organizations, and transportation resources. 
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1.6.7 We will encourage new development to tie in with planned public transit options in the 
community. 

a. Identify transit resources and encourage communications between developers, 
transportation providers, and with State, Regional and local institutions to expand mobility 
along major corridors to the primary activity centers (downtown Dacula, North Town 
Center, and Alcovy Road) with future extensions to the new employment center at SR316 
and Drowning Creek. 

b. Coordinate planning for a new commuter rail station with State, regional, and Gwinnett 
County transportation resources to ensure that the location can be accommodated. 

1.6.8 We will use traffic calming, signage, and other design considerations to limit the impacts of 
excessive vehicular traffic on the peaceful nature of our existing residential neighborhoods. 

a. Protect existing neighborhoods from traffic impacts along travel corridors through traffic 
calming methods such as signage, lane markings, warning signals, speed humps, reduced 
speed limits, pairing two parallel corridors into a one-way pair, or other means. 

b. Establish a petition method for neighborhoods to seek recommendations and (if supported 
by evidence and criteria) implement appropriate traffic calming methods.  

1.7 INTERGOVERNMENTAL COORDINATION 

1.7.1 We will seek opportunities to share facilities and services with neighboring jurisdictions 
when they would be mutually beneficial. 

1.7.2 We will work with Gwinnett County Water Resources and neighboring jurisdictions to 
provide water, and sewer service supportive of community growth and development. 

a. Encourage the consolidation of sewer systems and pump stations in the Apalachee River 
basin north of Winder Highway. 

b. Encourage the expansion of sewer service in Mixed Use Activity Centers identified for 
growth. 

c. Consider cooperative agreements with Barrow County to provide water and sewer service 
to support industrial/employment centers. 

1.7.3 We will work with neighboring jurisdictions and Gwinnett County for collaborative planning 
and decision-making on regional issues such as growth management, watershed protection, 
and annexation. 

1.7.5 We will provide input to Gwinnett County and other public entities in our area when they are 
making decisions that are likely to have an impact on our community  or our plans for future 
development. 

1.7.6 We will engage in cooperative planning between the City of Dacula, Gwinnett County, and 
Gwinnett County Public Schools in regard to the appropriate location and use of schools as 
community facilities. 
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CHAPTER 2 – STATEMENT OF NEEDS AND OPPORTUNITIES  

 

Community stakeholders met to pursue a SWOT (strengths, weaknesses, opportunities, threats) 
analysis of the community and to list locally agreed upon Needs and Opportunities that need to be 
addressed by the Dacula community.  The strengths, weaknesses, opportunities, and threats are the 
relatively short-term imperatives that require direct attention from the community in the following five 
years.   

The community began by identifying needs and opportunities in a steering committee meeting. 
Some of these issues were a carry forward from prior comprehensive planning review efforts. Some were 
modified from prior year in light of changes in circumstances or updated information.  Other issues were 
added from the open discussion of community strengths and challenges.  A table was prepared to assist 
the community in determining the immediate urgency of some issues that needed more immediate 
actions and the longer term issues that may need to be addressed through more measured changes in 
city activities.  In addition, the table was prepared to correlate issues to the chapters of the 
comprehensive plan and included some issues that affect multiple elements of the plan.    

Specific needs and opportunities identified as “high priorities” were identified as the most 
important issues and expected to require corresponding implementation measures in the Community 
Work Program.  The most important issues as identified by the steering committee are marked with a 
red ⚫ bullet. Intermediate issues are identified by a yellow or gold ⚫ bullet and the least urgent issues 
are marked by a green ⚫ bullet.  These are the issues considered most critical to the future of the city.  

The issues considered population growth and changes in demographics, economies, housing and 
transportation and significant local trends that need to be considered.  The city’s existing boundaries are 
challenged to accommodate community growth and provide resources the city and adjacent 
development need to support the desired quality of life and increased population, including more diverse 
residents and families, more older citizens who wish to remain in the community, and more diversity in 
choices of housing, jobs, and lifestyles. The city expects to expand the geographic area to address these 
issues.     

Conservation and protection of the natural and historic resources of the community was 
identified, along with the need to ensure that  public facilities are in place and have the capacity to 
support and attract growth and development, and to maintain and enhance the quality of life of local 
residents.  The needs and opportunities identified the need to continue working with Gwinnett County, 
the Gwinnett County School Board, and other communities such as Barrow Count and Auburn to 
support infrastructure for all. 

LOCALLY AGREED NEEDS AND OPPORTUNITIES 

The short-term imperatives which will require direct attention from the community in the 
following five years are listed below in Table 2.1.  The list was developed by a SWOT analysis and the 
results are included along with the priority on the left side of the table.  The right side shows the 
community’s response and how the issues are directly related to corresponding implementation 
measures in the Community Work Program.   

REPORT OF ACCOMPLISHMENTS 

Table 2.2 on page 2.9 illustrates the Report of Accomplishments for Dacula between 2014 and 2019. 



Needs and Opportunities

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

B C D F

Needs, Opportunties and Priorities Strength or Opportunity Year 1, 5,

Weakness or Threat 10 or 10+

Population and Demographics

a) Need to accommodate growth of population in areas that have access 

to major roadways (i.e., GA-SR316, Winder Hwy, and Sugarloaf Parkway). S P 5

b) Need to maintain balanced tax base and areas for future residential, 

commercial & employment growth in potential annexation areas 

adjacent to City. 

S P 1

c) Need infrastructure projects to provide City resources to support a 

diverse mix of households, age groups, & economic resources. W T 5

d) Need for a diverse mix of housing options, social activities & services. 

NOTE: Higher density needs water/sewer resources.  1 T 5

e) Opportunity to accommodate an increased population of elderly 

residents (aging is a pressing need). 1 T 5

Natural and Cultural Resources

a) Need to maintain and protect greenspace and sensitive natural 

resources. 1 T 5

b) Need to protect floodplains, wetlands, steep slopes, and wildlife 

habitat areas. 1 T 1

c)  Need to Protect water resources and water quality, including 

groundwater recharge areas near Fence Road.   1 T 1

d)  Need smaller lot sizes for new middle class homes (continued large 

residential lots consume more land, yield fewer housing units, and may 

consume remaining woodlands, pastures, and steep slopes). 

W T 5

e) Need to provide diverse recreation choices for Dacula residents. 

Gwinnett County is pursuing large parks. City may need smaller parks, 

green space, and open spaces   

S P 5

f) Opportunity to support a “greenway” corridor along the Apalachee 

River to  enhance value to residents and visitors. S P 10

g) Need to identify a "downtown" and follow up on opportunities to 

develop public use amenities such as a community or cultural arts facility 

or a traditional downtown square. 

W P 1

h) Need to maintain environmental resources and rural structures that 

provide sense of place and cultural identity of Dacula which may be lost 

to redevelopment.

W T 5

i)  Need to consider value of existing scenic views to weigh whether new 

development uses the scenic resource or obstructs it. W T 5

Community Facilities and Services

a) Need to use appropriate community facilities that may serve as a focal 

point or anchor for future town center plans. 1 P 10

b) Need new development that contributes to local infrastructure needs 

related to growth. 1 P 5
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2

3

B C D F

Needs, Opportunties and Priorities Strength or Opportunity Year 1, 5,

Weakness or Threat 10 or 10+

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

42

43

c) Need to expand access to wastewater treatment systems to reduce 

City's reliance on pump stations/force main lines and septic tank systems.  W T 5

d) Opportunity to develop the SR 316 corridor between Winder Highway/ 

SR 8 and the Apalachee River as employment . S P 10

e) Need funding for  new infrastructure and expansion of existing 

facilities W T 5

f)  Opportunity to develop a more balanced and productive tax base to 

fund appropriate facilities to serve the needs of the local population and 

employment.  

W T 5

g)  Need to establish a strong commercial property tax base to avoid over 

reliance on residential property taxes. W P 1

h)  Need land for future public facilities  to keep costs down and preserve 

needed land before it becomes scarce and more expensive. 1 P 5

i)  Provide additional personnel for fire and police services and facilities 

as the population and development grow in and adjacent to the City. W T 5

Broadband Services

a)  Need to support replacement of coaxial cable and 5G by fiber  to 

update/ replace current cellular technologies. W P 5

b)  Need coordination with communications/telecom system providers to 

expand access for economic development, and access to education and 

other public institutions.

W P 5

c) Need to address disposition/removal of retired towers. W P 5

Capital Improvements 

Not needed unless City pursues impact fees
1 P 10

Economic Development

a) Need to provide employment opportunities in the City relative to its 

residential population. W T 5

b) Need City branding for a positive identity. W T 1

c) Opportunity to support research technology and professional 

employment as part of the University Parkway/Brain Train corridor. S P 10

d) Opportunity to redevelop and revitalize downtown Dacula. S P 5

e) Need to consider Sugarloaf Parkway extension impacts for 

development of employment centers. S P 5

f) Need to support funding infrastructure for economic development. W P 5

g) Opportunity to establish relatively compact urban services close to 

highway, rail and airport facilities. W P 10
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2

3

B C D F

Needs, Opportunties and Priorities Strength or Opportunity Year 1, 5,

Weakness or Threat 10 or 10+

44

45

46

47

48

49

50

51

52

53

54

55

56

57

58

59

60

61

h) Opportunity to identify locations for Georgia Gwinnett University 

administrators, teachers & students to live/work/play. S P 10

i) Opportunity to maintain a balance between auto-oriented commercial 

centers and walkable neighborhood and community level centers to 

promote a variety of commercial development.

1 T 10

j) Need to improve the aesthetic appearance of older strip shopping 

centers.  W T 5

k) Need to identify and create City “Gateways” to enhance community 

identity and provide way finding for visitors. S P 1

l) Need to identify additional funding sources to help implement 

appropriate improvements identified by the Comprehensive Plan.  1 T 5

Land Use and Development Patterns

a) Opportunity to improve aesthetics, signage, and streetscapes at key 

gateways into the City and downtown. S P 1

b) Opportunity to redevelop and revitalize vacant or underutilized 

commercial in historic downtown near Winder Hwy. W T 1

c) Opportunity to identify "placemaking" strategies to develop vibrant 

town center serving as community focal point. S P 1

d) Need to address land use changes on Winder Hwy. (GA-8) to manage 

land use changes caused by traffic diversion onto SR316 1 T 5

e) Need to identify development opportunities and growth pressures 

caused by extension of Sugarloaf Pkwy. to SR316. 1 T 5

f) Opportunity to encourage development of major employment centers 

and mixed use activity centers at major highway intersections. 1 P 5

g) Opportunity to encourage high quality mixed used development to 

create live-work-play community activity centers. 1 P 5

h) Opportunity to develop higher density housing options located in or 

near mixed use activity centers to support pedestrian-oriented retail and 

services

W P 5

i) Opportunity to make neighborhoods more pedestrian-friendly and 

encourage community interaction. 1 P 5

j) Opportunity to avoid excessive segregation of land uses and 

"traditional" zoning approaches to minimize traffic and the need to drive 

between activities.

W T 10

k) Need to identify additional local improvements to support accessibility 

and more intensive development options near major road and rail 

connections.

1 P 10

l)  Need to encourage incentives to redevelop depressed areas under the 

City's zoning and development regulations. 1 P 5
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Needs, Opportunties and Priorities Strength or Opportunity Year 1, 5,

Weakness or Threat 10 or 10+

62

63

64

65

66

67

68

69

70

71

72

73

74

75

76

77

m) Need to create a traffic study to address narrow streets and traffic 

demands into and around the schools and across the CSX Railroad in 

"Downtown" Dacula.

W T 1

n) Opportunity to develop appropriate design and signage standards to 

support the City's efforts to rehabilitate unattractive areas. 1 P 5

Transportation

a) Need to construct bridge over railroad at Harbins Road and Winder 

Hwy. (Narrow bottleneck constrains north/south connectivity). W P 5

b) Need to connect the northern and southern portions of the City across 

the barrier created by the CSX Railroad.  W T 5

c) Support investments in transportation infrastructure as part of 

economic development initiatives. W P 5

d) Identify preferred character of roadways to ensure transportation 

design ia consistent with surrounding land uses and neighborhood 

character.

1 P 5

e) Need to conduct traffic studies of local intersections with significant 

level of service issues. W T 5

f) Need to consider roadway design inside the urban areas of the City.  
1 P 5

g) Need to consider alternative modes of transportation and support 

mixed use development. W P 10

h) Opportunity to consider connectivity in the road layout of new 

residential subdivisions. S P 5

i) Need to consider access management techniques on major roads to 

limit the number of curb cuts and driveways. 1 P 5

j) Opportunity to ensure transportation projects and streetscapes 

accommodate disabled and the elderly and meet ADA design standards. S P 5

k) Opportunity to explore commuter rail as alternative to roads to 

improve air quality and reduce potential traffic on road corridors.  1 T 10

l) Need to develop transportation improvements to be made concurrent 

with development.  W P 1

m) Need to encourage attractive aesthetics and protect buffers for 

residential and commercial development along roadways. 1 P 5
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Needs, Opportunties and Priorities Strength or Opportunity Year 1, 5,

Weakness or Threat 10 or 10+

78

79

80

81

82

83

84

85

86

87

88

89

90

91

92

n) Opportunity to support multi-modal access to commercial centers. 
1 P 5

o-1) Need to consider Georgia SR 316 is being reconstructed as a grade-

separated, limited access highway from State Route 120 in Lawrenceville 

through Gwinnett County.  Interchanges are proposed by GDOT and 

Gwinnett at Winder Highway (SR8), Sugarloaf Pkwy Extension, and 

Harbins Road.   

S P 1-5

o-1) Need to consider SR316 improvements will require Fence Road be 

redirected to Winder Highway (SR8) with bridge over CSX RR.  S P 1-5

o-3) Need to consider Sugarloaf Parkway Extension Phase 2 will be grade-

separated, limited access highway from SR316 to I-85. Interchanges are 

proposed at SR316, Fence Road, and SR124 (Braselton Highway).  

1 P 10

o-4) Need to consider Stanley Road will be closed at Sugarloaf Parkway 

Extension Phase 2 ROW and limit access to proposed Mixed Use area. 1 T 10

p) Opportunity to explore opportunities for additional pedestrian and 

bicycle mobility along new connecting corridors or improved existing 

corridor or along the Apalachee River corridor and its tributaries.

S P 5

q) Need to address high volumes of through trips compared to the 

volume of traffic generated by the local Dacula population. W T 5

r) Opportunity to reduce surface parking in areas with appropriate 

densities and/or mixed land uses. Surface parking interrupts the urban 

fabric, is hostile to pedestrians, and results in more impervious surfaces.

1 P 10

s) Need to determine the best possible locations for a commuter station 

related to the “Brain Train” concept proposal to come through Dacula. 1 P 5

t) Opportunity to develop dedicated bicycle and pedestrian infrastructure 

to promote alternate travel modes. W P 10

u) Need tpo plan for jointly funded City/County SPLOST projects S P 1

Housing and Social Services

a) Need to complete subdivisions that were delayed by the housing 

market recession and maintain standards for development. S P 5

b) Need to encourage the redevelopment of substandard housing and 

older manufactured housing in declining neighborhoods. W T 5

c) Opportunity to increase options for attached housing, such as 

townhomes, condominiums, mixed use, and apartments. W T 5
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Weakness or Threat 10 or 10+

93

94

95

96

97

98

99

100

101

102

103

104

105

106

d) Opportunity to coordinate housing development with town center 

planning in order to provide medium density and traditional 

neighborhood development near mixed use amenities.

S P 5

e) Opportunity to work with Gwinnett County programs to provide 

special needs housing and social services, such as the Gwinnett 

Consolidated Plan and Community development Block Grant (CDBG) 

program.

S P 5

f) Opportunity to coordinate with non-profit organizations to provide 

affordable housing and social services. S P 5

g) Need to identify areas where single family, large lot development can 

be modified to address alternative housing needs. W T 5

h) Need to create mixed use districts that include mixed types of housing 

that promote revitalization in designated areas. 1 P 5

i) Need to identify special needs for seniors (smaller households, low-

income and moderate-income households) that are expected to increase 

throughout the next two decades. 

W P 5

j) Need to identify and support public, private, and nonprofit services 

that provide shelter, housing, and accompanying services to homeless 

persons (specifically including single female parents with children) that 

help them become self-sufficient.

S P 5

Intergovernmental Coordination

a) Opportunity to support the annexation of the properties identified by 

the Comprehensive Plan. S P 5

b) Opportunity to coordinate with Gwinnett County on future land uses 

and the provision and timing of infrastructure development in the sphere 

of influence around the City.

S T 5

c) Need to work with Gwinnett County, Barrow, County, the City of 

Auburn, and regional planning entities to address issues regarding water 

and sewer infrastructure, land use, transportation, and protection of the 

environment resources.

S P 5

d) Opportunity to use service delivery agreements with the County (and 

other entities) when the value provided by the other entity meets with 

the interests of the City.

S P 5

e) Need to maintain positive working relationships with the Gwinnett 

County Board of Education to serve local education needs and maintain 

the health, safety and welfare of the schools and school attendance 

districts located in and adjacent to the City.

S P 5

f) Opportunity to engage in intergovernmental relationships such as 

those between fire, police, EMS, and other services to save resources and 

provide redundancies in order to ensure residents’ health and well-being.

S P 5
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107

108

110

111

112

113

114

115

116

117

118

g) Opportunity to maintain cooperative agreements with water and 

power utility providers, planning agencies, and regulators such as 

Georgia Power, Oglethorpe Power, MEAG, the Metropolitan North 

Georgia Water Planning District, Gwinnett Water services, the Atlanta 

Regional Commission, and other public elements of State and federal 

agencies and private entities that encourage coordination between 

providers and assist in deciding on shared infrastructure and promotion 

of the best interests of local citizens.

S P 5

h) Need to reduce unfunded mandates that create a financial burden to 

City. W T 5

Legend: The table uses several icons to represent the findings of the 

community. These are represented by the following symbols:

    S     Strength

 1 Intermediate

    W  Weakness

 P Opportunity

    T      Threat

 l     Urgent          

 l Potential

 l Not Urgent              
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Project or Activity 

 
Department 

Status of Project or Activity  
Explanation for Project or Activity 
Postponed or Not Accomplished 

Date 
Completed 

Currently 
Underway 

Postponed Not 
Accomplished 

Hire graphic designer to create 
revised city seal and logo.  

City of Dacula   X  Project deferred due to lack of funding. 

Design gateway and 
neighborhood signage to include 
revised city logo. 

City of Dacula   X  Project deferred due to lack of funding 
and delays in branding efforts. 

Apply for a Livable Centers 
Initiative (LCI) planning grant 
from the ARC to study potential 
town center and transit oriented 
development in Dacula. 

Dacula 
Planning and 
Development 

  X  Project deferred due to lack of local 
funding for match. 

Conduct industrial recruitment 
study including market demand 
analysis, staff capacity needs, 
potential incentives, and 
financing options. 

Dacula 
Planning and 
Development 

   X Project cancelled due to lack of specific 
area funding. City should seek larger 
economic efforts by county to promote 
the SR316 corridor for employment 
development 

Adopt regulations required in 
Georgia Part V Environmental 
Planning Criteria, including 
ordinances to protect water 
supply watersheds, groundwater 
recharge areas, and wetlands. 

City of Dacula 2017    Additional revisions expected as State 
updates requirements. 

Identify and map sensitive 
natural resources as part of full 
Comprehensive Plan Update, 
including floodplains, wetlands, 
steep slopes, and groundwater 
recharge areas. 

Dacula 
Planning and 
Development 

   X Additional information has been 
developed in County GIS systems to 
support decision-making at local level.  

Needs Assessment to Expand or 
Build a New City Hall 

City of Dacula 2018    Project completed and City Hall expansion 
completed. 

Plan New Community Center / 
Cultural Facility. 

City of Dacula   X  Project deferred pending LCI/downtown 
study and funding availability.  
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Project or Activity 

 
Department 

Status of Project or Activity  
Explanation for Project or Activity 
Postponed or Not Accomplished 

Date 
Completed 

Currently 
Underway 

Postponed Not 
Accomplished 

Feasibility assessment for sewer 
service expansion to support 
industrial development East of 
City. 

