
 Planning and Appeals Board Agenda
Tuesday, July 13, 2021, 5:30 PM

Public Safety Complex (Gainesville Justice Center)

1. CALL TO ORDER

2. MINUTES

A. June 8, 2021 PAB Meeting Minutes

3. OLD BUSINESS

A. Rezoning Request

(1) Request from City of Gainesville to rezone a 1.716± acres tract located between Jesse Jewell Parkway,
West Academy Street, Broad Street and Maple Street (a/k/a 312 Jesse Jewell Parkway, SW; 315 and
323 Broad Street, SW; 0 and 320 Maple Street, SW ) from General Business (G-B) to Central
Business (C-B) with a  special use.
Ward Number:              Four
Tax Parcel Number(s):  01-012-004-001; 01-006-004-002, 004, 005 & 006
Request:                        Restaurant and special event center

4. NEW BUSINESS

A. Annexation Requests

(1) Request from Optum Development to annex a 7.77± acres tract located on the northeast side of
Limestone Parkway, across from the intersection of Tapawingo Drive and Riverwood Drive (a/k/a 1744
Cleveland Highway) and to establish zoning as Planned Unit Development (P-U-D).
Ward Number:               Two
Tax Parcel Number(s):  09-126-000-024 (Part)
Request:                        36 residential townhomes

(2) Request from Carl Volle to annex a 1.69± acres tract located on the south and west side of Meadowlark
Lane, east of the intersection of Cleveland Highway and Meadowlark Lane (a/k/a 1646 Meadowlark
Lane) and to establish zoning as Residential-II (R-II).
Ward Number:               Two
Tax Parcel Number(s):  00-084-006-001(Part)
Request:                        Six single-family homes

B. Rezoning Request

(1) Request from McNeal Development, LLC to rezone a 4.86± acres tract located between Queen City
Parkway, Banks Street and Gordon Avenue, having road frontage on Saint Thomas Drive and Longstreet
Avenue (a/k/a 504, 512, 514, 520 and 528 Banks Street, SW; 510 East Avenue, SW; 535, 548, 549, 604,
608, 620 and 628 Gordon Avenue, SW; 0, 602, 611 and 612 Longstreet Avenue, SW; 436 and 442
Parker Street, SW; 627 and 635 Queen City Parkway; 507 and 513 Saint Thomas Drive) from
Residential-II (R-II), Office and Institutional (O-I), General Business (G-B) and Heavy Industrial (H-I) to
Planned Unit Development (P-U-D).
Ward Number:                Three
Tax Parcel Number(s):   01-012-002-006; 01-013-001-001, 002, 003, 004, 005 and 006;
                                       01-013-002-001, 002, 003, 004, 005, 006, 007, 007A, 008, 009 and 010
Request:                        214 Multi-family apartments

5. MISCELLANEOUS

6. ADJOURNMENT
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CITY OF GAINESVILLE

AGENDAREQUEST

Date Submitted: 6/14/2021

Presenter: N/A

Item of Business: June 8, 2021 PAB Meeting Minutes

Meeting Date: 7/13/2021

Purpose of Request:
The purpose of this request is to allow the Planning and Appeals Board to approve the minutes from the referenced meeting.

History/Background:

Facts & Issues for Consideration:
The draft minutes were reviewed by the Office & Records Coordinator and the Community Development Deputy Director.

Department Recommendation:
Approval of the minutes as presented.

Department Director:
Rusty Ligon

If funding is involved, are funds approved within the current budget?
N/A

Amount Requested: Source of Funds:

Finance Comments:

Administrative Comments:

ATTACHMENTS:
Description Type
Draft Minutes Minutes
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GAINESVILLE PLANNING AND APPEALS BOARD 
DRAFT MINUTES OF MEETING 

JUNE 8, 2021 
 
 

CALL TO ORDER Chairman Carter at 5:30 p.m. 
 