City of Dacula, 
Gwinnett 
Water 
Resources 

  X  Project postponed due to lack of funds 
and slow economy. Planning expected to 
resume at City and County level. 

Complete Streets Master Plan 
including streetscape standards 
and priority improvements. 

City of Dacula   X  Deferred pending funding and LCI study 

Widen and make safety 
improvements on Third Avenue, 
Wilson Street & Auburn Avenue 

City of Dacula 2018     

Create and coordinate 
annexation plan with Gwinnett 
County and property owners 
based on service expansion 
plans 

Dacula 
Planning and 
Development 

Ongoing X   Annexation plans along SR8 and SR316 
have been proposed - pending Owner, 
County and State input.  

Update Short Term Work 
Program 

Dacula 
Planning and 
Development 

2019 
(Ongoing) 

X    

Update Comprehensive Plan (Full 
Update) 

Dacula 
Planning and 
Development 

2019 X    

Consolidate Pump Alcovy River 
Gravity Main and Pump Stations 

Gwinnett 
Water, City of 
Dacula 

 X   Ongoing acquisition of ROW and pahsed 
improvements. 

Provide Regional Sewer Pump 
Station near confluence of 
Apalachee River & Drowning 
Creek and extend sewers up 
Apalachee River and tributary to 
serve the area on the north side 
of SR 316 and both sides of 
Drowning Creek/Old Freemans 
Mill Road between Mobley Road 
and Whitley Road. 

Gwinnett Co. 
Water 
Resources 

  X  Apalachee River basin is not a priority for 
Gwinnett Water Resources (Project 
extended from 2014 Report of 
Accomplishments). 
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Project or Activity 

 
Department 

Status of Project or Activity  
Explanation for Project or Activity 
Postponed or Not Accomplished 

Date 
Completed 

Currently 
Underway 

Postponed Not 
Accomplished 

Extend new Sewers along 
Drowning Creek from Apalachee 
River to Williams Farm Rd to 
encourage industrial 
development (Phase 1) 

Private / 
Gwinnett Co. 
Water 
Resources 

  X  Development delayed by economy / 
Apalachee River basin is not a priority for 
Gwinnett Water Resources (Project 
extended from 2014 Report of 
Accomplishments). 

Extend Sewer on the west side of 
Harbins Rd - south of 316 to 
serve commercial development 

Private / 
Gwinnett Co. 
Water 
Resources 

  X  Development delayed by economy / 
Apalachee River basin is not a priority for 
Gwinnett Water Resources (Project 
extended from 2014 Report of 
Accomplishments). 

Plan and construct gateway 
improvements an enhanced 
downtown streetscape or plaza 
gathering space   

City of Dacula   X  Project postponed due to lack of funds, 
slow economy, and need for downtown 
LCI plan.  

Plan & Construct Gateway 
Improvements at Winder Hwy 
near Old Freemans Mill Rd and 
New Apalachee Rd. 

City of Dacula   X  Project postponed due to lack of funds 
and slow economy. 

Plan & Construct Gateway 
Improvements 
at SR 316 near Winder Hwy 

City of Dacula   X  Project postponed due to lack of funds 
and slow economy. 

Plan & Construct Gateway 
Improvements at SR 316 near 
the Apalachee River 

City of Dacula   X  Project postponed due to lack of funds 
and slow economy. 

Plan and construct gateway 
improvements at Stanley Road 
and Winder Highway.  

City of Dacula    X Project cancelled due to lack of funding 
and no access expected to Sugarloaf 
Parkway Extension.  

Plan and construct gateway 
improvements at Hurricane 
Shoals and Dacula Road. 

City of Dacula   X  Project deferred due to lack of funding 
and potential impacts of Sugarloaf 
Extension location and timing 

Plan and construct gateway 
improvements at Alcovy Road 
near the Sugarloaf Parkway and 
Campbell Road interchange.  

City of Dacula    X Project cancelled due to lack of funding 
and other priority locations.  
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Project or Activity 
 

 
Department 

Status of Project or Activity  
Explanation for Project or Activity 
Postponed or Not Accomplished 

Date 
Completed 

Currently 
Underway 

Postponed Not 
Accomplished 

Plan and construct gateway 
improvements at Harbins Road 
and Luke Edwards Road. 

City of Dacula   X  Project deferred due to lack of funding 
and pending new location farther 
southeast on Harbins Road  

Widen SR 316 from SR 20/124 to 
Barrow County Line (Advance 
ROW Purchase) 

GDOT   X  Project pending TIP timing 

Winder Highway Bridge Upgrade 
at Apalachee River (Gwinnett/ 
Barrow Co. line) 

GDOT   X  Project pending TIP timing 

Winder Hwy @ Harbins Road 
Turn Lanes - intersection 
improvement 

GDOT, 
Gwinnett 
County 

 X   Project included in new Dacula Road 
bridge over CSX RR and realignment of 
SR8/Dacula & Harbins Road Intersection  
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CHAPTER 3 – COMMUNITY WORK PROGRAM  

 

 The Community Work Program identifies specific activities the community plans to undertake 
during the next five years following adoption of the plan. This is in accord with the DCA minimum 
standards and the process in Georgia law at section 110-12-1-.04(1)(j) to address the Needs and 
Opportunities while steadily moving toward the realization of the Community Goals.  

 This includes activities, initiatives, programs, ordinances, administrative systems (site plan 
review, design review, etc.) to be put in place to implement the plan.  The general policy statements 
are included in the Community Goals element (Chapter 1).  The Community Work Program includes 
the following information for each listed activity: 

• Brief description of the activity 

• Timeframe for initiating and completing the activity 

• Responsible party for implementing the activity 

• Estimated cost (if any) of implementing the activity 

• Funding source(s), if applicable. 

 Desired development activities were identified based on the goals, needs, and opportunities 
identified in Chapters 1 and 2 above. Table 3.1 presents the recommended activities in a community 
work program for the City of Dacula between 2019 and 2024 with additional projects for the following 
five or more years.   
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Above: Dacula in the 1950’s  

 

Below: Dacula in the 2010’s  

 

 



City of Dacula Work Program Matrix

1

2

3

4

5

6

7

8

9

10

11

12

13

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

1 Population and Demographics

a 1 Prioritize (eastward) annexation, infrastructure, and 

planned development between CSX RR and SR316 

east to support growth of employment, commerce, 

and homes to support tax base.

Annex area between CSX RR and along south side 

of Georgia 316 to accommodate future growth 

and development.  

City 100 City

b 5 Specify state roads and Dacula, Fence, and Harbins 

Roads as growth corridors / Update zoning and 

development regulations to support/manage 

appropriate densities along corridors. 

Update zoning ordinance and development 

regulations to support urban development where 

appropriate. 

City 40 City

c 5 Identify specific locations for employment, higher 

density, commerce & social interaction. 

Prepare infrastructure plans for development of 

city 

City TBD City

d 5 Expand water + sewer infrastructure to 

accommodate changing population requirements.

" City 2,000+ City, County

e 5 Identify programs to provide housing choices to keep 

aging residents in the community.

" City and County TBD City, County

2 Natural and Cultural Resources

a 1 Pursue LCI grant for downtown planning and identify 

priorities and funding. 

Identify local $/match reqts. and pursue LCI grant 

from ARC to fund Livable Community Initiatives 

Plan.

City, Gwinnett 

County

50 ARC, Gwinnett 

County 

b 5 Restrict development densities in environmentally 

sensitive areas and encourage potential Conservation 

Subdivision Overlay ordinance

See 1b) above. Update zoning ordinance and 

development regulations to support urban 

development where appropriate.

City, Gwinnett 

County

TBD City, County

c 5 Enforce rigid stormwater, erosion, stream bank, and 

septic tank ordinances in recharge areas.

See 1b) above. Update zoning ordinance and 

development regulations to support urban 

development where appropriate.

City, Gwinnett 

County

100 City, County



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

14

15

16

17

18

19

20

21

22

d 5 Support some smaller single-family residential 

parcels and multi-family in the City (continued large 

residential lots consume more land, yield fewer 

housing units, and consume remaining woodlands, 

open spaces, and steep slopes).

Expand zoning categories to accommodate 

smaller lots where feasible and appropriate 

City, Gwinnett 

County

TBD City

e 5 Work with Gwinnett County for recreation / Identify 

needs in City for local small scale open space facilities 

and program some projects for joint City/County 

pursuit.

Prepare City recreation plan to supplement 

County plan and support small parks and cultural 

resources inside the City and within walking 

distance south of CSX RR

Gwinnett 

County, City, 

Developers

40 City, County

f 5 Inventory scenic resources for information for 

decision-makers and negotiations.

" City 25 City, County

g 5 Identify and preserve pastures, woods, and cultural 

resources that provide dramatic scenic views of 

surrounding countryside. along the Alcovy and 

Apalachee River basins.  

" City, Gwinnett 

County

TBD City, County

h 10 Work with Gwinnett County to support "greenway" 

corridor along Apalachee River to complement 

Chattahoochee River greenway on west side of 

County.

" Gwinnett 

County, City

25+ City, County

3 Community Facilities and Services

a 5 Explore grants and service fees for expansion. Explore grants and service fees for expansion. City TBD City

b 1 Enforce rigid stormwater, erosion, stream bank, and 

septic tank ordinances in recharge areas.

See 1b) above. Update zoning ordinance and 

development regulations to support urban 

development where appropriate and protect 

environment.

City and 

Gwinnett 

County Water 

System

included 

above

City, County

10+ " Plan for new reservoir along Apalachee River to 

supplement existing Chattahoochee River 

resources.

Gwinnett and 

Barrow 

Counties

TBD City, County, 

and Barrow 

County



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

23

24

25

26

27

28

29

30

31

c 1 Improve current water line delivery  services to 

ensure fire flow and increased populations along 

critical lines 

Implement Phase 2 of Water Main Replacement 

Program - 1. Upsize 6-inch water system pipes 

that fail fire flow test (2a-2d); 2. Upsize water 

main on Dacula Road to 10-inch

City and 

Gwinnett Co. 

Water System

100 City, County

5 Update existing water lines as needed based on 

future fire flow studies and expand water lines into 

areas of existing City not currently served  

Implement future phases of Water Main 

Replacement Program. Identify requirements for 

expansion systems and coordinate with County 

Water System.

Developers, 

City, Gwinnett 

Co. Water 

System

300 City, County

10+ Update existing water lines as needed based on 

future fire flow studies and expand water lines into 

areas of existing and future City not currently served. 

Identify requirements for expansion of water 

system in coordination with County Water 

System.

City and 

Gwinnett Co. 

Water System

2,000 City, County

d 1 Coordinate with Gwinnett County Water System to 

extend sewer lines and reduce pump station and 

force mains in Alcovy basin.

Extend sewer to City Hall on Harbins Road and 

along Dacula Road and US29 to   

City and 

Gwinnett Co. 

Water System

1,000 City, County

5 Coordinate with Gwinnett County Water System to 

extend sewer lines and reduce pump station and 

force mains in Alcovy basin and septic tanks in 

Apalachee basin.

Extend sewer on Harbins Road from City Hall to 

SR316 and along SR316 to County Line   

City and 

Gwinnett 

County Water 

System

10,000 City, County

10+ Coordinate with Gwinnett County Water System to 

extend sewer lines and reduce pump station and 

force mains in Apalachee basin.

Extend distributed water lines in expanded areas 

of the City that may be annexed.

City and 

Gwinnett 

County Water 

System

25,000 City, County

e 5 Identify additional personnel needs to support fire 

and police services and facilities as the population 

grows.

Identify additional personnel needs to support fire 

and police services and facilities as the population 

grows.

City, Gwinnett 

County 

1,000 City, County

f 5 Need funding to acquire land in near term for future 

public facilities  needs.

Need funding to acquire land in near term for 

future public facilities  needs.

City, Gwinnett 

County 

2,000 City, County

g 10 Current City Hall meets needs.  Consider cultural 

facility to anchor downtown.

Plan for New Cultural Center City 100 City 



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

32

33

34

35

36

37

38

39

40

41

4 Broadband Services

a 5 Broadband services provided by private providers. 

City to address changes to development codes.  Also 

support public access for private users who cannot 

afford private marketplace

Support Broadband ready programs Citywide via 

Wi-Fi. Potential initiatives are expected to be 

clarified by the State. Details pending State 

legislation. 

Utility 

Providers, City, 

County

50 City, Private 

Providers

b 5 Define where requirements and development codes 

need to change and implement.  Where are the gaps 

in services?

Support legislative direction from the State to 

define protection of City rights-of-way and 

decommissioning and removal of retired towers. 

Utility 

Providers, City, 

County

10 City, County

c 5 Gap in services along Apalachee River will need 

service when it is developed. 

Support public/private coordination to expand 

service into unserved areas and capacity into 

underserved areas  

Utility 

Providers, 

County, City

City, County, 

Private 

Providers

5 Capital Improvements 

10+ City may want to consider impact fees in long term 

plans

Review options to fund specifically allowed 

infrastructure by establishing impact fees in long 

term plans

City TBD City

6 Economic Development

a 1 Revise and update the City's marketing materials to 

create a positive, compelling image for the City.

Create City of Dacula "Brand" for future public 

information and economic development

City 85 City

b 1 Identify and implement gateway signage and 

landscaping.

Identify and implement gateway signage and 

landscaping in accord with City "Branding" update

City 180 City

c 5 Explore Tax Allocation Districts (TAD), impact fees, 

economic development grant programs, Community 

Improvements Districts (CIDs), ARC grant programs 

(LCI), and Infrastructure Development Districts.

Establish City Development Authority to support 

funding, and consider  Tax Allocation Districts 

(TAD), impact fees, economic development grant 

programs, Community Improvements Districts 

(CIDs), ARC grant programs (LCI), and 

Infrastructure Development Districts..

City TBD City



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

42

43

44

45

51

52

53

54

55

57

d 5 Balance development requests with revenue 

generation and create promotion programs to 

support commercial and industrial development in 

the City and recruit retail and employment 

opportunities to the City.

Establish an economic development function 

within the city to recruit business and 

employment centers to balance with housing as 

infrastructure for water/sewer becomes available! 

City TBD City

e 5 Explore LCI plan to develop and identify consensus 

on directions for downtown Dacula. .   

Create a “Livable Centers Initiative” (LCI) Plan to 

provide an opportunity for the City to specify 

redevelopment of downtown and possible 

location for Commuter station.

City, ARC, GDOT 180 City, ARC

j 5 Encourage redevelopment or revitalization with 

specific architectural standards for design quality and 

sustainability and include locations of curb cuts, 

vehicle parking, and outside display elements in the 

design review process to enhance appearance and 

desirability.

Update zoning ordinance and development 

regulations to support urban development where 

appropriate. 

City TBD City

g 5 Identify methods to require new development to 

support infrastructure improvements related to 

growth created by the development.

Develop education program for developers to 

create mixed uses that support commercial, office 

and employment in addition to residential. 

City TBD City

7 Land Use and Development Patterns

a 1 See # 6, Economic Development, (k). Update zoning ordinance and development 

regulations to support urban development where 

appropriate. 

City included 

above

City and 

Private 

Providers

b 1 LCI would provide directions for revitalization of 

downtown core. See #6, Economic Development (c)

See LCI plan (item 6e) above. City included 

above

City

c 1 LCI would help identify specific recommendations to 

add to commercial uses and schools.

See Branding (item 6a) above and LCI plan (item 

6e) above.

City included 

above

City  

d 5 Identify potential grant sources to fund Winder Road 

Corridor land use study.

See Branding (item 6a) above and LCI plan (item 

6e) above.

GDOT included 

above

City, GDOT & 

Developers

e 5 Identify specific parcels that should include mixed-

use and / or major employment.

See Items 1a) above (Annexation) and 6e) LCI 

project above

City included 

above

City



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

58

59

60

61

62

63

64

65

66

67

68

g 5 Specify appropriate locations for mixed-use. Actively seek a developer for the Regional Mixed 

Use centers  

City TBD City

h 5 Determine appropriate locations for mixed-use, and 

address traffic generation, impacts on schools and 

services created by increased residential densities.

Update zoning ordinance and development 

regulations to support urban development where 

appropriate for mixed use, increased density, and 

live/work/play. 

City TBD City

i 5 Support Traditional Neighborhood Development 

(TND) principles for neighborhood design.

Create a City sidewalks program to supplement 

projects identified under item 8g) below

City TBD City

10 Consider mixed-use where appropriate and address 

inter-use travel regulations.

City TBD City

j 10 Encourage sidewalks, bike lanes, and local traffic 

enhancements at these locations.

See LCI plan (item 6e) above City included 

above

City

l 5 Identify incentives to recover depressed areas. See item 6c) above to provide powers to a City 

Development Authority

City included 

above

City

n 5 Update signage ordinance as needed. Update zoning ordinance and development 

regulations to support integrate aesthetic signage 

standards. 

City TBD City

5 Address land uses at interchanges and along SR 316. Identify timing and intensity of development 

along existing E/W and extension of Drowning 

Creek Road to Harbins Road on north side of SR 

316.  

City, 

Developers, 

Gwinnett Co.

TBD City and 

Developers

8 Transportation

a 1 Identify a favored list of SPLOST projects for the City Identify a favored list of SPLOST projects for the 

City

City, County TBD City

b 1 Provide specific incentives to encourage developers 

to build quality roadways that exceed minimal 

requirements especially on future arterial and 

collector corridors.

Identify roadway design requirements for 

developers to meet and possible incentives 

program to allow higher densities for enhanced 

design. 

City, County TBD City



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

69

70

71

72

73

74

75

c 1 Narrow bottleneck constrains north/south 

connectivity). New bridge is pending; short term 

construction will relieve current congestion, but can 

increase traffic due to limited capacity of 

approaching roadways. 

Construct SR 8/Winder Highway/Auburn Road 

New Connection Bridge and relocate roadway 

alignments for Dacula Road, Harbins Road and US 

29.

GDOT, 

Gwinnett 

County, CSX

60,000 GDOT, 

Gwinnett

5 Develop improvements for access across railroad 

with new grade separated crossings and additional 

connecting corridors between Northern Gwinnett 

and GA-316.

Identify improvements to Broad Street access 

across CSX RR.

GDOT, 

Gwinnett 

County, CSX

1,500 GDOT, 

Gwinnett

5 Identify additional improvements to create new 

grade separated crossings and additional connecting 

corridors between Northern Gwinnett and GA-316.

Identify Old Freemans Mill Road right-of-way for 

access from SR 316 to US 29 and to extend across 

CSX RR to Apalachee Road 

GDOT, 

Gwinnett 

County, CSX

1,000 GDOT, 

Gwinnett

10 Identify additional improvements to create new 

grade separated crossings and additional connecting 

corridors between Northern Gwinnett and GA-316.

Improve Old Freemans Road corridor and 

extension to provide access from Apalachee Road 

to SR 316

Gwinnett 

County and City

11,000 GDOT, 

Gwinnett

5 Georgia SR 316 is being reconstructed as a grade-

separated, limited access highway from State Route 

120 in Lawrenceville to Apalachee River (Barrow Co. 

line).  

Construct grade-separated, limited access bridge 

nd ramps at Winder Highway (US 29/SR8), 

Sugarloaf Pkwy Extension, and Harbins Road.   

GDOT and 

Gwinnett 

County 

74,500 GDOT

d 5 " Construct grade-separated, limited access bridge 

and ramps at Harbins Road.   

GDOT and 

Gwinnett 

County 

60,000 GDOT

5 SR 316 improvements will close SR 316 access at 

Fence Road and include Fence Road bridge over CSX 

RR to connect to Winder Hwy (US 29). 

New Project: Fence Road improvements east of 

new Sugarloaf Parkway Interchange*

GDOT and 

Gwinnett 

County

50,000 Gwinnett



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

76

77

78

79

80

81

82

83

84

85

5 Identify desired frontage roads along SR 316 corridor 

Address land uses at interchanges, and extend grade 

separated design to/across Apalachee River, 

including a Drowning Creek Road interchange.

Improve and extend E/W Drowning Creek Road 

from Old Freeman Mill Road to Harbins Road on 

north side of SR 316.  

City, 

Developers, 

Gwinnett 

County

c 10 Consider Sugarloaf Parkway Extension Phase 2 will be 

grade-separated, limited access highway from SR316 

to I-85. Interchanges are proposed at SR316, Fence 

Road, and SR124 (Braselton Highway).  

Construct Sugarloaf Parkway extension - Phase 2 

from I-85 to SR 316 as grade-separated limited 

access highway with interchanges at SR316, Fence 

Road, and SR124 (Braselton Highway).  Identify 

east/west access at Old Peachtree Road and 

Hurricane Shoals Roads. 

Gwinnett 

County

305,200 GDOT, 

Gwinnett

10 Assume Stanley Road will be closed at Sugarloaf 

Parkway Extension Phase 2 ROW

Design Sugarloaf Extension to maintain pedestrian 

& bicycle access across the extension ROW at 

Stanley Road crossing to promote alternate access 

to city.

GDOT, 

Gwinnett 

County

10,000 GDOT, 

Gwinnett

d 5 Encourage access management techniques. New Project: Improve Dacula Road Access 

Management

City, County, 

GDOT

500 GDOT, 

Gwinnett

e 5 Plan roadway and signal improvements to address 

congestion (ITS Expansion on Harbins Road)
Intersection improvements: Fence Road at 

Circle Road

Gwinnett Co. 100 GDOT, 

Gwinnett

5 Brooks Road at Bramlett Shoals Road Intersection improvements: Brooks Road at 

Bramlett Shoals Road

Gwinnett Co. 170 GDOT, 

Gwinnett

5 ITS Expansion on Harbins Road ITS Expansion Project on Harbins Road Gwinnett Co. 150 GDOT, 

Gwinnett

5 ITS Expansion on Sugarloaf Parkway ITS Expansion Project on Sugarloaf Parkway Gwinnett Co. 150 GDOT, 

Gwinnett

5 Tanner Road from Harbins Road to West Drowning 

Creek Road
Improve Tanner Road from Harbins Road to 

West Drowning Creek Road

Dacula 190 GDOT, 

Gwinnett

10 Harbins Road from SR 316 to Ace McMillan Road* New Project: Improve Harbins Road from SR 

316 to Ace McMillan Road*

Gwinnett Co. 210 GDOT, 

Gwinnett



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

86

87

88

89

90

91

92

93

f 5 Identify where appropriate for pedestrian and bicycle 

routes.

Prepare City bicycle/pedestrian and trail plan to 

identify and provide pedestrian and bicycle 

mobility and accessibility.

Gwinnett 

County, PATH 

Foundation

40 GDOT, 

Gwinnett

g 5 Integrate context sensitive design approaches to 

identify preferred roadway design within walkable 

districts.  Also, See # 7, Land Use and Development, 

(k).

Adopt a "Complete Streets" approach to road 

design to accommodate multiple transportation 

modes, including pedestrians, bicycles, 

automobiles, and transit.

City, Gwinnett 

Co.

TBD GDOT, 

Gwinnett

g 5 Improve alternative modes of access to support 

mixed use development 

Promote plans to expand Inter-County bus system 

with additional routes between Dacula and 

Lawrenceville, Buford/ Mall of Georgia, 

Lawrenceville/Gwinnett Justice Center, and 

Snellville/ US 78 corridor.

Gwinnett 

County, GRTA

TBD GDOT, 

Gwinnett

5 Sidewalk Connections on Dacula Road* New Project: Sidewalk Connections on Dacula 

Road*

Dacula 280 City, Gwinnett

5 Harbins Road Sidewalks north of SR 316* New Project: Harbins Road Sidewalks north of SR 

316*

Dacula 300 GDOT, 

Gwinnett

10 Need to coordinate with County proposed trails 

system

Partner with County Recreation and PATH to 

coordinate trail system to connect Dacula Park, 

downtown, and areas south of SR 316 to system.

City, Gwinnet 

Co., PATH

TBD GDOT, 

Gwinnett

5 Explore opportunities for additional pedestrian and 

bicycle mobility along new connecting corridors or 

improved existing corridor or along the Apalachee 

River corridor and its tributaries.

Identify connecting links and preserve as 

development occurs.

GDOT, 

Gwinnett 

County

TBD GDOT, 

Gwinnett

h 5 Ensure policies accommodate the disabled, the 

elderly, and meet ADA design standards.

Review design of sidewalks and trails with ADA 

guidelines. 

City TBD City & 

Gwinnett



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

94

95

96

97

98

99

100

101

102

i 5 Review road layouts of new subdivisions to support 

connectivity.

Require review road layouts of new subdivisions 

to support connectivity, protect buffers, and 

encourage attractive aesthetics.

GDOT, 

Gwinnett 

County

TBD GDOT, 

Gwinnett

j 10 Locate a Commuter Rail Station for the "Brain Train" 

between Atlanta and Athens on CSX Railroad/Winder 

Highway corridor between SR 316 and the Apalachee 

River.  

Continue investigation of Atlanta to Athens 

Commuter Rail.

Gwinnett 

County, GDOT, 

CSX

TBD GDOT, 

Gwinnett

10 Determine location for a commuter station related to 

the “Brain Train” concept proposal to come through 

Dacula.

Create a “Livable Centers Initiative” (LCI) Plan to 

provide an opportunity for the City to specify a 

location for Commuter Rail station.

City TBD GDOT, 

Gwinnett

k 10 Develop on-street parking to reduce the need for 

surface parking, provide a buffer of parked cars along 

the roadway between automobile traffic and 

sidewalks, and encourage reduced speeds through 

congested areas. 

Prepare policy to consider increased urban 

density parking requirements for mixed use 

developments

GDOT, 

Gwinnett Co.

TBD GDOT, 

Gwinnett

9

a 5 Expand water + sewer infrastructure to 

accommodate changing population requirements.

See 1c) above. Prepare infrastructure plans for 

development of city

City included 

above

City & 

Gwinnett

b 5 identify programs to provide housing choices to keep 

aging residents in the community.

See 1c) above. Prepare infrastructure plans for 

development of city

City and County included 

above

City & 

Gwinnett

c 5 Review code enforcement to identify needed 

redevelopment.

Update zoning ordinance and development 

regulations to support urban development where 

appropriate. 

City TBD City

c 5 Where appropriate especially to mixed-use centers. Update zoning ordinance and development 

regulations to support urban development where 

appropriate. 

City TBD City



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

103

104

105

106

107

108

109

110

111

d 5 Encourage where appropriate and include economic 

assessment regarding decisions of where and when .

See LCI plan (item 6e) above City included 

above

City

e 5 Continue working with Gwinnett County programs 

and other providers.

Coordinate local input to programs provided by 

Gwinnett County programs and other agencies 

and coordinate with non-profit organizations to 

provide affordable housing and social services..

City, Gwinnett 

County

TBD City & 

Gwinnett

f 5 Accommodate the anticipated mix of diverse housing 

needs per zoning and development regulations.

City TBD City

i 5 Adopt a senior housing ordinance or other similar 

method to ensure that the needs of the elderly 

population are properly planned for.  

Adopt a senior housing ordinance to support the 

planning needs to accommodate increased elderly 

populations.

City TBD City, 

Gwinnett, 

Regional 

Providers

j 5 Continue coordination with providers. Support Countywide efforts to accommodate 

homeless persons (specifically including single 

female parents with children) and help them 

become self-sufficient.

City TBD City, 

Gwinnett, 

Poviders

10 Intergovernmental Coordination

a 5 Follow through on annexation process to create 

strong identity of City and boundaries.

Follow through on annexation process to create 

strong identity of City and boundaries..

City, Gwinnett 

County

TBD City & 

Gwinnett

b 5 Coordinate with County providers. Coordinate with County providers. City, Gwinnett 

County

TBD City & 

Gwinnett



City of Dacula Work Program Matrix

1

2

3

A G H I J K L

Priority Need, Opportunity or Purpose Project Responsibility Cost Funding

Year 1, 5, $

10, or 10+ (000's)

112

113

114

115

116

118

c 5 Coordinate with regional Water Plan and other 

jurisdiction.

Coordinate with regional Water Plan and other 

jurisdiction.

Inter-

governmental

TBD City, Gwinnett 

& Barrow 

Counties

d 5 Coordinate with other jurisdictions. Coordinate with other jurisdictions. City, Gwinnett 

County

TBD City & 

Gwinnett

e 5 Coordinate with School Board to identify and resolve 

issues of safety, security, and access.

Coordinate with School Board to identify and 

resolve issues of safety, security, and access.

City , Board of 

Education

TBD City & 

Gwinnett Co. 

Schools

f 5 Continue coordinating with providers. Continue coordinating with providers. Intergovernme

ntal

TBD City, 

Gwinnett, 

Poviders

g 5 Continue coordinating with providers to define and 

merge responsibilities.

Maintain cooperative agreements with water and 

power utility providers, planning agencies, and 

regulators such as Georgia Power, Oglethorpe 

Power, MEAG, the Metropolitan NGWP District, 

Gwinnett Water, ARC, and other public elements 

of State and federal agencies and private entities 

that encourage coordination between providers 

and assist in deciding on shared infrastructure and 

promotion of the best interests of local citizens.

City TBD City, 

Gwinnett, 

Providers
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CHAPTER 4 – BROADBAND PLANNING  

 

 The State requires an action plan be prepared to promote deployment of broadband services 
by broadband service providers into unserved areas within a community’s jurisdiction.  The action plan 
must describe steps for the promotion of reasonable and cost-effective access to broadband to parts of 
the local government's jurisdiction designated by the Department as unserved areas.  

DACULA BROADBAND SERVICES 

The following map identifies broadband service in the city of Dacula: 

 

    Legend 

   Areas lacking Broadband services  

   Undeveloped Areas served by Broadband providers   

   Developed Areas served by private Broadband providers  
   

   Source: Georgia Broadband Center, 2018 
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The Achieving Connectivity Everywhere (ACE) Act introduced as Georgia Senate Bill 402 directed 
local communities to address broadband availability in local comprehensive plans. The local government 
must make an objective determination of whether it is served by broadband service. Appropriate follow 
up steps must be identified based on the community’s determination of whether it is served by 
broadband. 

LOCAL ACTION PLAN 

 The local action plan required pursuant to the Broadband Planning Element may include, but is 
not be limited to assessments, studies, ordinances, and/or goals to achieve certification as a 
Broadband Ready Community or designation of facilities and developments as Georgia Broadband 
Ready Community Sites.  

“Broadband services” means a wired or wireless terrestrial service that consists of the 
capability to transmit at a rate of not less than 25 megabits per second in the downstream direction 
and at least 3 megabits per second in the upstream direction to end-users and in combination with 
such service provides: 
 

•  Access to the Internet; or 
 
•  Computer processing, information storage, or protocol conversion. 

 
“Broadband services provider” means any provider of broadband services or a public 

utility or any other person or entity that builds or owns a broadband network project. 

 The local comprehensive plan stresses the importance of broadband deployment throughout 
all parts of the Dacula community and considers broadband services as an important and necessary 
utility.   

Gwinnett County and the City of Dacula enjoy widespread access to broadband technology  
from a variety of public service providers.   Local citizens identified few issues in obtaining services or 
finding service providers within the City, although there was discussion regarding the cost of services. 
Dacula appears to be fully served with the exception of services in the unincorporated area along the 
Apalachee River where there are no residential or retail structures. As the market for broadband 
technology continues to expand and improve throughout the region and the State, the City of Dacula is 
prepared to review requirements to pursue certification as a Broadband Ready Community and ensure 
that access to telecommunications technology will be available in the marketplace throughout the 
city’s jurisdiction. 
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CHAPTER 5 – CAPITAL IMPROVEMENTS  

 

 The Capital Improvements Chapter is required for local governments that charge impact fees. 
The chapter is optional (although it is encouraged by Georgia DCA) for all other local governments.  

REQUIREMENTS 

For communities that charge development impact fees, a detailed Capital Improvements Element 
must be prepared to meet the Development Impact Fee Compliance Requirements (DCA Rules 110-12-2) 
is required.  Updates to the Capital Improvements Element are required on a yearly basis.  

It is not necessary to embed the Capital Improvements Element directly into the comprehensive 
plan document, and it may be prepared and referenced as a separate report. However, the Capital  
Improvements Element must be consistent with, and reflective of the other components of the 
comprehensive plan.  

 

DACULA CAPITAL IMPROVEMENTS ELEMENT IS NOT REQUIRED  

The Dacula Comprehensive Plan notes that the Capital Improvements Plan (CIP) is not required at 
this time. The City has no plans to implement development impact fees at the current time.  Therefore, 
the comprehensive plan does not need to meet the Development Impact Fee Compliance Requirements 
(DCA Rules 110-12-2).   

The City does reserve the option to consider implementing development impact fees at an 
unspecified point in the future. At that time, the requirements of DCA Rules 110-12-2 will be observed, a 
Capital Improvements Element will be prepared as a separate document or as an update to this 
comprehensive plan, and any CIP to be developed as part of a future plan update or as a separate action 
of the City must reference and reflect the components of the Comprehensive Plan when it is prepared. 
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CHAPTER 6 – ECONOMIC DEVELOPMENT  

 

 The City of Dacula is located entirely within Gwinnett County, a Georgia Job Credit Tier 4 
community with a diverse economic base, large local labor force, and effective local economic 
development agencies, programs and tools.   

REGIONAL ECONOMIC DEVELOPMENT COMPETITIVENESS 

 In 2012, the Atlanta Regional Commission develop an economic competitiveness study for the 
10 counties at the heart of the Atlanta region: Cherokee, Cobb, DeKalb, Douglas, Fayette, Fulton, 
Gwinnett, Henry and Rockdale Counties.  The five-year analysis served as the Comprehensive 
Economic Development Strategy (CEDS) for the region and was dubbed the 2017 CATLYST Regional 
Competitiveness Strategy when it was adopted by ARC.  The CATLYST plan was designed to provide 
information and tools for ARC and partner organizations, economic development and community 
development groups, elected leaders, local government staff, and private enterprise. 

 Chapter One provided the background and analytical element of the plan and Chapter Two 
created the Strategic Action Plan for economic planning throughout the metropolitan region. The vision 
of the plan was to create a “Region that Works for Everyone” based on a collaborative leadership that 
fosters trust for the greater good of the region. The four goals to achieve stable economic development 
and balanced growth were (1) engagement and employment for all residents, (2) education and 
livelong learning to prepare for being productive , (3) Healthy lifestyle and quality housing, and (4) 
connection and communications.  These four goals all connected to a central goal for “Upward 
Economic Mobility”. 

 The CATLYST plan is available as a 73-page document online at http://atlantaregional.org/wp-
content/uploads/catlyst-strategy-chapter-2-arc-2017-ceds.pdf.  The plan supports the ARC Regional 
Plan, the Regional Transportation Plan, and is interconnected with these and many other plans of state 
and regional agencies and local governments.  CATLYST provides support to regional and local efforts to 
strengthen the region as a competitive entity in economic development on national and international 
levels. It also provides benchmarks for comparing the region and the ten counties to the US, competitor 
regions and counties, and to historic trends (see CATLYST Chapter 2, pages 65-68).   

LOCAL ECONOMIC DEVELOPMENT 

 The regional economic development competitiveness plan was supplemented by a review of 
local issues identified by the SWOT exercise and the needs and opportunities assessment. These 
issues  were brought up in the discussions about the City of Dacula and the surrounding area. These 
are divided into issues and opportunities: 

Economic Development Issues: 

(1)  There are not enough local jobs or economic opportunities for local residents – Most local 
residents must drive to jobs outside the immediate Dacula area in cities or unincorporated areas in 
west Gwinnett County or elsewhere in the region.  More than 88% drove to work and 44% had to travel 
outside the county to their place of employment according to 2016 US census estimates.  Many of 
these residents would prefer to work closer to their residences if appropriate jobs at appropriate pay 
were made available closer to Dacula. 

(2)   Not enough innovative economic development taking place – Though the City has many 
businesses, Dacula has a fairly basic commercial economic base established within the boundaries of 

http://atlantaregional.org/wp-content/uploads/catlyst-strategy-chapter-2-arc-2017-ceds.pdf
http://atlantaregional.org/wp-content/uploads/catlyst-strategy-chapter-2-arc-2017-ceds.pdf
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the City and could benefit from identifying new economic development opportunities such as nearby 
industrial areas adjacent to the city  or utilization of rail lines and expressways that pass through the 
City.  Areas east of the city show promise but lack wastewater infrastructure. 

(3)  There is an imbalance between location of available housing & major employment 
centers – The City of Dacula has few employment centers aside from retail commercial centers located 
within the city.  Although the City is in relatively close proximity to larger communities such as 
Lawrenceville, traffic problems and congestion can make it difficult to commute to areas which are not 
in very close proximity to Dacula.  The City seeks to see development of existing commercial and mixed 
use centers to provide local commercial activities and live-work-play mixed use centers which are 
accessible to more of Dacula’s residents. 

Housing located closer to the centers of activity would help reduce the trip length and the 
congestion in and around these centers.  Also, if Barrow County residents could be diverted along the 
proposed Sugarloaf Parkway extension between Georgia 316 and north Gwinnett, they would not need 
to travel through local Dacula streets and could reduce the number of vehicles and some of the 
congestion on local roads. 

 The development of a Livable Centers Initiative (LCI) project in Dacula in the downtown area of 
the city should be considered as a potential asset to the City of Dacula by reducing thru traffic. 

Economic Development Opportunities 

(1) Dacula Downtown – The older commercial center of Dacula along both sides of the CSX 
Railroad and the US 29 Highway is relatively compact and could be developed as a pedestrian-oriented, 
mixed-use center by attracting desirable occupants to the existing structures and construction of 
appropriate infill structures. Streetscape improvements and incentive programs could help create an 
attractive mixed-use center at walkable scale  (1/4 to ½ mile radius) and would work well to 
accommodate the development of rail transportation on the railroad corridor between Atlanta and  
Athens.  Transit-oriented  development would be consistent with the above form for the 
redevelopment of the existing downtown area. 

 (2) New Town Center Sugarloaf Parkway Access – The extension of Sugarloaf Parkway from SR 
316 north to I-85 is expected to enhance access between Dacula and northern Gwinnett County 
including industrial and commercial employment centers around the Mall of Georgia, Buford, and Sugar 
Hill.  The proposed extension of Sugarloaf Parkway is anticipated to create additional access to the New 
Town Center development located around Fence Road and Dacula Road.  

(3) West Dacula Mixed Use Center – The extension of Sugarloaf Parkway to the north creates a 
pocket on the west side of Dacula between SR 316, Winder Highway, and the proposed extension that 
was zoned PMUD, but has not been developed. The western intersection of Fence Road at SR 316 is 
proposed to be closed and a new bridge is proposed to extend Fence Road over the CSX Railroad to a 
new outlet at Winder Highway. Fence Road will provide access between the PMUD and north Gwinnett 
and a new Winder Highway interchange with SR 316 will serve east west access demand for potential 
future development of the PMUD to provide commercial, office and alternative more dense housing 
opportunities for the Dacula community.  

(4) Harbins and Alcovy Roads at Georgia Route 316 - Vacant land located along the Georgia 
Route 316 corridor provides opportunities for commercial and residential development in anticipation 
of future improvements including a new grade separated interchange to replace the existing 
intersection of SR 316 and Harbins Road.  The intersections of Alcovy Road with Harbins Road will be 
relocated to ensure viable turning movements to expedite vehicle movements on the south side of the 
new interchange. A community-level commercial center is expected to develop on both sides of Harbins 
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Road to serve the growing areas south of the 316 Corridor. Dacula should also anticipate that as traffic 
volume grows that Harbins Road north and south of the 316 interchange may need to be widened to 
accommodate increased traffic loads expected to occur in 10 to 20 years.   

 (5)  Employment  Expansion  –  The  large  open  areas  along  the  SR  316  Corridor  provide  
the opportunity to create new employment centers close to Dacula, especially to the east. The 
development of these areas as mixed light industrial, logistics centers, and offices would reduce the 
average trip to and from work for Dacula residents and could assist the local governments in extending 
infrastructure through sharing development costs with anticipated growth. 