Members Present: Chairman Doug Carter, Vice-Chair Jane Fleming and Board Members 

Rich White, Eddie Martin, Kelvin Simmons and Ryan Thompson 
 
Members Absent:  Board Member Carmen Delgado 
 
Staff Present: Community & Economic Director Rusty Ligon and Community & 

Economic Deputy Director Matt Tate and Recording Secretary Gwen 
Fleming  

 
Others Present: City Manager Bryan Lackey, Assistant City Manager Angela Sheppard, 

Council Members Barbara Brooks and George Wangemann 
 
 
MINUTES OF APRIL 13, 2021 

 
   Motion made by Board Member Thompson 
   Motion seconded by Board Member White 
   Vote – 6 favor, 1 absent (Delgado) 
 
 
  NEW BUSINESS 

 
A. Rezoning Request 

 
1) Request from City of Gainesville to rezone a 1.716± acres tract located between Jesse 

Jewell Parkway, West Academy Street, Broad Street and Maple Street (a/k/a 312 Jesse 
Jewell Parkway, SW; 315 and 323 Broad Street, SW; 0 and 320 Maple Street, SW) 
from General Business (G-B) to Central Business (C-B) with a special use. 
Ward Number: Four 
Tax Parcel Number(s): 01-012-004-001; 01-006-004-002, 004, 005 and 006 
Request: Restaurant and special event center 

 

Deputy Director Matt Tate stated the City of Gainesville would like to table their request to 
the July 13, 2021 Planning and Appeals Board meeting. This would give sufficient time to 
work through some of the issues raised by The Arts Council.   
 
There was a motion to table the rezoning request with a special use until the July 13, 
2021 Planning and Appeals Board meeting. 
 

Motion made by Board Member Martin 
Motion seconded by Board Member White 

   Vote – 6 favor, 1 absent (Delgado) 
 

B. Special Use Request 
 

1) Request from Parth S. Patel for a special use on a 1.41± acres tract located on the 
northwest side of the intersection of Dawsonville Highway and Ahaluna Drive, having 
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Gainesville Planning and Appeals Board 
June 8, 2021 Minutes  
Page 2 of 3 
 

road frontage on the southside of Skyview Drive (a/k/a 1310 Dawsonville Highway, 
Suite B), having a zoning of General Business (G-B). 
Ward Number: One  
Tax Parcel Number(s): 01-115-004-009 
Request: Retail sales of alternative nicotine products 
 

Staff Presentation:  Deputy Director Matt Tate gave the following staff presentation: 
 
The proposal is for a special use to permit a retail store that sells tobacco and alternative 
nicotine products such as premium cigars, vape, CBD, kratoms and accessories.  The 
applicant desires to occupy Suite B of the existing shopping center which was previously a 
vape store and most recently a gift store.   
 
The property is located within the Gateway Corridor Overlay Zone and other uses within the 
retail center include Tino’s Tex-Mex Cantina, Nascarz Diecast Depot, Li Do Massage and 
Fiesta San Jose Tienda Mexicana grocery.   
 
The proposed store is 1,400 square feet in size and will not include a smoke lounge. The 
anticipated hours of operation are from 9:00 A.M. to 9:00 P.M. / 7 days a week with two 
employees.  
 
There are no proposed changes to the exterior of the building except for updating the signs. 
Access from the shopping center will remain from Dawsonville Highway and Ahaluna Drive.   
 
The Gainesville Comprehensive Plan places the property within the Retail/Commercial land 
use category and within the Suburban Commercial Character Area. Land uses allowed 
within the Suburban Commercial area include commercial, public / institutional, multi-family 
residential and mixed use. 
 

The Planning Division staff is recommending conditional approval of this special use 
request based on the Comprehensive Plan and the adjacent mixture of uses.  
 
Conditions 

1. The proposed site plan and architectural plan shall be subject to the Community & 
Economic Development Director approval.   

2. The proposed number, location, type, size and lighting requirements of all signage for the 
development shall be subject to the Community & Economic Development Director 
approval. 

3. A mixture of evergreen trees shall be planted at the northeast corner of the property near 
the intersection of Ahaluna Drive and Skyview Drive in order to screen the rear service 
area of the building. The location, spacing, size and type of trees planted shall be subject 
to the approval of the Community and Economic Development Department Director.  
  