(5) Quality of Life – The City’s location at the intersection of the SR 316/CSX Railroad corridor 
and the anticipated extension of the Sugarloaf Parkway to North Gwinnett provides an opportunity to 
capitalize on Dacula’s location at the edge of the greater Atlanta urban area and as a gateway between 
Athens and Atlanta. The combination of rail and expressway access into the heart of Gwinnett County 
and beyond to the I-85 corridor provides an opportunity for Dacula to combine small town urban living 
in a two mile wide by three mile long area located only three miles from low-density and estate 
residential development. 

Economic Development Actions 

The following actions are proposed for the City of Dacula to enhance economic development and 
improve the community’s quality of life: 

• The City should actively recruit businesses in order to provide a balance of housing, employment 
opportunities, retail, and services and increase employment opportunities relative to its 
residential population.   

• The City should pursue a branding campaign to revise and update its official symbols and 
marketing materials to create a positive, compelling image for the community.  

• The City should work with Gwinnett County and neighboring jurisdictions to recruit research, 
technology, and professional employment as part of the University Parkway (SR 316) corridor 
concepts.   

• The City should work with local merchants, citizens, and stakeholders on plans for the 
redevelopment and revitalization of downtown Dacula.   

• Dacula should support major transportation improvements, such as the Sugarloaf Parkway 
extension, and provide new opportunities for the development of employment centers.   

• The City should establish a development authority in order to recruit businesses and issue bonds 
to fund infrastructure supportive of economic development.   

• Dacula should recruit businesses based on its ability to establish relatively compact urban 
services close to highway, rail and airport facilities. 

• The City should take advantage of the growth of Georgia Gwinnett University to offer a location 
for administrators, teachers and students to live, work and play. 

• Dacula should try to maintain a balance between auto-oriented commercial centers and 
walkable neighborhood and community level centers to promote a variety of commercial 
development.  

• The City should improve the aesthetic appearance of older strip shopping centers by 
encouraging redevelopment or revitalization. This may include specific architectural standards 
to encourage design quality and sustainability and include location of curb cuts, vehicle parking, 
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and outside display elements in the design review process to enhance appearance and 
desirability. 

• Dacula should establish and maintain key entry points into the city as “Gateways” to enhance 
community identity and provide way finding for visitors. 

• The City should review and identify best paths to access new funding sources that are 
anticipated to be needed to help implement appropriate improvements identified by the 
Comprehensive Plan. Potential methods may include Tax Allocation Districts (TAD), impact fees, 
economic development grant programs, Community Improvements Districts, ARC grant 
programs (LCI), and Infrastructure Development Districts. 
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CHAPTER 7 – LAND USE 

 

 The Comprehensive Plan should ensure that land resources are allocated for uses that will 
accommodate and enhance the state's economic development, natural and historic resources, 
community facilities, and housing and protect and improve the quality of life of Georgia's residents. The 
Land Use Plan Element should provide the following information: 

 (a) Character Areas Map and Narrative 

 (b) Future Land Use Map and Narrative 

(c) Land Based Classification Standards (LBCS) may be identified as an alternative to the 
standard land use categories.   

The Land Use Chapter includes a review of existing development patterns, land uses, and 
character areas in the City of Dacula as a baseline for the production of a Future Land Use Map and 
discussion of future development policies.  Georgia DCA planning standards provide for flexibility in land 
use planning methods. Previously, a “character area” methodology was required for land use planning 
that included generalized land use categories with implementation policies associated with each 
category.  Character area-based land use planning has provided for more mixed use district categories 
as well as a simplified method of engaging with the public on land use decisions. However, the inclusion 
of mixed use within all business districts or “activity centers” may potentially diminish local 
governments’ ability to regulate specific land uses.  For the Dacula 2019 Comprehensive Plan, the 
Future Land Use Map for the City and immediate surrounding areas was created by review with the 
Steering Committee and reviewed by the public.  A Long Range Future Development Narrative was 
prepared to provide the general vision of future growth policies, land development, and opportunities 
for mixed use where appropriate.  The narrative also acknowledges the needs to accommodate new 
development with preferred roadway and infrastructure design and construction. The Future Land Use 
Map and Future Development Narrative serve as the guiding legal document for regulation of land use 
change within the City of Dacula. 

 

EXISTING DEVELOPMENT PATTERNS AND TRENDS 

The City of Dacula was established in 1905 in eastern Gwinnett County as an agricultural market 
community along the Georgia, Carolina, and Northern Railway and the adjacent Winder to 
Lawrenceville Road (now Winder Highway and US-29 Business). The rail station at Dacula and the 
improved east/west road attracted businesses to the adjacent road corridors and over time and the 
new city absorbed the small community of Chinquapin Grove (around the Dacula Road/Fence Road 
intersection).  The railroad and Winder Highway became a primary connector between Atlanta to the 
west and Athens to the east, and the City evolved into a suburban residential community associated 
with the Atlanta metropolitan region.   

Properties on both sides of the CSX Corporation railroad and US-29 are within the incorporated 
area of Dacula, and the city has extended the city limits northwards along Dacula Road and south along 
Harbins Road.  The railroad divides the city into northern and southern parts with limited crossings at 
State Route 316, Circle Road,  McMillan Road (Broad Street), and Dacula Road/Harbins Road.  One mile 
to the south, Georgia Route 316 parallels the Winder Highway east to west with a four-lane divided 
highway with access limited to four intersections located at Winder Highway, Sugarloaf Parkway, 
Harbins Road, and Oak Valley Way. As the importance of the railway diminished and the major 
highways traversing the City provided new transportation links and development opportunities, the GA-
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316 corridor has been identified in local, county and regional planning as a major development corridor 
between Atlanta and Athens that may be expected to serve as an economic engine for future 
development. 

Over the past decade Dacula experienced significant variations in growth rates, including very 
rapid residential growth between 1980 and 2007.  In 2008, the growth in the city’s population and 
development was interrupted by the national recession which sharply curtailed growth for communities 
within the Atlanta metropolitan region until a slow rebound began at the center of the region in 2012.  
Dacula was particularly hurt by the housing recession, with several housing subdivisions sitting 
unfinished for years until the region began growing again around 2013-2014.  

The CSX railroad and GA-316 effectively divide the city into three distinct portions.  For the 
purposes of this land use narrative, the area north of the CSX Railroad is discussed as North Dacula, the 
area between the CSX and GA-316 is identified as Central Dacula, and Southern Dacula is the area south 
of GA-316. 

NORTH DACULA:  

The area north of the CSX railway contains most of the City’s major existing commercial, civic, 
and institutional resources. The City’s small historic downtown strip is located along 2nd Avenue along 
the north side of the railroad.  The historic town center is surrounded by several large public educational 
and institutional facilities, including Dacula High School, and the Dacula Park, Dacula Middle School, the 
Dacula Library, and Covenant Fellowship Church on Dacula Road.   

The area around the intersection of Dacula Road and Fence Road constitutes an existing  
community-scale activity center with retail shopping and major institutions such as the Hebron Baptist 
Church and Dacula Elementary School and the US Post Office.  Additional neighborhood and 
community-scale commercial uses are emerging north of this activity center along Dacula Road, Old 
Peachtree Road, and Hurricane Shoals Road.  In addition to new commercial development, some 
residential to commercial conversion appears to be occurring along Dacula Road south of Fence Road. 

CENTRAL DACULA:  

The Winder Highway (US Highway 29 Business, GA-8) is located along the south side of the CSX 
Railway corridor and is the primary thoroughfare linking Dacula with Lawrenceville to the west and 
Winder to the east.  The Winder Highway historically developed with a commercial and industrial 
character with the railroad on the north side and development on the south side.  The First Baptist 
Church and several automobile-oriented commercial businesses are on the south side of Winder 
Highway, although the commercial uses appear to be in older structures located across from the historic 
town center north of the railroad. Some older residential neighborhoods south of Winder Highway 
appear to be aging and some residential to commercial conversion appears to be occurring on Harbins 
Road and McMillan Road.  Aside from the Winder Highway corridor and adjacent transitional residential 
uses, Central Dacula is predominantly residential in character.  Dacula City Hall is located on the east 
side of Harbins Road about ½ mile south of Winder Highway and other community facilities serving 
Central Dacula include Maple Creek Park and several churches.  Dacula Public Works occupies a building 
on the north side of GA-316 off West Drowning Creek Road. 

A 157-acre planned mixed use development (PMUD) was approved for development along 
Stanley Road between the Colonial Pipeline and the intersection of Winder Hwy and GA-316 in 2013. 
However, the project has not moved forward. The proposed mixed use development of the project 
included 613 units of residential and 2,500,000 square feet of non- residential space, including retail, 
office, and hospitality uses, and 39 acres of park and open space.  The site remains available for future 
development.  
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SOUTH DACULA:  

The south portion of Dacula includes several areas that are currently developing as transitional 
suburban development, albeit the anticipated commercial development along Harbins Road has failed 
to materialize.  The cleared tracts along Harbins Road that were approved in 2006 for a Wal-Mart 
Supercenter at Harbins Road and West Drowning Creek Road near GA-316 remains vacant. Another 
large site for potential commercial or industrial use near Alcova Elementary School on Alcovy Road near 
the GA-316 / Sugarloaf Parkway interchange has been repurposed for single-family residential 
development. 

There are two swim/tennis housing subdivisions off Harbins Road at the southern end of the 
City that were delayed after partial installation of roads and utilities have been finished, and some 
additional single-family residential development has begun to flourish with a strong economy and 
expansion of sewer lines.  

CHARACTER AREAS AND DEFINING NARRATIVE 

Character areas for the City were initially identified in 2014.  These character areas were generic 
subareas of the city and included the downtown and Hebron Springs commercial areas, low density 
residential throughout the city limits, estate residential outside the city, and areas of environmental 
concern along the river corridors and 
south of the city.  The Character 
Areas Map is updated to identify 
and map boundaries of potential 
character areas, including 
community sub-areas, 
transportation corridors, and 
neighborhoods. The attached 
descriptions provide short written 
descriptions for each identified 
character area that provides a 
vision of the types, forms, styles, 
and patterns of development to be 
encouraged in the area, the land 
uses and zoning categories to be 
allowed in the area, and 
implementation measures to 
achieve the desired development 
patterns for each character area.  

The 2014 character areas 
map is illustrated by Figure 7.1: 

The comprehensive 
planning team revised the 
character areas for the City to 
include two mixed use centers 
(Downtown and the future Stanley 
Pocket PMUD), one neighborhood 
activity center (Hebron Springs), 
two corridors with unique 
characteristics that make them 

Figure 7.1 Character Areas as of 2014 
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different (Winder Highway and the Harbins Connecting Corridor), five areas that are primarily low-
density residential neighborhoods, and one future employment center (Drowning Creek). The 
description of each of the ten character areas is provided below:  

• Dacula Downtown – Area along both sides of Winder Highway between future Sugarloaf 
Extension and Dacula/Harbins Road intersection and area north of CSX Railway including Dacula 
High School and stadium and west side of Dacula Road. This area is dominated by commercial 
and institutional uses with a mix of older housing units scattered throughout the area.  

• Hebron Springs Neighborhood Commercial – Area east of proposed Sugarloaf Extension right of 
way and along both sides of Fence Road and Dacula Road. The area is bounded on the east side 
by the city limits and single-family residential on Fence Road. The uses include neighborhood 
and community center commercial land uses and the Hebron Springs Church and School.    

• Harbins Connecting Corridor – This character area includes the both sides of Harbins Road south 
of Winder Highway, crossing SR 316, and extending to A.C. McMillan Road. The corridor includes 
several large, deep properties, a number of single family subdivisions, single-family houses, two 
day-care centers, and several commercial establishments at significant intersections. The 
transportation projects to build a new bridge across the CSX Railway at the northern end of this 
corridor and the proposed reconstruction of the SR 316 intersection into a grade separated 
interchange are expected to have major repercussions on land use along the corridor.    

• Winder Highway Corridor – The Winder Highway Corridor is located between the Harbins and 
Dacula Road intersection and the Barrow County line to the east. This corridor is a commercial 
and industrial area with one church located on the south side.    

• Stanley Pocket Mixed Use PMUD Center - The area is currently undeveloped except for a few 
existing homes and TCU (pipeline) uses located immediately south of the PMUD. The area 
boundaries are Winder Highway, SR 316 and the future right of way of the Sugarloaf Extension. 
The majority of this area is currently undeveloped forested land.  

• Fence Road/Rabbit Hill Neighborhoods – Low density residential subdivisions are located along 
Fence Road and Rabbit Hill Road. The largest parcels are part of the County’s Rabbit Hill Park 
which creates a buffer between the subdivisions and the industrial areas to the west. 

• East Fence Road Neighborhoods – The area east of Dacula Road are low density residential land 
uses, including several larger parcels between Auburn Road and Dacula Road. The area is 
expected to maintain low density residential land use.   

• Central Dacula Neighborhoods – The areas south of Downtown Dacula and Winder Highway, 
north of SR 316 and on either side of the Harbins Connecting Corridor provide low density 
residential land uses, and is expected to maintain low density residential land use.   

• Alcovy River Neighborhoods – The residential areas south of SR 316 are gradually seeing some 
infill with the expansion of the road network off Sugarloaf Parkway and other infrastructure. 
Most development has been low density residential uses which are expected to continue with 
the possible exception of locations at the Sugarloaf interchanges.    

• South Harbins Neighborhoods – South and east of the Harbins Road intersection with A.C. 
Macmillan Road, Harbins Road shifts to an easterly alignment along a ridgeline south of 
Drowning Creek. The large day care center and school located just east of A.C. Macmillan Road 
forms a buffer at the edge of the transitional Harbins Connecting Corridor and marks an area 
that is dominated by low density residential subdivisions.  
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• Drowning Creek Employment Area – The majority of this area is located east of the existing city 
limits and is undeveloped at the current time. The area includes several large lots north of 
Drowning Creek and south of Winder Highway. Much of the area is held by a single owner.   

  

Figure 7.2 illustrates the Revised 2019 Character Areas for the City as designated by the 
consultant team: 
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The character areas provide a resource to identify what land uses and zoning categories are 
generally appropriate for these large subareas of the city. These are identified by the table below:  

Dacula 2019 Comprehensive Plan Character Areas 
Character Area Character Type Generic Land Uses  General Zoning 

Dacula Downtown Mixed Use Commercial, Office, All 
Residential densities  

 

Hebron Springs Neighborhood Activity 
Center Commercial 

Commercial, Office  

Harbins Connecting 
Corridor 

Transitional 
Neighborhood 
Commercial  

Commercial, Low and 
Medium Density 
Residential  

 

 
Winder Highway 

 
Commercial/Industrial 

Commercial, Industrial, 
Estate and Low Density 
Residential 

 

 
Stanley Pocket PMUD 

 
Regional Mixed Use 

Commercial, Office, 
Medium and High 
Density Residential 

 

Fence Road/Rabbit Hill 
 

 
Neighborhood 
Residential 

Low Density Residential  

Central Dacula  
 

East Fence Road 
 

 
 
Estate Residential 

Low Density and Estate 
Residential 

 

Alcovy River 
 

South Harbins  
 

 
Drowning Creek  

 
Employment Center 

Commercial, 
Manufacturing, 
Agricultural (Temporary) 
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EXISTING LAND USES 

Figure 7.3 illustrates the Existing Land Use Plan for the City of Dacula as updated by a 2013 
survey and additional field date, aerial photographs, and Dacula and Gwinnett County land use data 
collected in 2018.  The existing land use update reflects current conditions and development permits.   

 

 

Parcels in the City of Dacula were coded into one of the following existing land use categories 
which are based on the definitions in Chapter 110-12-1-.05 of the Minimum Standards and Procedures 
for Local Comprehensive Plans Rules from the Georgia Department of Community Affairs: 
 

• Residential Estate land includes single family detached residential located on parcels of at least 
five acres per one unit of housing. Estate Residential may also include some low-intensity 
agricultural activities, such as pasture land.  Several existing estate residential parcels have been 
rezoned for more intensive residential development. For example, a large parcel along the 
Alcovy River south of GA-316 has been zoned for a conservation subdivision. 

• Residential Low Density land includes housing and related activities. The existing housing stock 
in Dacula is predominantly single-family detached residential.  There is a small amount of 
manufactured housing in Central Dacula on Stanley Road and Lakeside Drive. There is currently 
very little attached housing in the City. However, new multi-family housing is included within the 
Planned Mixed Use Development on Stanley Road. 
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• Commercial land includes retail sales, restaurants, office, services, and entertainment facilities. 
Commercial uses may be located as a single use in one building or grouped together in a 
shopping center or office building. Several individual commercial properties and small shopping 
centers are located along Winder Highway (US-29 Business). Larger community shopping 
centers, including conventional grocery stores, are located in North Dacula along Dacula Road. 

• Industrial land includes land dedicated to warehousing and wholesale trade facilities, 
manufacturing facilities, processing plants, factories, mining or mineral extraction facilities or 
other similar uses. In Dacula, small commercial / industrial businesses are located along Winder 
Highway.  Larger concentrations of industrial are located west of the City off Fence Road and 
Alcovy Industrial Blvd. 

• Public / Institutional land includes community facilities, certain state, federal, or local 
government uses and institutional land uses. Examples of institutional land uses include 
colleges, churches, cemeteries, and hospitals. 

• Government uses in this category include City halls or government building complexes, police 
and fire stations, libraries, prisons, post offices, schools, and military installations. Several large 
schools, churches and public institutions are located on Dacula Road. 

• Transportation / Communication / Utilities (TCU)  land encompasses various land use types 
associated with transportation, communication, and utilities. This category includes major 
transportation routes, power generation plants, railroad facilities, cell phone towers, airports, 
water/ wastewater facilities and similar uses. However, it should be noted that much of the TCU 
acreage is accounted for in other categories, particularly roads and their rights-of-way, which 
are absorbed into the context of the more dominant land use (e.g. residential or commercial). 
TCU includes lands acquired as right-of-way for the future Sugarloaf Parkway Extension. 

• Parks / Recreation/Conservation land is dedicated to active or passive recreational uses and 
natural resource conservation. These areas may be either publicly or privately owned and may 
include playgrounds, public parks, nature preserves, wildlife management areas, national 
forests, golf courses, recreation centers, and similar uses. Conservation subdivisions may also 
include some land preserved as greenspace or recreational land through easements. 

County parks in and around Dacula, such as Dacula Park and Rabbit Hill Park, provide sports 
facilities for active recreation. Dacula’s municipal parks, including Maple Creek Park and Olde 
Mill Park, provide passive amenities such as trails and community greenspace. 

• Agricultural / Forestry land is comprised of land dedicated to farming (fields, lots, pastures, 
farmsteads, specialty farms, livestock production, etc.) or other similar rural uses such as 
pasture; land is not used for commercial purposes. Agricultural land may also include low 
density estate residential of one unit per five acres. Agricultural uses inside the City include 
some small farm and pasture land operations.   

• Vacant / Undeveloped land includes areas with no visible active uses and no structures. Large 
tracts of undeveloped land are located adjacent to the GA-316 / Sugarloaf Parkway interchange. 

• Mixed Use land includes planned and approved mixed use properties that have been zoned and 
approved for planned mixed use development (PMUD). Mixed use development can include a 
combination of retail, office, and residential land uses within a master-planned development. A 
large PMUD has been approved on Stanley Road near Winder Highway. 
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FUTURE  DEVELOPMENT NARRATIVE 

The Future Land Use Map update provides the official guiding land use document recommended 
by this comprehensive plan and the Future Development Narrative updates the “Defining Character 
Areas”-based land use discussion of long range development policies. This approach allows the City to 
identify general activity centers and major corridors for policy statements on preferred future 
development patterns. The City of Dacula Future Land Use and Development Map is presented by 
Figure 7.4  below. The map illustrates the City’s updated general long range vision for growth and 
includes unincorporated areas adjacent to the city that are expected to be affected by the City’s plans 
and development. 

 

 

The  Future Development Narrative is broken out by the character area prototypes and the city’s 
adaptation for development that is consistent with city goals. 

MIXED USE ACTIVITY CENTERS 

The comprehensive plan includes a variety of future mixed use activity centers that provide 
multiple uses in close proximity to each other. These areas are generally considered to provide a 
mixture of retail and commercial (stores, restaurants, smaller offices, etc.) uses, entertainment facilities, 
and pedestrian-oriented accessibility in a localized area that allows the interactive mix of activities and 
attractions and support more intensive live-work-play and walkability for pedestrians who live within 
the activity center or nearby and visitors who drive to the center, park, and then experience the center 
as a pedestrian.  

Larger mixed use activity centers are assumed to include some types of residential 
(apartment/condo, town homes) uses in addition to commercial land uses. Smaller mixed use activity 
areas may be appropriate when adjacent to Neighborhood Commercial and Village Residential areas in 
order to support pedestrian access and connectivity. The redevelopment of declining commercial or 
institutional areas into mixed activity center land uses is also expected to bring new life to these areas 
and create amenities for residents. 

There are three types of mixed use activity center land uses in the Dacula Comprehensive Plan:  

• Regional Mixed Use,  

• Community Mixed Use, and  

• Neighborhood Mixed Use.  

These three types of mixed use centers have a variety of measurements and characteristics. One 
means of measure is by size with Regional Mixed Use being the largest and most intensively developed 
(greater than 100,000 SF of non-residential floor space) activity centers.  Community Mixed Use Activity 
Centers range from 40,000 SF to 100,000 SF, and Neighborhood Mixed Use Activity Centers include 
areas of 10,000 SF to 50,000 SF of non-residential uses.  Larger mixed use activity centers are expected 
to have greater complexity with a larger and different mix of appropriate land uses allowed.  Larger 
mixed use activity centers may also include higher intensity of uses with more square feet and 
interactions allowed including recreation, entertainment, and “live-work-play”.  Larger centers also may 
have more interconnected streets, multi-story parking, and enhanced transit services, and would be 
appropriate for higher density residential uses within the mix. 

 All mixed use activity centers are encouraged to be located in the vicinity of major road corridor 
intersections with other major roads. Road access is desired in order to draw a larger base of visitors to 
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the centers. The larger the center, the more important road access is to ensuring access, and specifically 
including areas adjacent to the Sugarloaf Parkway Extension and the GA-316 and GA-8/US-29 highways.   

Locations adjacent to parks, institutional, and residential uses provide additional opportunities 
for the development of mixed use activity centers and potentially improve their attractiveness for 
success.  The key opportunities for mixed use activity center development in Dacula have been 
identified at several locations throughout the City. However, the three mixed use activity center types 
described below are important in defining the appropriate density, level and land use mix in each mixed 
use activity center category. 

  

Figure 7.5: Mixed Use Activity Center Designations 
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REGIONAL MIXED USE 

Regional Mixed Use land use areas are large-scale (Over 100,000 square feet) activity centers 
with commercial retail, office and employment, and higher density land uses. Higher education 
facilities, sports and recreational complexes may also be located within these activity centers. Regional 
Mixed Use areas are designed to accommodate automobile accessibility and large volumes of access 
and egress traffic and parking in order to serve a large market area.  Regional Mixed Use Activity 
Centers should be located near the intersection of major thoroughfares. While national “Big Box” 
retailers are appropriate within these districts and encouraged to include distinct architectural designs 
and master planned development. 

In Dacula, there is only one Regional Mixed Use land use area, located between GA-316, Winder 
Highway (State Route 8/US 29) and the proposed Sugarloaf Parkway extension. A significant portion of 
the character area was proposed as a planned development as a Regional Mixed Use Activity Center in 
2013.  However, as of 2019 the project has failed to materialize although the planned mixed use 
development (PMUD) zoning remains. The location continues to provide opportunities for large scale 
retail, residential, and employment uses close to State Route 316, Winder Highway (State Route 8 / US 
29), Sugarloaf Parkway, and the CSX Railroad.  This large site should be preserved from piecemeal 
development in order to provide appropriate area for development, access and buffers and to 
accommodate the infrastructure improvements necessary to support large-scale development and 
maintain the opportunity to establish a higher density center for development in the City of Dacula. The 
viability of subsequent mixed use proposals in Dacula may also depend on the success of this 
development. 

LAND USES ALLOWED 

•   Regional Commercial 

•   Office / Professional 

•   Institutional 

•   Warehousing / Distribution 

•   Medium Density Residential (4 to 6 units / acre) 

•   High Density Residential (Greater than 6 units / acre) 

Examples of Regional Mixed Use Regional Activity Center Land Uses: 
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IMPLEMENTATION POLICIES 

•   Encourage developers to provide infrastructure improvements to mitigate major traffic impacts. 

•   Use planned infrastructure expansion to support development in areas identified as suitable for 
such development in the Comprehensive Plan. 

•   Encourage development that provides appropriate employment opportunities to serve our 
current and future population. 

•   Encourage development of a rational network of commercial activity centers to meet the service 
needs of citizens while avoiding unattractive and inefficient strip development along major roads. 

•   Encourage new development to locate in suitable locations close to transportation and 
infrastructure resources 

•   Encourage development whose design, landscaping, lighting, signage, and scale add value to the 
community. 

•   Encourage unique architectural design with articulated facades in order to avoid generic “Big 
Box” appearance. 

•   Encourage shared parking and master planned development in order to minimize parking needs. 

QUALITY COMMUNITY OBJECTIVES 

•   Economic Prosperity 

•   Sense of Place 

    

Regional Mixed Use in Asheville, NC Reginal Mixed Use in Cambridge, MA 

COMMUNITY MIXED USE 

Community Mixed Use land uses are relatively large activity center nodes (40,000 to 100,000 
square feet) of commercial, office, and institutional facilities which serve several surrounding 
neighborhoods. They may include some mix of uses, including commercial areas that primarily cater to 
the community as a whole. These centers are developed at major intersections and along major 
corridors and may include both auto-oriented and pedestrian-oriented development. 

While denser residential may be appropriate in close proximity to Community Mixed Use activity 
centers, most residential land uses should be provided a buffer to protect them from encroachment of 
commercial traffic into neighborhoods. In order to further provide appropriate transition between the 
most intensive uses within the Community Mixed Use area and adjacent areas, the highest-density and 
most intense development should be in heart of the Community Mixed Use activity center and the least 
dense uses should be located along the edges to provide the transition. 
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Downtown Dacula and the adjacent neighborhoods south of Winder Highway have been 
identified as a Community Mixed Use land use activity area, albeit the area needs to be redeveloped to 
create current economic development interest. One idea is to transform Stanley Road into a new Main 
Street for the City which would provide new opportunities for redevelopment in the neighborhoods 
adjacent to the historic downtown and more room to expand on the south side of Winder Highway.  

A second Community Mixed Use land use area is in North Dacula along both sides of Dacula 
Road (both north and south of Fence Road).  There is a large tract of undeveloped land adjacent to the 
Fence Road / Dacula Road Community Activity Center and mixed use development in this area could 
take advantage of the concentration of existing amenities including retail, recreation, schools, and 
churches.  Residential-to-commercial conversion is occurring in this area along Dacula Road, and an 
interchange of the Sugarloaf Parkway Extension at Fence Road is anticipated to attract redevelopment. 

The third Community Mixed Use area is located In South Dacula along both sides of Harbins 
Road to the north and south of West Drowning Creek Road.  Although this area has few existing public 
amenities, the site includes several deep parcels of developable land in close proximity to GA-316 and 
the proposed interchange at Harbins Road. The previous comprehensive plan identified potential new 
roads that could form a grid connecting this area with Alcovy Road and West Drowning Creek Road. This 
area is anticipated to be a Neighborhood Mixed Use Center. 

LAND USES ALLOWED 

•   General Commercial 

•   Office / Professional 

•   Institutional 

•   Parks / Recreation 

Examples of Community Mixed Use Activity Center Land Uses: 

    

IMPLEMENTATION POLICIES 

•   Use planned infrastructure expansion to support development in areas identified as suitable for 
such development in the Comprehensive Plan. 

•   Encourage the development of “lifestyle” commercial centers that provide internal pedestrian 
circulation, streetscape amenities, and landscaping. 

•   Encourage development that provides appropriate employment opportunities to serve our 
current and future population. 

 •   Encourage development of a rational network of commercial activity centers to meet the service 
needs of our citizens while avoiding unattractive and inefficient strip development along major 
roadways. 
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•   Encourage new development to locate in suitable locations close to transportation and 
infrastructure resources 

•   Encourage development whose design, landscaping, lighting, signage, and scale add value to our 
community. 

• Promote low impact site development that encourages maintaining the natural topography and 
existing vegetation on a site when feasible. 

 

QUALITY COMMUNITY OBJECTIVES 

•   Economic Prosperity 

•   Sense of Place 

    

Community Center Land Use from Westgate, MO Community Center Land Use from Des Moines, IA 

    

Community Center in Newburyport, MA Community Center in Roswell, GA 
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NEIGHBORHOOD MIXED USE AND GENERAL COMMERCIAL  

Dacula is one of many communities across the Atlanta region that provide a number of many 
small and medium commercial uses to support the region’s residential population.  Neighborhood 
Mixed Use and General Commercial land uses include smaller neighborhood mixed use activity centers 
and general strip commercial land uses along major roadways, and may include retail stores, gas 
stations, fast-food or dine-in restaurants, insurance agencies, banks, store-front offices, or other 
commercial establishments that make up and support the economic well-being of the community. The 
existing pattern of individual auto-oriented stores on major road thoroughfares in Dacula is expected to 
continue through the planning period.   

Neighborhood Mixed Use activity centers are small nodes of commercial activity with service 
areas generally limited to the immediate surrounding neighborhoods. They might include uses such as 
local cafés, small shops, or small offices and other general commercial uses and may provide some 
pedestrian access as an amenity to nearby neighborhoods without interfering with residential activity.  
These centers are small in size (less than 40,000 square feet) and may include one or two larger stores 
to anchor the shopping center and support smaller store fronts by enhancing community familiarity 
with their availability, product or resources.     

Most General Commercial uses in and around Dacula are automobile-oriented sites that are 
consistent with the existing culture of the city due to the location at the urban fringe of the region, the 
relatively spread-out density of development, and the ubiquitous nature and reliability of automobile 
accessibility over the past 50 years.   

There has been relatively little recent development of Neighborhood Mixed Use activity centers 
in Dacula due to the prevalence of automobile ownership and few sidewalks outside the area 
immediately around the schools and the downtown area.  Automobile-oriented general commercial 
developments along major thoroughfares have evolved into “one-stop shop” chain (general) stores and 
larger community centers that have larger anchors and amenities. Neighborhood Activity Centers are 
expected to locate in Dacula at under-served locations south and east of the city although they may be 
limited to areas where they can serve as buffers between residential neighborhoods and uses which are 
incompatible with residential, such as the transitional areas adjacent to light industrial. Neighborhood 
Mixed Use activity centers can also serve as key gateways at key access points into the City. 

LAND USES ALLOWED 

•   Small Retail 

•   Small Office 

•   Small Institutional 

•  Parks / Recreation 

Examples of Neighborhood Mixed Use Activity Center Land Uses: 
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IMPLEMENTATION POLICIES 

•   Provide opportunities for small-scale retail, services, and office that are compatible with 
neighborhoods that do not generate excessive traffic. 

•   Provide a transition or buffer between higher-intensity mixed use development and surrounding 
neighborhoods. 

•   Provide for adaptive reuse of older residential located on busy thoroughfares. 

•   Encourage development of a rational network of commercial activity centers to meet the service 
needs of our citizens while avoiding unattractive and inefficient strip development along major 
roadways. 

•   Encourage bicycle and pedestrian-oriented design in order to allow neighborhood residents to 
easily access small retail and restaurants without excessive automobile travel. 

QUALITY COMMUNITY OBJECTIVES 

•   Economic Prosperity 

•   Efficient Land Use 

•   Sense of Place 

•   Transportation Options 

•   Community Health 

 

    

Neighborhood Commercial from Plymouth, MA Neighborhood Commercial from Local City in GA  
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EMPLOYMENT CENTER / LIGHT INDUSTRIAL 

Employment Center / Light Industrial land uses in the City of Dacula may include light industrial 
and manufacturing, warehousing, industrial offices and distribution facilities. While Industrial areas may 
be appropriate in a number of locations within the City, it is important to limit the types of industrial 
uses in order to minimize impacts on adjacent areas. For instance, while industrial office space might be 
appropriate in somewhat close proximity to some types of residential development, the noise and 
freight traffic associated with distribution/warehousing necessitates a buffer between it and any type of 
residential use. 

Because it is located at the nexus of several major highways and roads and a major rail line, 
Dacula has the opportunity to create a strong and diverse economy which includes industrial warehouse 
and distribution employment uses in appropriate locations. Dacula’s population is expected to increase 
over the next 20 years.  Locating jobs within the City will help local leaders to maintain a favorable 
jobs/housing balance. The City of Dacula will foster the growth of industrial areas primarily along 
Georgia Highway 316 because of its importance as a freight corridor as well as the rail corridor which 
passes through the City. 

LAND USES ALLOWED 

•   Light industrial 

•   Industrial office 

•   Distribution/warehouse 

•   Manufacturing 

Examples of Industrial/Employment Center Land Uses : 

    

 

IMPLEMENTATION POLICIES 

•   Provide incentives for industrial employers to locate in Dacula. 

•   Reserve areas for industrial development and discourage residential development in close 
proximity to industrial reserve areas. 

•   Balance the supply of housing and employment in our community and consider their location in 
relation to each other. 

•  Support programs that recruit, retain, expand and create businesses that provide a good fit for 
our community’s economy in terms of job skills required and links to existing businesses. 
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•   Use planned infrastructure expansion to support development in areas identified as suitable for 
such development in the Comprehensive Plan. 

•   Encourage development that provides appropriate employment opportunities to serve our 
current and future population. 

•   Consider cooperative agreements with neighboring jurisdictions to provide infrastructure 
necessary to support industrial development. 

QUALITY COMMUNITY OBJECTIVES 

•   Economic Prosperity 

•   Local Preparedness 

•   Regional Cooperation 

    

Logistics Land Use in Gwinnett County  Coffee Shop in Dacula, GA 

 

INSTITUTIONAL CAMPUS 

Institutional Campus land uses are identified on the Future Land Use Plan. These include 
schools, churches, government offices, and ancillary land uses.  in are Employment Center / Light 
Industrial land uses in the City of Dacula may include light industrial and manufacturing, warehousing, 
industrial offices and distribution facilities. While Industrial areas may be appropriate in a number of 
locations within the City, it is important to limit the types of industrial uses in order to minimize impacts 
on adjacent areas. For instance, while industrial office space might be appropriate in somewhat close 
proximity to some types of residential development, the noise and freight traffic associated with 
distribution/warehousing necessitates a buffer between it and any type of residential  

LAND USES ALLOWED 

•   Institutional land uses (schools, churches, government administration buildings) 

•   Institutional accessory land uses. 

IMPLEMENTATION POLICIES 

•   Use planned infrastructure expansion to support development in areas identified as suitable. 

•   Encourage the development of “lifestyle” live-work-play centers that provide internal pedestrian 
circulation, streetscape amenities, and landscaping. 
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•   Encourage new development to locate in suitable locations close to transportation and 
infrastructure resources 

•   Encourage development whose design, landscaping, lighting, signage, and scale add value to our 
community. 

QUALITY COMMUNITY OBJECTIVES 

•   Efficient Land Use 

•   Community Health 

•   Regional Cooperation 

•   Local Preparedness 

TRANSPORTATION COMMUNICATIONS UTILITIES (TCU) 

Transportation Communication Utilities (TCU) land uses in the City of Dacula include roads, 
highways and railroad rights of way throughout the city.  This land use category also includes power and 
communications facilities (primarily including power substations and transfer facilities). Many TCU 
facilities are considered to be accessory uses located within other land use categories.    

LAND USES ALLOWED 

•   Roads, railroads, and communications rights of way owned by public utilities.   

•   Institutional and TCU accessory land uses. 

IMPLEMENTATION POLICIES 

•   Use planned infrastructure expansion to support development in areas identified as suitable. 

•   Encourage new development to locate in suitable locations close to transportation and 
infrastructure resources 

•   Encourage development whose design, landscaping, lighting, signage, and scale add value to our 
community. 

QUALITY COMMUNITY OBJECTIVES 

•   Efficient Land Use 

•   Community Health and Access 

•   Regional Cooperation 
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RECREATION AND GREEN SPACE 

Recreation and Green Space areas are important assets to communities for many reasons 
including the mental and physical well-being of the community and quality of life in general. Because of 
the wide variety of types of parks and greenspace, these areas may be appropriate in proximity to most 
other areas. Parks, Recreation, and Greenspace areas are particularly important to residential areas. 

The City of Dacula operates relatively only two small parks within the city, but there are several 
Gwinnett County-owned facilities in the area, including Dacula Park, which features both active and 
passive recreation opportunities within the City. While the County park system meets the City’s needs 
for active recreation, the City should consider the development of passive recreational space such as 
public plazas and greenspace within planned mixed use districts. 

LAND USES ALLOWED 

•   Active and Passive Recreation 

•   Conservation 

Examples of Parks and Recreation Land Uses: 

    

 

IMPLEMENTATION POLICIES 

•   Provide passive greenspace and plazas to serve as community civic space within Mixed Use 
Activity Centers. 

•   Coordinate recreational planning with development initiatives. 

•   Encourage park and recreational design that is accessible to pedestrians, bicyclists, and disabled 
persons. 

•   Encourage conservation subdivisions that cluster development on one portion of a site in order 
to preserve sensitive natural features. 

•   Encourage more compact development of land in order to preserve natural resource areas and 
preserve green open spaces. 

•   Consider potential impacts on air and water quality in making decisions on new developments 
and transportation improvements and steer new development away from sensitive natural 
resource areas. 

•   Promote the protection and maintenance of trees and green open space in new development. 
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•   Protect ground and surface water sources to promote the maintenance of safe and adequate 
supplies of water. 

•   Minimize inefficient land consumption and encourage more compact urban development in 
order to preserve green open space and natural resource areas. 

 

QUALITY COMMUNITY OBJECTIVES 

•   Resource Management 

•   Efficient Land Use 

•   Sense of Place 

•   Regional Cooperation 

•   Community Health 

 

    

Harbins Park Dacula Park  
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SUBURBAN DENSITY RESIDENTIAL 

Suburban Residential areas are generally characterized by relatively larger houses with greater 
setbacks from roads and from each other. Located further away from commercial or mixed use centers 
than Village Residential, Suburban Residential areas are considered to be more oriented toward the 
private realm. This sense is furthered by the fact that typical Suburban Residential development often 
includes cul-de-sac road systems rather than providing options for interconnectivity. 

Suburban Residential areas are likely to include solely residential uses and are likely to be 
somewhat separated from activity centers, though they may still be in somewhat close proximity. 
Suburban Residential areas’ separation from activity centers provides protection from large amounts of 
traffic and the imposition of undesirable or incompatible uses. Some nonresidential uses which might 
be appropriate adjacent to Suburban Residential areas are smaller churches, libraries, parks, or other 
uses which complement suburban development. Suburban Residential areas will make up a large 
portion of the City of Dacula. As the City’s population grows rapidly in upcoming years, new residents 
will require housing, and Suburban Residential areas are likely to absorb much of that growth. While 
some of these areas have already been developed, others will be built in areas which are currently 
characterized by rural development along road corridors. 

LAND USES ALLOWED 

•   Low-density single family detached residential (1-3 units per acre) 

•   Small Institutional 

•   Parks / Recreation / Greenspace 

Examples of Suburban Residential Land Uses: 

    

 

IMPLEMENTATION POLICIES 

•   Encourage the completion of unfinished subdivisions. 

•   Support appropriate residential and non-residential infill development and redevelopment in 
ways that complement existing neighborhoods. 

•   Coordinate housing development with infrastructure capacity, such as water, sewer, and roads. 

•   Encourage connectivity in housing developments with multiple ingress/egress points. 

•   Eliminate substandard or dilapidated housing. 

•   Provide opportunities for a mixture of housing types, densities and costs in the City. 
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QUALITY COMMUNITY OBJECTIVES 

•  Efficient Land Use 

•   Local Preparedness 

•   Housing Options 

       

Housing on Nicholas Landing Dacula Park 

 

    

Suburban Residential Curvilinear Streets 
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VILLAGE DENSITY RESIDENTIAL 

Village Residential areas are neighborhoods which are in close proximity to activity centers and 
are relatively dense compared to Suburban Residential areas. These areas often follow the principles of 
Traditional Neighborhood Development (TND), which favors homes on smaller lots with shorter 
setbacks from the street. TND also favors the connectivity of a network of blocks with interconnected 
streets and sidewalks rather than cul-de-sac development. 