Applicant Presentation:  Parth Patel, 614 Summer Ridge Lane Lawrenceville, stated his 
plans are for a retail store, a smoke shop.  He said his partner has a couple of stores in 
Georgia and New Jersey and is supporting him with the business.  Mr. Patel said it will be all 
retail, no lounge and no one allowed to smoke inside the building, buy and go only.  He 
agrees with the conditions and has spoken to the landlord which agreed to take down the 
old signage pole and will remove the lights from the window.  He asked about the type and 
size of trees to be planted and Chairman Carter stated if the request is approved the staff 
would work with him on it.   
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Gainesville Planning and Appeals Board 
June 8, 2021 Minutes  
Page 3 of 3 
 

 
OPPOSE: None  
 
There was a motion to recommend conditional approval of the special use request                       
to allow retail sales of alternative nicotine products within General Business (G-B) 
zoning as presented with the following conditions:  
 
Conditions 
 
1. The outline-lighting of windows and doors with any form of lighting shall not be 

permitted. The existing lighting shall be removed. 

2. The previous sign pole located adjacent to the monument sign shall be removed.  

3. A mixture of evergreen trees shall be planted at the northeast corner of the 
property near the intersection of Ahaluna Drive and Skyview Drive in order to 
screen the rear service area of the building. The location, spacing, size and type of 
trees planted shall be subject to the approval of the Community and Economic 
Development Department Director. 

 
Motion made by Board Member Martin 
Motion seconded by Board Member Thompson 

   Vote – 6 favor, 1 absent (Delgado) 
 
 
ADJOURNMENT 
 

 There was a motion to adjourn the meeting at 5:41 p.m. 
 

Motion made by Board Member Simmons 
 Motion seconded by Board Member Martin 

 Vote – 6 favor, 1 absent (Delgado) 
 
 
 
 
 

Respectfully submitted, 
 
 
 
   
                 Doug Carter, Chairman                 
 
 

  
Gwen Fleming, Recording Secretary 
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CITY OF GAINESVILLE

AGENDAREQUEST

Date Submitted: 6/14/2021

Presenter: Matt Tate

Item of Business: Request from City of Gainesville to rezone a 1.716± acres tract located between Jesse
Jewell Parkway, West Academy Street, Broad Street and Maple Street (a/k/a 312
Jesse Jewell Parkway, SW; 315 and 323 Broad Street, SW; 0 and 320 Maple
Street, SW) from General Business (G-B) to Central Business (C-B) with a  special use.
Ward Number:              Four
Tax Parcel Number(s):  01-012-004-001; 01-006-004-002, 004, 005 & 006
Request:                        Restaurant and special event center

Meeting Date: 7/13/2021

Purpose of Request:
The City of Gainesville is proposing to rezone the subject property with a special use.   The purpose of the request is to clean up
the zoning boundary to be consistent with the zoning of most of the properties within the downtown central business district. The
special use portion of the request is to allow a special event center that can accommodate over 100 patrons.
 
Upon rezoning the property, B Entertainment intends to develop the property for a Bourbon Brothers restaurant and
entertainment venue that will include a 15,000 square foot concert/special event venue, 9,000 square foot restaurant and an
8,000 square foot outdoor patio area.  Approximately 100 to 120 ticketed shows and an additional 100 events such as
weddings, conventions, proms, sporting events, church and corporate events are planned per year.  Preliminary access is
proposed from Maple Street and parking will be provided on site and from nearby parking provided within the City parking deck,
on street parking and parking planned at the adjacent Poultry Park lot.
 
The property consists of five lots which are located downtown and are partially located within the Midtown Overlay Zone. The
property contains a parking lot and the Gainesville Midland Train which will be relocated further south to the new Midland Train
Park under construction at the railroad wye. Surrounding uses include Carroll Daniel Construction Company, Wild Wing Café,
Poultry Park and The Arts Council event center.

History/Background:

Facts & Issues for Consideration:

Department Recommendation:
Planning staff recommended approval with three conditions.  See the Staff Recommendation report for details.