The connectivity provided by Village Residential development means that residents are more 
likely to walk or bike to nearby centers rather than being forced to rely on automobiles. Consequently, 
these areas require additional infrastructure oriented toward pedestrians such as high-quality 
sidewalks, crosswalks, and paths in combination with traffic calming measures in order to increase 
pedestrian safety. Furthermore, activity centers adjacent to Village Residential areas should provide 
pedestrian infrastructure in order to accommodate foot traffic from local neighborhoods. 

LAND USES ALLOWED 

•   Low density residential (0.5 to 4 units / acre) 

• Medium density residential (4-6 units / acre) 

•   Traditional Neighborhood Development 

•   Duplexes 

•   Senior Housing 

•   Parks / Recreation / Greenspace  

•   Small Institutional 

 

Examples of Village Residential Land Uses: 

    

 

IMPLEMENTATION POLICIES 

•   Encourage Traditional Neighborhood Development (TND) design principles for compact 
walkable development. 

•   Create walkable, safe, and attractive neighborhood throughout the community, where people 
have attractive, low-energy access options to schools, parks, and necessary services (grocery 
store, drug store). 
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•   Promote connectivity of our road network through fostering a grid network of streets in newly 
developing areas and establishing multiple local street access connections between residential 
subdivisions. 

•   Encourage Village Residential near mixed use and community activity centers. 

•   Encourage the development of housing opportunities that enable residents to live close to their 
places of employment. 

•   Support the development of residential density in areas where community design standards, 
environmental constraints and available infrastructure capacities can accommodate the density. 

•   Support appropriate residential and non-residential in-fill development and redevelopment in 
ways that complement existing neighborhoods. 

 

QUALITY COMMUNITY OBJECTIVES 

•   Efficient Land Use 

•   Housing Options 

•  Sense of Place 

•  Transportation Options 

    

Village Residential Land Use Example 
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OVERLAY LAND USE MODIFIERS 

 Land use designations are not mutually exclusive and not all land uses have the same 
transportation, infrastructure, environmental, or economic requirements.  In addition, different 
modifying factors may contribute unique “added” characteristics that could affect the basic underlying 
land use plans. These “modifiers” require City of Dacula decision-makers to consider how new 
transportation infrastructure and the unique conditions they bring may affect land use decisions before, 
during and after construction. The Dacula Comprehensive Plan includes several overlay areas that are 
considered potential modifiers to the underlying land use plan and that should be considered in 
addition to the land use plan recommendations. The Dacula Comprehensive Plan identifies five overlay 
modifiers: 

• Expressway Corridors; 

• Commercial Corridors; 

• Neighborhood Connections; 

• Gateways; and  

• The Commuter Rail Opportunity.  

These overlay areas are identified on the following map, Figure 7.6: Land Use Plan Overlay Areas  
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EXPRESSWAY CORRIDOR 

Expressway Corridors include high speed, high volume limited access roadways and their 
surrounding land. Due to the high capacity limited access design of Expressway Corridors, development 
should be concentrated at nodes near expressway interchanges. Major employment centers, including 
regional commercial, office, industrial, and mixed use may be located near expressway interchanges. 
While Expressway Corridors provide for regional mobility, they can also serve as a barrier for local 
neighborhood connectivity.  In Dacula, both GA-316 and the Sugarloaf Parkway Extension are planned 
as Expressway (limited access) Corridors.   

The Sugarloaf Parkway Extension Phase II 
is proposed to be extended north from GA-316 to 
Interstate 85 near the Mall of Georgia as a 
limited access expressway. Phase III is an 
additional extension from I-85 to I-985 and 
Buford Highway.  The Sugarloaf Extension Phases 
II and III are not on the short term work program. 
However, the projects are identified as long-term 
projects in State, Region and County plans.  

The City of Dacula should work with 
Gwinnett County and GDOT officials to ensure 
that connectivity is maintained for major roads 
crossing the future path of the Sugarloaf Parkway 
Extension, including Fence Road, Old Peachtree 
Road, Hurricane Shoals Road, and Stanley Road.  

The Georgia Department of 
Transportation and Gwinnett County have 
identified plans to improve access and reduce 
bottlenecks along GA-316. These plans include 
converting major at-grade intersections  into 
limited access grade-separated interchanges to 
expedite and improve management of traffic 
movements.  The intersection at Harbins Road 
will be reconstructed as a grade-separated 
interchange and Alcovy Road will be relocated to a new alignment and intersection with Harbins Road 
farther to the south. The smaller intersections with SR316 located east of Harbins Road such as Oak 
Valley Road are proposed to be redesigned as part of the continuing improvements to SR 316.  
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Proposed Harbins Road Interchange with Georgia 316 prepared by Precision Planning (2018) 

While both the Sugarloaf Extension and conversion of GA-316 to limited access are long term 
transportation improvements, the City should identify major development opportunities near these 
future interchanges. 

LAND USES ALLOWED 

•   Regional and Community Mixed Use 

•   Commercial 

•   Industrial 

•   Institutional 

IMPLEMENTATION POLICIES 

•   Plan for limited access design along Expressway Corridors. 

•   Encourage dense nodes of development at expressway interchanges. 

•   Use planned infrastructure expansion to support development in areas identified as suitable for 
such development in the Comprehensive Plan. 

•   Encourage development that provides appropriate employment opportunities to serve our 
current and future population. 

•   Consider access roads and infrastructure improvements necessary to develop land at 
Expressway interchanges. 

QUALITY COMMUNITY OBJECTIVES 

•   Economic Prosperity 

•   Efficient Land Use 

•   Housing Options 

•   Transportation Options 
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IMPLEMENTATION POLICIES 

•   Apply complete streets principles of roadway design to accommodate cars, bikes, pedestrians, 
and transit. 

•   Plan for streetscape improvements along Main Street Corridors to support desired mixed use 
development. 

•   Apply alternative roadway design standards from ITE Walkable Urban Thoroughfares guidebook. 

•   Promote connections and accessibility between Mixed Use Activity Centers, community 
facilities, and recreational amenities. 

•   Design and construct streetscape improvements in accordance with the Americans with 
Disabilities Act Accessibility Guidelines (ADAAG). 

•   Design sidewalks and street-side elements to include functional zones for elements such as 
utilities, street trees, street furnishings, pedestrians, and sidewalk dining. 

•   Promote pedestrian, bicycle, and motorist safety in roadway and streetscape design. 

•   Provide traffic calming measures where appropriate in order to ensure that traffic speed does 
not negatively impact safety and pedestrians. 

•   Consider on-street parking and street trees as a buffer to promote pedestrian safety where 
feasible. 

QUALITY COMMUNITY OBJECTIVES 

•   Economic Prosperity 

•   Efficient Land Use 

•   Sense of Place 

•   Transportation Options 
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COMMERCIAL CORRIDOR 

Commercial Corridors include major roads and surrounding lands that have been developed with auto-
oriented strip commercial land uses. The primary commercial corridor in the City of Dacula is Winder 
Highway (US-29 Business). Because this roadway has historically developed along the CSX railway, the 
corridor has a semi-industrial character. While strip commercial development is anticipated to occur 
along this corridor, the aesthetics of the corridor should be improved at key gateways into the City, 
particularly at Harbins/Dacula Road. Some commercial redevelopment should be encouraged near the 
City’s historic downtown. 

LAND USES ALLOWED 

•   General Commercial 

•   Office 

•   Institutional 

 

IMPLEMENTATION POLICIES 

•   Improve aesthetics of development along Winder 
Highway, particularly near historic Downtown 
Dacula. 

•   Work with the railroad to improve the aesthetics 
of the CSX railway corridor. 

•   Work with County and State transportation 
officials to enhance connectivity across the CSX 
railway. 

•   Promote access management and inter-parcel 
connectivity in order to limit the number of curb cuts along Winder Highway. 

QUALITY COMMUNITY OBJECTIVES 

•   Economic Prosperity 

•   Efficient Land Use 

•   Sense of Place 

•   Transportation Options 
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NEIGHBORHOOD CONNECTIONS 

Neighborhood Connections are local roads and collectors that serve a relatively low volume of traffic 
but provide key access from neighborhoods to activity centers, community facilities, and recreational 
amenities. While streetscapes along Neighborhood Connections are of secondary importance to Main 
Street Corridors, safety improvements should be made to accommodate cars, bikes, pedestrians, and 
the disabled. Commercial development along Neighborhood Connections should be limited to 
Neighborhood Activity Centers. 

LAND USES ALLOWED 

•   Neighborhood Commercial 

•   Residential 

•   Institutional 

•   Parks / Recreation / Greenspace 

IMPLEMENTATION POLICIES 

•   Encourage traffic calming and improvements to ensure safety for all roadway users. 

•   Promote connections and accessibility between Mixed Use Activity Centers, community 
facilities, and recreational amenities. 

•   Apply complete streets principles of roadway design to accommodate cars, bikes, and 
pedestrians. 

QUALITY COMMUNITY OBJECTIVES 

•   Transportation Options 

•   Sense of Place 

GATEWAYS 

Gateways serve as key entry points into the City that provide a crucial first impression of the 
community. Gateways provide a symbolic transition between the City and surrounding rural areas. The 
City should seek to improve the aesthetics of these key entry points into the community. 

Monument signage and landscaping may be used at Gateways to reinforce the City’s identity, 
image, and sense of place. Because several regional transportation facilities traverse the City, key entry 
points to the City may be located at expressway interchanges in addition to the outer City limits. 

IMPLEMENTATION POLICIES 

•   Prioritize development of gateways on western side of City. 

•   Coordinate gateway signage with mixed use and redevelopment planning. 

•   Identify future annexation areas in order to plan for future gateways. 

•   Identify future expressway interchanges in order to plan for future gateways. 

•   Create design guidelines for development at key gateways. 

QUALITY COMMUNITY OBJECTIVES 

•   Sense of Place (Branding) 
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COMMUTER RAIL OPPORTUNITY 

Commuter Rail Opportunities are sites with the potential to support commuter rail stations and 
station-area development. Because of the railroad infrastructure along the CSX railway, two sites have 
been identified as potential Commuter Rail Opportunities. Commuter Rail Opportunities should be 
located near Mixed Use Activity Centers, such as downtown and the Stanley Road planned mixed use 
development. The commuter rail corridor should connect Atlanta with Athens and support the County’s 
research and development corridor plans. In addition to commuter rail, the City should consider several 
potential transit modes, such as Bus Rapid Transit (BRT ). 

LAND USES ALLOWED 

•   Transportation / Communication / Utilities 

•   Mixed Use 

IMPLEMENTATION POLICIES 

•   Pursue a grant to plan for transit opportunities and town center development in Dacula. 

•   Select a preferred site for commuter rail near a major Mixed Use Activity Center. 

•   Coordinate planning of transit opportunities with redevelopment planning and economic 
development initiatives. 

QUALITY COMMUNITY OBJECTIVES 

•   Economic Prosperity 

•   Transportation Options 

•   Sense of Place 

 

FUTURE LAND USE PLAN RECOMMENDATIONS 

Figure 7.4 above illustrates the Future Land Use Map for the 2019 City of Dacula 
Comprehensive Plan Update. The Future Land Use Map is intended to serve as the guiding legal 
document for managing land use change in the City of Dacula. In addition to the current limits of the 
City of Dacula, the Future Land Use Map provides recommended land uses for areas adjacent to the City 
boundaries. The extent of the Future Land Use Map represents the future urban service area where 
expansion of community facilities and services is deemed feasible. 

The land use categories provided in the map are similar to those included on the Existing Land 
Use Map, with some additional detail on future density of residential and commercial. Future land use 
categories included within the map are as follows: 

Future Land Use Plan Recommendations 

Land Use Type and Brief Description 
Future Plan 

Acreage 
% of Total 
Acreage 

AGRICULTURAL / ESTATE DENSITY - Land includes single family 
detached residential located on parcels of at least five acres per one 
unit of housing. Estate Residential may also include some agricultural 
activities, such as pasture land or timber. 

1309 13.0% 

SUBURBAN DENSITY RESIDENTIAL (Low Density) - Land includes 
single family detached residential at a density of 0.5 to 3.5 units per 

4847 48.4% 
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acre. 

VILLAGE DENSITY RESIDENTIAL - Land includes single family detached 
residential and duplex residential at a density of 4-6 units per acre.  

642 6.4% 

NEIGHBORHOOD MIXED USE AND GENERAL COMMERCIAL - Land 
includes small-scale retail commercial and office uses serving 
immediate surrounding neighborhoods. Neighborhood commercial 
may be developed as individual buildings or attached shopping 
centers with square footage not to exceed 40,000 square feet. 

350 3.5% 

COMMUNITY MIXED USE - Land includes development that includes a 
mixture of commercial, office, public, and institutional uses within a 
master planned development. Community Mixed Use centers are 
approximately 40,000 SF to 100,000 SF in size. 

368 3.7% 

REGIONAL MIXED USE - Land includes properties developed to 
include a mixture of commercial, office, public, and institutional uses 
within a master planned development. These centers may be greater 
than 100,000 SF in size and may include medium (4 to 6 units/acre) or 
higher density (greater than 6 units/acre) residential uses. 

278 2.8% 

EMPLOYMENT CENTER / LIGHT INDUSTRIAL - Land including 
dedicated warehousing and wholesale trade facilities, manufacturing 
facilities, processing plants, factories, mining or mineral extraction 
facilities or other similar uses. 

1417 14.0% 

INSTITUTIONAL/CAMPUS - Land includes community facilities, certain 
state, federal, or local government uses and institutional land uses. 
Examples of institutional land uses include colleges, churches, 
cemeteries, and hospitals.  Government uses in this category include 
City halls or government building complexes, police and fire stations, 
libraries, prisons, post offices, schools, and military installations. 

352 3.5% 

RECREATION / GREEN SPACE - Land is dedicated to active or passive 
recreational uses and natural resource conservation. These areas may 
be either publicly or privately owned and may include playgrounds, 
public parks, nature preserves, wildlife management areas, national 
forests, golf courses, recreation centers, and similar uses. 
Conservation subdivisions may also include some land preserved as 
greenspace or recreational land through easements. 

284 2.7% 

TRANSPORTATION COMMUNICATION UTILITIES (TCU) - TCU land 
encompasses various land use types associated with transportation, 
communication, and utilities. This category includes major 
transportation routes, power generation plants, railroad facilities, cell 
phone towers, airports, water/wastewater facilities and similar uses. 

202 2.0% 

TOTAL LAND AREA WITHIN THE PLANNING AREA 10,049 100% 
Note: No lands in the Planning Area are proposed to remain Undeveloped or Vacant, although some land 
may remain vacant due to lack of investment or development costs that exceed potential economic gain 
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The Overlays are not shown on the Future Lan Use Map.  However, they are identified here: 
Three of the overlay land uses are identified by designation as including the primary roadway and the 
adjacent properties that front along that roadway.  Therefore, the Expressway Corridors overlay 
includes the properties along and adjacent to Sugarloaf Parkway and GA-316.  

The Commercial Corridor overlay includes the properties along and adjacent to Winder Highway 
between GA-316 and the Apalachee River bridge.  

The Neighborhood Connections overlay includes the properties along and adjacent to Dacula 
and Harbins Road and the portion of Fence Road located between GA-316 and Dacula Road. Gateways 
are identified at GA-316 at (1) Winder Road, (2) Dacula Road at Hurricane Shoals Roads; (3) Winder 
Highway at the Apalachee River Bridge, (4) GA-316 at the Apalachee River Bridge, and (5) Sugarloaf 
Parkway at Fence Road (future). 

The location of the Commuter Rail Opportunity is a long term recommendation to be determined 
pending decisions by Federal, State and regional transportation decision makers regarding timing, 
design and location of the corridor (which may be along the CSX Railroad, GA-316 or another corridor 
that has not yet been identified).  
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CHAPTER 8 – TRANSPORTATION 
The Transportation element of the Comprehensive Plan evaluates the safety, reliability, and 

the ability of the current and future transportation network to support economic development and 
mobility in the City of Dacula.   

The transportation network in the city not only provides access between residential 
neighborhoods and commercial/recreational/educational opportunities in the city, but also important 
connections to the rest of Gwinnett County, Atlanta, and Athens. Traffic congestion in the Atlanta 
region is severe in many locations, and planning and developing a multi-modal transportation network 
is critical to maintaining mobility in the City of Dacula in the future.  

TRANSPORTATION NETWORK 

The City of Dacula transportation network is comprised of Principal Arterials, Minor Arterials, 
and Local Collector Roadways. The Functional Classification Map illustrates the various roadway 
functional classes in the city.  Sugarloaf Parkway is the only freeway facility in the city.    

University Parkway (GA 316) is the primary arterial that connects the City of Dacula to Atlanta 
to the southwest via I-85 and Athens to the east. University Parkway is a four lane rural highway with a 
median and exclusive turn lanes at intersections. West of Dacula, University Parkway is a four lane, 
limited access freeway.  

Sugarloaf Parkway is a four lane freeway that bypasses the City of Lawrenceville and is planned 
to be extended from University Parkway northward to I-985 in the future.  The remaining roadways in 
the city are primarily two lane rural highways with limited or no shoulders. Other significant arterials in 
the city include Winder Highway (BUS 29), Harbins Road, and Fence Road. The remaining roadways in 
the city fall under the Collector functional classification. 

 

 

City of Dacula Functional Classification Map 
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The GDOT traffic count database includes three count stations in the City of Dacula. There is a 
GDOT count station on University Parkway (GA 316) southeast of Sugarloaf Parkway. The daily traffic 
counts at this location indicate a robust growth rate at this count station from 1991 to 2016 which is 
consistent with the rapid development in Gwinnett County and the metropolitan Atlanta area in 
recent decades.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

University Parkway Historical Counts 
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The second count station is located on Dacula Road north of Broad Street. This count station 
had a higher growth rate than University Parkway, with traffic almost doubling between 2011 and 
2016.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The third count station is located on Winder Highway (BUS 29) west of Village Broad Street. 
This station had a modest growth rate in recent years. 

 

 

 

 

  

Dacula Road Historical Counts 
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Winder Highway Historical Counts 
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The Atlanta Regional Commission (ARC) Cube-based travel demand model was used to 
perform systemwide volume/capacity analysis for the City of Dacula and surrounding areas. The v/c 
analysis was performed for the base year 2015 and horizon year 2045. 

The v/c analysis for the base year (Existing Conditions) illustrates segments of University 
Parkway (GA 316) east and west of Sugarloaf Parkway currently have v/c ratios > 1 which correlates 
with overcapacity or congested conditions. GA 316 is a major thoroughfare that serves rapidly 
developing areas of Gwinnett County and Athens (another high growth area) which leads to high 
volumes on this roadway in the Dacula area. Fence Road north of University Parkway is the only other 
roadway segment with a v/c ratio > 1.  

It should be noted that this analysis does not explicitly capture congestion associated with 
operational deficiencies in a particular roadway segment, such as non-optimized signal timing at 
intersections, excessive access points, and/or unconventional roadway geometries and alignments. 
Locations that experience congestion associated with these operational deficiencies will be 
summarized in the traffic safety analysis.  

 

As population and employment growth increases in the City of Dacula and surrounding areas, 
traffic volumes and congestion will continue to increase on local roadways without multi-modal 
transportation improvements, Travel Demand Management (TDM) strategies, and balanced land use 
plans and supporting policies.  

  

Dacula v/c Analysis Year 2015 

Legend

v/c > 1

1> v/c > 0.9

0.9 > v/c >0.7

v/c < 0.7
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As the 2045 v/c analysis illustrates, University Parkway will continue to have segments east 
and west of Sugarloaf Parkway with v/c ratios > 1. As suburban development increases to the east of 
Dacula, additional segments of University Parkway east of Sugarloaf Parkway will experience 
congested conditions in the future.  

The Sugarloaf Parkway extension will improve the traffic conditions along Fence Road by 
diverting some trips away from this roadway, but Winder Highway is forecast to have several 
segments where the v/c ratios > 1 east of Dacula and one segment of Winder Highway in downtown 
Dacula where the v/c ratio is between 0.9 and 1 which is consistent with a roadway approaching 
capacity conditions.  

One segment of Harbins Road west of Drowning Creek Road is also forecast to have v/c > 1 in 
the future year 2045. 

CRASH DATA 

A review of the crash data indicated that crashes occur at the highest rates along University 
Parkway with particularly high concentrations at the signalized intersections. GA 316 has a long 
history of crashes and fatalities at the intersections between Lawrenceville and Athens, and the crash 
data is consistent with the historical trends. The crashes are related to left turning vehicles at 
intersections combined with skewed intersection geometry and high vehicle speeds on GA 316. The 
high vehicle speeds lead to the large numbers of fatalities along GA 316. Improving the at-grade 
intersections to interchanges is planned in Dacula which will reduce the number of crashes along 
University Parkway in the future.  

Dacula Road also has a high number of crashes associated with numerous access points and 
the intersection at Winder Highway (BUS 29). The large number of turning vehicles on Dacula Road 
also contribute to the traffic congestion along this corridor though the traffic volumes are below 

Dacula v/c Analysis Year 2045 

Legend

v/c > 1

1> v/c > 0.9

0.9 > v/c >0.7

v/c < 0.7
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roadway capacity.  A safety improvement project has been designed for the intersection of Dacula 
Road and Winder Highway which will improve safety and operations at this intersection.    
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TRANSIT SERVICES 

A review of existing transit service in Gwinnett County indicated that there is currently one 
Xpress commuter bus route that serves the City of Dacula, Route 416. The buses leave the Hebron 
Baptist Church park & ride lot during the morning peak period and provide a direct connection to 
Midtown and Downtown Atlanta, with multiple stops in these major employment districts. The buses 
make the reverse commute in the afternoon/evening peak period, and total travel time ranges from 60-
75 minutes for the entire trip dependent on traffic conditions.  

 

 

 

 

 

 

 

  

 

 

 

 

 

FREIGHT NETWORK 

The freight network in Dacula includes a CSX rail line that runs parallel to BUS 29 and GDOT 
designated freight routes to serve truck traffic. The CSX line passes directly through central Dacula and 
leads to a number of safety issues at adjacent intersections.  The CSX line connects Dacula with Atlanta 
and Athens. The proposed Athens to Atlanta commuter rail line would have used this right of way, but 
that project has been on hold for a number of years. University Parkway (GA 316) is part of the 
designated GDOT statewide freight network.  
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BICYCLE/PEDESTRIAN NETWORK 

The existing Pedestrian network is concentrated along Dacula Road, Winder Highway, and 
Harbins Road. Sidewalks also exist in the area around Dacula High School and Dacula Park. In addition, 
there are multi-use trails and pedestrian paths in Dacula Park. Sidewalks also exist in a number of 
subdivisions in the city; but are not connected to commercial areas or the sidewalk network on Dacula 
Road, Harbins Road, and Winder Highway.  This limits the opportunities for city residents to walk to 
local attractions in a safe environment.  
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RAILROADS, TRUCKING, PORTS AND AIRPORTS 

 Railroads and trucking are partially discussed above as part of the freight transportation 
network. Rail passenger service is available to Atlanta along an Amtrak route alignment between New 
Orleans and Washington, DC that passes through western Gwinnett County via Norcross, Duluth, 
Suwanee, and Buford. The closest rail passenger stop is Brookwood Station in Atlanta. No changes are 
anticipated in the near future although passenger service and the alignment are reviewed periodically 
by the federal government.   

Commuter rail passenger service to/from Atlanta and Athens was identified as a potential 
scenario in regional rail studies for the Atlanta region and the State of Georgia. Commuter rail to provide 
service along the CSX Railroad line to connect Atlanta and Athens was identified as the “Brain Train” and 
a potential incentive for economic development.  An alternative alignment located in the median of 
Georgia State Route 316 was also identified in preliminary planning; however, the proposals have not 
proceeded forward in several years. If a route along the CSX Railway or along SR 316 is considered, 
Dacula will pursue opportunities to identify a station location at either the Dacula and Harbins Road 
corridor or at the conjunction of Winder Road, Fence Road and SR 316.    

Dacula is located in the upper piedmont region of Georgia and is about 200 miles for the nearest 
seaport facilities. Access to seaport facilities is available via the interstate highway system via I-20 and I-
26 to Charleston or via I-75 and I-16 to Savannah and Brunswick.  The closest river port facility is 
Augusta.    

The Hartsfield Jackson Atlanta International Airport (call sign: ATL) provides premier passenger 
airline services throughout the world and is located approximately 30 miles to the southwest. The ATL 
airport is recognized as one of the busiest and best airports in the world with flights connecting the 
Atlanta region internationally.  Multiple airlines and resources make the ATL airport a driver of regional 
and state economic conditions.   

The Gwinnett County Airport at Briscoe Field (callsign: LZU) is located five miles west of Dacula 
between the south side of SR 316 and Lawrenceville.  The airport is owned and operated by Gwinnett 
County and provides a 6,00 foot long runway, two Fixed Base Operators (FBOs), a flight training facility, 
and is home to two medical flight operators.       

  

Gwinnett County 
Briscoe Field Airport 

Layout 

Dacula is 2.5 miles to the 
north east 
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RECOMMENDATIONS 

The project recommendations were developed by comparing GDOT and Gwinnett County 
programmed improvements to the crash analysis, volume/capacity analysis, and bike/ped analysis. 
Additional projects were then recommended to address any remaining deficiencies in the future 
transportation network.   

PROJECT         FUNDING SOURCE 

SR 316 grade separation projects from SR 20 to Harbins Road    GDOT 

Sugarloaf Parkway extension - Phase 2 from I-85 to SR 316    Gwinnett  

Harbins Road at SR 316 New Interchange      GDOT 

Tanner Road from Harbins Road to West Drowning Creek Road    Dacula 

SR 8/Winder Highway/Auburn Road New Connection Bridge and roadway location Gwinnett 

ITS Expansion on Harbins Road        Gwinnett 

Fence Road at Circle Road        Gwinnett 

Brooks Road at Bramlett Shoals Road       Gwinnett 

ITS Expansion on Sugarloaf Parkway       Gwinnett 

Fence Road improvements east of new Sugarloaf Parkway Interchange*   Gwinnett/City 

Harbins Road from SR 316 to Ace McMillan Road*     Gwinnett 

Harbins Road at Winder Highway Intersection Improvement    GDOT 

Dacula Road Access Management*       Gwinnett/City 

Sidewalk Connections on Dacula Road*       City 

Harbins Road Sidewalks north of SR 316*      City  

*Proposed new projects 

In addition to these projects, the city is encouraged to develop policies related to Complete 
Streets Design, Access Management, and Mixed-Use Development which would improve the quality of 
future development in the city. Policy recommendations and changes to zoning to allow more flexibility 
for Mixed-Use development lead to the following improvements to the transportation network: 

• Increased connectivity within and between new developments 

• More local parallel routes to major arterials to serve local trips 

• Reduces local travel on major arterials 

• Concentrates turning traffic at key/signalized intersections 

• Improved parking circulation 

• Improved safety on arterials 

• The ability to develop Complete Streets within new developments to serve all modes of 
transportation 

• Minimizes the need to introduce bike lanes on high speed arterials 

• Reduces impacts of new developments on existing signalized intersections 

• Increased ability to generate and accommodate pedestrian trips 
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Dacula Roadway Improvements 
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CHAPTER 9 – HOUSING 

The purpose of this chapter is to ensure that residents have access to adequate and affordable 
housing which is required for Community Development Block Grant Entitlement communities. The 
housing element is optional but encouraged for all other local governments.  The following factors help 
determine the adequacy and suitability of existing housing stock to serve current and future community 
needs:  

• Housing types and mix  

• Condition and occupancy  

• Local cost of housing 

• Cost-burdened households in the community 

• Jobs-housing balance 

•  Housing needs of special populations 

• Availability of housing options across the life cycle  

 Updates to the housing element are at the discretion of the local government and previous 
versions of the housing element may be carried forward with the update of the comprehensive plan.  
The City of Dacula identified housing goals, needs, opportunities and work program items in Chapter 1 
(Goals), Chapter 2 (Needs and Opportunities), and Chapter 3 (Community Work Program) and integrated 
the housing element into the local comprehensive plan. 

HOUSING TRENDS, TYPES AND MIX 

 The development of housing in Dacula mirrors the expansion of Gwinnett County as a bedroom 
community for the Atlanta Region.  Table 9.1 below compares the age of housing structures in Gwinnett 
County and within the City of Dacula. Review of the table shows that there are no housing units within 
the city limits of Dacula were identified as built before 1950 (although some houses within the city may 
have been reconstructed from older structures).    

Table 9.1: Age of Housing Structures 

 Gwinnett County City of Dacula 

Decade of Construction 2017 % Total 2017 % Total 

   Built 1949 or earlier   2,683    0.9%      0    0% 

   Built 1950-1959   4,420    1.5%   126 6.3% 

   Built 1960-1969    9,508    3.1%   225 11.2% 

   Built 1970-1979 31,947  10.6%   189 9.4% 

   Built 1980-1989 69,953  23.2%   479 23.9% 

   Built 1990-1999  89,502  29.6%   488 24.3% 

   Built 2000-2009  84,418  27.9%   335 16.7% 

   Built 2010-2017    9,732    3.2%   163   8.1% 

Total Units 302,157  100% 2,005 100% 
        Source US Census ACS, 2017 

 Beginning in the late 1960s and expanding swiftly through the 70s, 80s and 90s, Dacula added 
housing at a rate similar to the growth of housing in the county.  The first decade of the new century 
(2000-2009) appears to show a tipping point as house building slowed, and a much smaller rate of 
construction has been observed between 2010 and 2017.  The change is assumed to have been caused by 
the Recession of 2009-2012, and a hesitant development community that reduced the pace of 
homebuilding in green field areas that did not have site-ready water and sewer infrastructure. The 
western areas of Gwinnett also began to run out of affordable building sites as land, infrastructure, and 
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construction costs rose at higher rates than income.  Although there are signs that the rate of new 
construction appears to have recovered to some extent since 2012, the construction of new units shows 
a sharp decline for the current (2010-2019) period.  

 Most of the housing structures within Dacula were built between 1980 and 2017 in subdivision 
tracts on internal curvilinear local streets and septic tanks. Most are on Gwinnett County water lines. 
Dacula’s location on the ridge line between the Alcovy and Apalachee River basins provided well-suited 
soils and adequate sites were found for development on septic tank systems.  Access to Gwinnett County 
sewer services are available in the Alcovy River basin south of SR 316 and west of Harbins Road, and 
additional improvements are proposed to serve downtown Dacula and the proposed PMUD on Stanley 
Road. Dacula is working with Gwinnett Country Water and Sewer but the systems are limited by pipe, 
pump station, and force main capacities.    

Table 9.2 below provides a comparison of housing unit occupancy in Gwinnett County and the 
City of Dacula from the US Census Bureau’s 2010 Census and from the American Communities Survey 
(ACS) estimates for 2017: 

Table 9.2: Housing by Unit Type and Occupancy 

 Gwinnett County City of Dacula 

Housing Units 2010 % 
Change 

2017 2017 
% 

2010 % 
Change 

2017 2017 
% 

Owner Occupied  189,167 (-0.3%) 188,529 66.6% 1,230 19.3% 1,525 83.7% 

   Detached N/A N/A 174,989 61.8% 1,230 19.3% 1,525 83.7% 

   Attached N/A N/A 13,540   4.8% 0 0 0     0% 

Renter Occupied  79,352 16.2% 94,727 33.4% 242 18.2% 296 16.3% 

   Detached N/A N/A 35,578 12.6% 242 18.2% 296 16.3% 

   Attached N/A N/A 59,149 20.9% 0 0 0     0% 

Occupied Units 268,519 5.2% 283,256 100% 1,472 19.2% 1,821 100% 

         

Occupied Units 268,519 5.2% 283,256 93.7% 1,472 19.2% 1,821 90.8% 

Vacant Units 23,028 (-21.8%) 18,901 6.3% 128 30.4% 184 9.2% 

Total Units 291,547 3.5% 302,157 100% 1,600 20.2% 2,005 100% 
   Source US Census, 2010 and US Census ACS, 2017 

 

Single-family detached housing units constituted the highest percentage of the housing stock for 
Gwinnett County and for the City of Dacula in 2010 and 2017.  Specifically, 100% of occupied housing 
units in Dacula were identified as single-family detached and 74% of occupied units (73.3% of all housing 
units) in Gwinnett County were detached residential structures in 2017.  There was no change in the 
proportion of unit types in Dacula.  Multi-family units in Gwinnett County accounted for 25.7% of all 
occupied structures.  

Table 9.2 above shows that approximately 83.7% of the occupied units located within the city 
are owner occupied and 16.3% are renter occupied, indicating little change in the proportions of owner 
and renter occupied homes between 2010 and 2017. However, Gwinnett County showed a sharp 
decline from 70.4% in 2010 to 66.6% of the housing units being owner occupied in 2017.  The trends 
reflect the slow-down of new housing construction and the increased costs of home ownership over the 
past decade.    
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CONDITIONS AND OCCUPANCY 

Table 9.2 above also identifies the vacancy rates for the city and Gwinnett County. The city’s 
vacancy rate is higher (9.2% vs. 6.3%) than the county rate. This may signal an issue with the limited mix 
of housing types available in Dacula.  Table 9.3 below shows evidence of a significant difference 
between the mix of units for sale versus units for rent in 2010 when comparing the County and the City. 
The 2010 statistics indicate about 33% of the vacant units in Dacula were for sale and 19% were for rent 
whereas about 30% of the vacant units in the County were for sale and 43% of the vacant units were for 
rent. Table 9.3 also shows a significant decline in the number of vacant units in the County vs. an 
increase in Dacula albeit the unit count in the city only represents about 1.0% of the number of vacant 
units in the County.   

Table 9.3: Housing Unit Occupancy and Vacancy 

 Gwinnett County City of Dacula 

Housing Units 2010 % 
Change 

2017 2017 
% All 

2010 % 
Change 

2017 2017 
% All 

Owner Occupied 189,167 (-0.3%) 188,529 62.4% 1,230 24.0% 1,525 75.8% 

Renter Occupied 79,352 19.3% 94,727 31.4% 242 22.3% 296 14.8% 

Occupied Units 268,519 5.5% 283,256 93.7% 1,472 23.7% 1,821 90.8% 

Vacant Units 23,028 (-17.9%) 18,901 6.3% 128 43.7% 184 9.2% 

For Sale 7,074 N/A N/A N/A 42 N/A N/A N/A 

For Rent 9,900 N/A N/A N/A 24 N/A N/A N/A 

Seasonal/Migrant 973 N/A N/A N/A 2 N/A N/A N/A 

Other Vacant 5,081 N/A N/A N/A 60 N/A N/A N/A 

Total Units 291,547 3.6% 302,157 100% 1,600 25.3% 2,005 100% 
      Source US Census, 2010 and US Census ACS, 2017 

 

The majority of housing occupants in Gwinnett County (62.4%) and Dacula (75.8%) households 
own their homes. However, the most recent ACS estimates show a significant decline in both 
jurisdictions after many years of increased home ownership (70.4% in Gwinnett County in 2010 and 
83.6% in Dacula in 2010). The high levels of ownership over the past several decades show a strong 
propensity for large lot single-family residential development, but it appears that the demand for large 
lots may be waning.  

Table 9.4 below illustrates the household size for housing in Gwinnett County and Dacula in 
2010 and 2017. These numbers show a general decline in larger owner-occupied households in the 
county, but an increase in renter-occupied housing. Changes in household sizes in Dacula are very small. 
The small size of the sample makes the increase in the proportion of rental properties appear to be 
consistent with county trends, but the information for the city is not statistically relevant.     
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Table 9.4: Housing Unit Tenure – Household Size 

 Gwinnett County City of Dacula 

Household Size Year 2010 Year 2017 % Change Year 2010 Year 2017 % Change 

Owner Occupied  189,167 188,529 (-0.3%) 1,230 1,525 24.0% 

   1-Person  29,811 30,511  2.3%  186 357   91.9% 

   2-Person 56,096  59,558  6.2%  416  484 16.3%  

   3-Person 36,499 35,926 (-1.6%) 236 342 44.9% 

   4-Person or More 66,761 62,534 (-6.3%) 392 342 (-12.8%) 

Renter Occupied  79,352 94,727 19.4% 242 296 18.2% 

   1-Person 21,432 24,942 16.4% 36 32 (-11.1%) 

   2-Person 18,275 23,119 26.8% 56 113 101.8% 

   3-Person  13,820  18,321  32.6%  33  28 (-15.2%)  

   4-Person or More  25,825  28,345 9.8%   117  123  5.1% 

All Occupied Units 268,519 283,256 5.5% 1,472 1,821 23.7% 

Total No. Units 291,547 302,157 3.5% 1,600 2,005 20.2% 
  Source US Census, 2010 and US Census ACS, 2017 

 

Table 9.5 below illustrates the general age of householders. The variation between county and 
city owner occupancy in the 15-to-34 age group indicates that many of the homes in the city may be 
“starter” homes and the growth in the 35-to-64 year old age group shows growth compared to the 
county’s group of the same age.  The percentage of home ownership in Gwinnett County grew from 
68.4% in 1990, to 72.4% in 2000, dipped to 70.4% in 2010 and 66.6% in 2017.  

Table 9.5: Housing Unit Tenure – Age of Householder 

 Gwinnett County City of Dacula 

Head of Household Year 2010 Year 2017 % Change Year 2010 Year 2017 % Change 

Owner Occupied 189,167 188,529 (-0.3%) 1,230 1,525 24% 

   15 to 34 Years  24,730  18,939 (-23.4%) 178   366  105.6% 

   35 to 64 Years 139,083 134,893 (-3.0%) 803 940 17.1% 

   65 Years & Older  50,708 34,697  (-58.4%)  362  219 (-39.5%)  

Renter Occupied 79,352 94,727 19.4% 242 296 22.3% 

   15 to 34 Years  32,009  32,147 0.4%  79  14  (-82.3%) 

   35 to 64 Years 42,024 55,876 33.0% 140 235 67.9% 

   65 Years & Older  10,638  6,702  (-37.0%)  46  47 2.2%  

All Occupied Units 268,519 283,256 5.5% 1,472 1,821 23.7% 

Total No. Units 291,547 302,157 3.5% 1,600 2,005 20.2% 
  Source US Census, 2010 and US Census ACS, 2017 

Home ownership in Dacula was 83.6% in 2010 and 83.7% in 2017. Most noticeably, the 
proportion of homes owned by seniors (65 and older) declined by 58% in the county and nearly 40% 
within the city.  Renter occupancy by seniors in the county also declined between 2010 and 2017 
although it held steady within the City of Dacula. The proportion of younger families renting within the 
city went down significantly even as young family ownership increased.   

 Tables 9.5 shows that Dacula homeowners are generally younger and moved into their homes 
more recently than county homeowners as a whole. However, only a very small portion of renters in 
Dacula (4.7%) were under the age of 35 although a 1/3 of Gwinnett County reenters were in the same 
age group.  7 above illustrates that Dacula homes range  
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The number of years of tenure in their homes by existing residents is presented in Table 9.6 
below, and the estimated value of homes within Gwinnett County and the4 City of Dacula is shown in 
Table 9.7:  

Table 9.6: Years Occupied by Householder 

 Gwinnett County City of Dacula 

 Year 2017 % Year 2017 % Change 

Total Housing Units 302,157  2,005  

Total Occupied Housing Units 283,256 100% 1,821 100% 

   Occupied 2010 or later  130,178 46.0%  860  47.2% 

   Occupied 2000-2009  96,933 34.2% 193  10.6%  

   Occupied 1990-1999  38,525 13.6% 479 26.3% 

   Occupied 1980-1989 11,606 4.1% 219 12.0% 

   Occupied prior to 1979  6,014 2.1% 70 3.8% 

          
      Source US Census, 2010 and US Census ACS, 2017 

 

Table 9.7: Value of Occupied Housing 

 Gwinnett County City of Dacula 

 Year 2017 % Year 2017 % Change 

Value     

   Less than $50,000 6,344 3.4% 67 4.4% 

   $50,000 to $99,999 14,232 7.5% 135 8.9% 

   $100,000 to $149,999 37,828 20.1% 755 49.5% 

   $150,000 to $199,999 46,926 24.9% 347 22.8% 

   $200,000 to $299,999 48,860 25.9% 163 10.7% 

   $300,000 to $499,999 26,237 13.9% 31 2.0% 

   $500,000 to $999,999 7,059 3.7% 27 1.8% 

   $1,000,000 or More 1,043 0.6% 0 0% 

   Median (Dollars) $185,200  $133,500  

          
      Source US Census, 2010 and US Census ACS, 2017 

 Nearly half (47.2%) of all homes in Dacula have been occupied since 2010 which is comparable 
to the County’s length of tenure. The value of homes in Dacula appears to be at a lower level than the 
county as a whole with more than 60% of all housing valued less than $150,000 compared to a county 
median greater than $185,000. The comparison seems to implicate a push for recent housing 
development in Dacula being a preferred location for starter homes and middle class housing rather 
than more expensive housing development.    

Table 9.8 below provides selected characteristics of occupied housing in Gwinnett County and 
the City of Dacula comparing 2010 and the 2017 American Community Survey estimates. Housing in 
Dacula appears to share similar issues as the county with fewer exceptions in fuel types or lack of critical 
plumbing or kitchen facilities.  

 

Table 9.8: Selected Characteristics of Occupied Housing 

 Gwinnett County City of Dacula 

 Year 2017 % Year 2017 % Change 
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House Heating Fuel      

Total Occupied Housing Units 283,256 100% 1,821 100% 

   Utility Gas 186,740  65.9% 1,215 66.7% 

   Bottled Tank/Propane     3,608 1.3%      42 2.3% 

   Electricity   91,136 32.2%   564 31.0%  

   Other        875 0.5%       0  0% 

   No Fuel Used        867 0.3%       0 0% 

     

     
Selected Characteristics     

Total Occupied Housing Units 283,256 100% 1,821 100% 

   Lack Complete Plumbing Facilities 1,337 0.5% 0      0% 

   Lack Complete Kitchen Facilities 1,692 0.6% 0     0% 

   No Telephone Service Available  5,234 1.8%  83  4.6%  

     

Occupants per Room     

Total Occupied Housing Units 283,256 100% 1,821 100% 

   1.00 or Less  274,908 97.1% 1,805 99.1% 

   1.01 – 1.50 6,291 2.2% 0 0% 

   1.51 or More  2,057 0.7%  16 0.9%  

     

          
      Source US Census, 2010 and US Census ACS, 2017 

 

COST OF HOUSING AND COST BURDENED HOUSING 

The median monthly contract rent (excluding utilities) in Gwinnett County for 2017 was $1,142, 
an increase of 59% since 2000.  This trend continues from 1990, when Gwinnett County’s median rent of 
$483.  The median rent in Dacula for 2017 was $1,351, but this higher cost can be assumed to represent 
that rentals in Dacula are detached single family homes compared to the many attached apartment 
homes throughout Gwinnett County. Gross rent also represents a much smaller portion of median 
income  (less than 15% for 42.8% of renters) than the county and less than 3% of renters in Dacula 
spend more than 30% of their income on rent.  

Table 9.9 on the next page illustrates the gross rents and gross rent as a percentage of income.  
Table 9.9 also shows owner costs as a percentage of income. As shown in the comparative costs for 
home rental, the costs of ownership as a portion of income in Dacula are less than in Gwinnett County 
as a whole. Fully 60% of homeowners in Dacula spend less than 25% of their income on mortgage and 
associated housing costs which is comparable to the county. However, only 8.2% of homeowners in 
Dacula spend more than 35% on housing compared to 22.6% in the county.        
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Table 9.9: Costs of Housing 

 Gwinnett County City of Dacula 

 Year 2017 % Year 2017 % Change 

Gross Rent     

Occupied Units Paying Rent 92,778 100% 254 100% 

   Less than $500 per Month 1,576 1.7%   42 16.5% 

   $500 to $999 28,826 31.1%     0 0% 

   $1000 to $1499 46,733 50.4% 107 42.1% 

   $1500 to $1999 12,827 13.8% 105 41.3% 

   $2000 to $2499 2,090 2.3%    0 0% 

   $2500 to $2999 452 0.5%    0 0% 

   $3000 or More 274 0.3%    0 0% 

   Median (Dollars) $1,142  $1,351  

     

Gross Rent as Percent of Income      

   No Rent Paid 1,949 N/A 42 N/A 

   Units Paying Rent 91,049 100% 208 100% 

   Less than 15.0%   8,343 9.2% 89 42.8% 

   15.0% to 19.99%  12,227  13.9% 24 11.5% 

   20.0% to 24.99%   11,653 12.8%  32 15.4% 

   25.0% to 29.99%   11,226 12.3%  58 27.9%  

   30.0% to 34.99%      8,563   9.4%     5  2.4% 

   35% or More     39,069 42.9%     0      0% 

     

Owner Costs as Percent of Income     

  Houses with Mortgage 144,170 100% 1,107    100% 

   Less than 20% of Monthly Income 64,642 44.8%   398    36.0% 

   20.0% to 24.99% Monthly Income 21,091 14.6%   267     24.1% 

   25.0% to 29.99% Monthly Income 15,647 10.9%   290    26.2% 

   30.0% to 34.99% Monthly Income  10,175   7.1%      61      5.5%  

   35% or More of Monthly Income 32,615 22.6%      91     8.2% 

     

      Source US Census ACS, 2017 

HUD defines a household in need of housing assistance as any household with one or more of 
the following housing problems: cost-burdened-spending in excess of 30 percent of household income 
on housing, severely cost-burdened-spending in excess of 50 percent of household income on housing; 
overcrowding (e.g., living with more than one person per room), or occupying a unit with physical 
defects (e.g., lacking complete kitchen or bathroom facilities). 

In Gwinnett, 27% of the total households in 2000 had housing problems with 42% of renters and 
22% of owners experiencing costs exceeding 30% of income.  In 2017, the scope of these problems 
continues to be a problem. Approximately 52.3% of the renters and 29.7% of homeowners experiencing 
housing costs exceeding 30%.  Housing problems are much smaller in Dacula. Approximately 2.4% of 
renters and 13.7% of homeowners pay more than 30% of their income in housing costs.  

 

 



Dacula Comprehensive Plan Chapter 9 - Page 9.8 

BALANCE OF HOUSING AND JOBS 

The City of Dacula Comprehensive Planning Steering Committee acknowledged that jobs and 
housing require greater balance if the city is going to provide a successful environment for live-work-
play throughout the planning period.  In 2015, approximately 2,060 citizens living in the city were 
employed, but only 1,450 persons were employed in the city.  Most Dacula residents commute to work 
in Lawrenceville and other Gwinnett County locations to the west as well as jobs in DeKalb, Fulton, and 
other counties in the region.  Employment in the city is expected to rise to 1,642 by 2020 and 2,116 in 
2030 based on allocated ARC forecasts. The planning team projected the greatest rise in employment 
would occur between 2030 and 3040 to more than 2,635 jobs within the city based on interpolated 
growth of the 2040 ARC Regional Forecast.    

Dacula is located on the urban edge of the Atlanta region and in a prime position between 
Atlanta and Athens.  The planning team assumes that the location may expect continued growth of 
residential population in and around Dacula providing for workers that are willing to commute a longer 
distance to find affordable housing and living expenses.  The advent of more opportunities to work from 
home on a full or part time basis is an additional factor in the possibilities to create more jobs in Dacula. 
The increased number of residents in the community are also expected to create more investments in 
local retail, food and entertainment venues, and more local jobs in the growing service industries. 
Finally, the available vacant land along State Route 316 and the improvements to access provided by 
replacement of congested intersections with new grade separated interchanges are expected to provide 
incentives for both housing and commercial development in addition to potential industrial, logistics, 
and office employment.      

SPECIAL POPULATION HOUSING NEEDS 

The City of Dacula has several special needs populations with particular housing needs, including 
elderly, frail elderly, persons with severe mental and physical disabilities and those with HIV/AIDS.  
Households may have one or more persons with these special housing needs. Comparable data are not 
available at the city level. 

 The elderly population includes those persons 65 years of age or older, with incomes up to 80 
percent of the average median income, spending more than half of their incomes on housing. 
Approximately 536 persons in Dacula were identified in 2016 fitting this category.  Very-low-income 
renter elderly households (earning less than 50% of the median) experienced the highest percentage of 
housing problems at 60.7 percent, followed by extremely-low-income elderly renters and owners alike.  
Housing problems tend to decrease as income increases.  For the elderly, the high percentage of cost 
burdens is usually due to a dependency on insufficient Social Security income, pensions or personal 
retirement accounts to pay rent or mortgage payments.  However, about 40% of very-low-income 
elderly owners do not identify a housing cost burden assumed to be due to having paid off their monthly 
mortgage payments. 

Frail elderly persons are defined as individuals 65 years of age or older with two or more 
“personal care limitations” including physical or mental disabilities that substantially limit one or more 
basic physical activities such as walking, climbing stairs, reaching, lifting, or carrying.   Frail elderly may 
require supportive living arrangements such as an assisted living community, skilled nursing facility, or 
an independent living situation with in-home health care.  About 18% of the disabled persons in 
Gwinnett County were identified as frail elderly residents in 2010. However, not all frail elderly persons 
require specialized housing.  Some receive care in their homes from their spouses or children.  Based on 
the 2016 population estimate of 536 elderly residents and assuming that 10.6% of these residents 
receive less than 50% of the median income, Dacula has approximately 57 frail elderly living within the 
city that experience housing problems.  
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Persons with disabilities include about 7% of the Gwinnett County population. Assuming Dacula 
has a similar distribution of persons with disabilities, the assumption is that about 350 persons living 
within the city are disabled. Disabled persons may include persons with sensory, physical, mental, self- 
care, go-outside-home, and employment disabilities.  

The Census defines persons with physical disabilities as those with a condition that substantially 
limits one or more basic physical activities such as walking, climbing stairs, reaching, lifting, or carrying.  
This definition encompasses a wide spectrum of people, including those in wheelchairs or in need of a 
mobility device for support, those with sensory or respiratory discrepancies that impair short-term or 
long-term mobility, and those who require assistance with dressing or eating.  About 4% of Gwinnett 
residents are physically disabled 

Persons with mental disabilities include those with a condition that substantially limits one or 
more basic mental activities such as learning, remembering, and/or concentrating.  This definition is 
broad and represents about 3% of the population.  

Persons with substance or alcohol abuse problems have a chemical dependency and are often 
unable to maintain permanent housing. Without supportive services to help them beat their addictions, 
many are at risk of becoming homeless.  The Gwinnett/Rockdale/Newton (GRN) Community Service 
Board provides comprehensive mental health and substance abuse services to all citizens of Gwinnett 
County, and leases facilities to provide housing for persons with such conditions.  GRN Housing activities 
include residential services for this special population through family care homes, halfway houses, self-
help placements and emergency homes, including structured 24 hours/day care to individuals in 
transitional housing and 24-hour group home services to adult individuals diagnosed with chronic 
mental illnesses in different Adaptive Group Residences in Gwinnett County.   

Persons with HIV/AIDS have been served by AID Gwinnett, Inc. (AGI) - a service organization for 
individuals with AIDS/HIV and their families and friends - since 1992.  AGI provides services to 
approximately 200 persons and 50 families annually, including counseling, case management, 
transportation, medical services, and housing.  AGI uses regional funds to help prevent persons with 
AIDS/HIV from becoming homeless by paying rent or mortgage payments when the AIDS client is unable 
to work and provide their own funds to obtain housing.  AGI also assists its clients in accessing the 
health and mental health services funded through the Ryan White Act and other funding sources.  
Although AGI provides housing assistance funds to persons with AIDS/HIV, there are no specific housing 
facilities for persons with AIDS/HIV.  Housing options for AGI clients through local housing authorities 
and other providers are limited due to long waiting lists, and the County also has only a few emergency 
shelters located only in certain parts of the County and other parts of the region. 
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HOUSING OPTIONS AND RECOMMENDATIONS 

Housing and Social Services Goals are provided below:  

• The City should encourage the redevelopment of substandard housing and older manufactured 
housing in declining neighborhoods. 

• The City currently has few options for attached housing, such as townhomes, condominiums, 
mixed use, and apartments, and proposes that such housing be located near major roads and 
regional mixed use centers that include transit opportunities.   

• The City should coordinate housing development with town center planning in order to provide 
medium density and traditional neighborhood development near mixed use amenities.   

• The City should work with Gwinnett County programs to provide special needs housing and social 
services, such as the Gwinnett Consolidated Plan and Community Development Block Grant 
(CDBG) program.   

• The City will coordinate with non-profit organizations to provide affordable housing and social 
services. 

• The City will adopt zoning and development regulations to accommodate the anticipated mix of 
diverse housing needs in addition to single family, large lot developments. 

• The City would like to create mixed use districts that include mixed types of housing that 
promote revitalization in designated areas.  

• Special needs for seniors, smaller households, low-income and moderate-income households 
are expected to increase throughout the next two decades. The City may desire to adopt a 
senior housing ordinance or other similar method to ensure that the needs of the elderly 
population are properly planned for. 

• The City needs to identify and support public, private, and non-profit services that provide 
shelter, housing, and accompanying services to homeless persons (specifically including single 
female parents with children) that help them become self-sufficient. 

 

 

 



Dacula Comprehensive Plan Chapter 10 - Page 10.1 

CHAPTER 10 – IMPLEMENTATION STRATEGIES & SUMMARY 
 

(Not a required element): Chapter 110-12-1-.04 

 

The Dacula 2040 Comprehensive Plan provides an overview of historic and existing conditions 
and trends, projections of future economic development and social trends, an analysis of the City’s 
existing and anticipated future issues and opportunities, a vision statement regarding the City’s  
desired future character, and recommendations regarding the facilities and services needed to 
accomplish the City’s Vision between 2019 and 2040.  This section notes some of the key strategic 
planning recommendations of the Comprehensive Plan and identifies general policies and strategies 
that have been adopted by the City to accomplish the City’s goals. 

Over the years several annexations have extended the City beyond the historic core area 
formed by the original 1905 city limits, and the City has grown to include more than 2200 acres.  This 
growth through annexation is common in Georgia, and the driving factors for additional areas to be 
annexed have been identified as a desire for higher levels of service and more responsive government, 
and local control in decision-making.  The 2040 Comprehensive Plan assumes that the City of Dacula 
will pursue the annexation of vacant land along State Route 316 and US Highway 29 in addition to 
receiving requests to annex other parcels into the City through requests from property-owners and 
developers. Therefore, the planning area for the Dacula Comprehensive Plan includes areas to the east 
and south of the current city limits that are likely to be added to the jurisdiction of the city in order to 
support expanded public services and anticipated growth. 

 The Dacula 2040 Comprehensive Plan provides comprehensive development plan 
recommendations for the area encompassed by the existing city limits and unincorporated areas in 
Gwinnett County located immediately outside the existing city boundaries  that  will  be  affected  by the  
City’s land use and development decisions.  Although specific plan recommendations are illustrated on 
the Future Development Plan map for the unincorporated areas immediately outside the City, these 
recommendations are identified as a guide to illustrate the community’s expectations regarding 
development and the City’s intentions to work with property owners, developers, and Gwinnett County 
to ensure that the resources of all parties are appropriately allocated to maximize the sustainability of 
both public and private investments. 

The policies and recommendations identified in the preceding chapters provide the stated 
recommendations of the community regarding how future development should be provided for the 
City of Dacula and support the general goals for the rational growth of the City.   
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APPENDICES  
 

Documented Community Involvement Activities 

 List of Stakeholders (including governing authority roles) 

Minutes of the Steering Committee and Presentations including Community Input Participation 
Techniques and Exercises  

Minutes of the Steering Committee Open House  

Photographs from meetings/workshops 

 

Public Hearing and Resolution 

Copies of Advertisements and published media posts 

No one came forward to speak in opposition to the Comprehensive Plan as drafted 

Approval of Resolution to Transmit Draft Plan to ARC and DCA  

 

Regional Economic Development Plan 

 CATLYST – Metro Atlanta Regional Economic Competitiveness Strategy  
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DACULA 2019 COMPREHENSIVE PLAN PHOTOS 
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     Public Open House, November 2018 

 

    Draft Map with Key Areas 1 – 12 for Discussion 

   

Preliminary Draft Map 

 

 

 



SWOT and Map Review 

 

The SWOT boards are attached here: 

 

 



 

 

The three Charrette Boards are attached here:  

 



 

 

 









CITY OF DACULA 

COUNCIL MEETING  
February 7, 2019 

7:00 p.m. 

 
442 Harbins Rd 

P. O. Box 400 

Dacula, GA, 30019 
 

 

SUMMARY MINUTES 
 

This document is tentative, has not been ratified or approved by the Mayor and Council of the City of 

Dacula, and is not binding on the City or any officer. 

 

Minutes scheduled for approval on March 7, 2019 

 

I. CALL TO ORDER AND ROLL CALL OF THE MEMBERS: 

 

Mayor Trey King  7:00 p.m. 

 

Council Members Present: 

 

Trey King, Mayor 

Hubert Wells, Mayor Pro Tem 

Wendell Holcombe, Council 

Susan Robinson, Council 

Daniel Spain, Council  

 

City Staff Present: 

 

Joey Murphy, City Administrator 

Heather Coggins, Finance Director 

Dennis Still, City Attorney 

Brittni Nix, City Planner 

Greg Chapel, City Marshal 

Amy White, City Marshal 

 

II. INVOCATION: 

 

City Chaplain Rev. Mark Chandler. 

 

III. PLEDGE OF ALLEGIANCE: 

 

Mayor Trey King. 

 

IV. MINUTES: 

 

1. Approval of the Minutes from the Regular Council Meeting of January 17, 2019  

 

Motion to Approve: Councilwoman Robinson  

Second: Councilman Spain 

Vote: 4-0 



City of Dacula 

Summary Minutes 

February 7, 2019 

Page Two 

 

 

V. OLD BUSINESS:  

 

1. None.  

 

VI. NEW BUSINESS: 

 

1. PUBLIC HEARING: 2019 Update to the 2030 Comprehensive Plan 

 

2. 2019 Update to the 2030 Comprehensive Plan Resolution  

 

Motion to Approve: Councilman Spain  

Second: Councilman Holcombe 

Vote: 4-0 

 

3. Acceptance of Annexation Application: 2019-CD-AA-01 

 

Motion to Deny:  Councilman Spain  

Second: Councilman Holcombe 

Vote: 4-0 

 

4. Storm Sewer Replacement Design and Planning Proposal 

 

Motion to Approve: Councilman Wells  

Second: Councilwoman Robinson 

Vote: 4-0 

 

5. 2nd Avenue Parking Regulations and Ordinance 

 

Motion to Approve: Councilman Wells  

Second: Councilman Spain 

Vote: 4-0 

6. Staff Comments 

7. Mayor and Council Comment(s) 

 

VII. PUBLIC COMMENTS: 

 

VIII. EXECUTIVE SESSION:   

 

IX. ADJOURNMENT:   

 

7:30 p.m. 

 

 









From: Jon West
To: Andrew Smith; Robert Herrig
Cc: PEMD OPQG Administration
Subject: Dacula Revised Plan Update Approved
Date: Wednesday, March 27, 2019 10:53:46 AM
Attachments: image006.png

Andrew and Robert,
 
Our staff has reviewed the comprehensive plan update for City of Dacula and determined that it
adequately addresses the Minimum Standards for Local Comprehensive Planning.  As soon as your
office provides written notice that the plan has been adopted and provides DCA with a digital copy
of the final adopted version of this document, we will award Qualified Local Government status to
the local government.
 
Thanks,
 

Learn more about our commitment to fair housing. 

Jon A. West, AICP 

Principal Planner 
Georgia Department of Community Affairs
60 Executive Park South, NE
Atlanta, Georgia  30329 

Direct 404-327-6872
Fax 770-302-9703
Jon.West@dca.ga.gov
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