Department Director:
Rusty Ligon

If funding is involved, are funds approved within the current budget?
N/A

Amount Requested: Source of Funds:

Finance Comments:

Administrative Comments:

ATTACHMENTS:
Description Type
Staff Recommendation Report Report

Location Maps Backup Material

Page 6 of 91



Narrative Backup Material

Survey Backup Material

Site Plan Backup Material
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GAINESVILLE PLANNING and APPEALS BOARD 

STAFF RECOMMENDATION 

 

Applicant and Property Owner ................................ City of Gainesville 

Location .................................................................... 312 Jesse Jewell Parkway, SW; 315 and 
323 Broad Street, SW; 0 and 320 Maple 
Street, SW 

Request..................................................................... Rezone from G-B to C-B, with a special 
use    

Size ........................................................................... 1.716± acres 
 

Ward .......................................................................... Four 

Proposed Use ........................................................... Restaurant and special event center 

Planning Division Staff Recommendation ............. Approval, with conditions 
 
Date ........................................................................... July 13, 2021  

 

� Applicant's Proposal and Background Information 
 
The City of Gainesville is proposing to rezone the subject property from General Business (G-B) 
to Central Business (C-B) in order to match the zoning of most of the properties within the 
downtown central business district.  As part of the request, a special use is proposed to allow 
for a special event center.  Upon rezoning the property, B Entertainment intends to develop the 
property for a Bourbon Brothers restaurant and entertainment venue that will include a 15,000 
square foot concert/special event venue, 9,000 square foot restaurant and an 8,000 square foot 
outdoor patio area.  Approximately 100 to 120 ticketed shows and an additional 100 events 
such as weddings, conventions, proms, sporting events, church and corporate events are 
planned per year. The architectural approach of the buildings will include red brick to align with 
pre-1936 Gainesville historical architecture of the downtown square.  At full capacity it is 
anticipated there will be 80 to 90 employees.  
 
Access is planned from Maple Street. Parking will be provided with approximately 88 on-site 
spaces and an additional 34 off-site spaces are planned as part of the redesign of the adjacent 
Poultry Park. As well, the nearby public parking deck and on-street parking are available.  

 
The property consists of five lots which are located within the heart of downtown which are 
partially located within the Midtown Overlay Buffer Zone. The property currently contains a 
parking lot with 86 parking spaces and the Gainesville Midland Train Park which will be 
relocated further south to the new Midland Train Park under construction at the railroad wye.  
 

� Adjacent Land Use and Zoning 
 

Location Use Zoning 

North The Arts Council; Office Central Business (C-B)  

South 
Mule Camp Springs; Wild Wing Café; City 
Church; United Community Bank 

General Business (G-B) 

East Carroll Daniel Construction  Central Business (C-B)  
West Poultry Park; Purple House Gallery & 

Framing; IHOP Restaurant 
General Business (G-B). 
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� Other Departmental Comments 
 
The developer will need to coordinate with Georgia Department of Transportation (GDOT) since 
this development will impact the State Route System. 
 

� Zoning History 
 
The following zoning actions have taken place in the immediate area during the last ten years: 
 
2020- A request by the City of Gainesville to rezone 39.0± acres consisting of 25 parcels within 
the Midtown Overlay Zone from Heavy Industrial (H-I), Light Industrial (L-I), General Business 
(G-B) and Residential-II (R-II) to Office and Institutional (O-I) was approved with no proposed 
change in use.  
 
2020- A request by Davis Pine, LLC to rezone a 0.47± acre tract located at 890, 892 and 898 
Wills Street SW from General Business (G-B) to Residential-II (R-II) for seven multi-family 
apartments was approved with conditions. 
 
2020- A request by the Gainesville Non-Profit Development Foundation to rezone a 1.07± acres 
tract located at 623, 635, 641 and 645 Davis Street, SW from General Business (G-B) and 
Heavy Industrial (H-I) to Residential-II (R-II) for four single-family homes was approved with 
conditions. 
 
2020- A request by the City of Gainesville to rezone a 6.84± acres tract located at 110 and 120 
Jesse Jewell Parkway, SE; 525 Bradford Street, SE; 111 College Avenue, SE from Planned 
Unit Development (P-U-D) and General Business (G-B) to Planned Unit Development (P-U-D) 
was approved with conditions for a mixed-use development. 
 
2020- A request by the City of Gainesville to rezone a 4.1± acres tract located at 610 and 622 
Main Street, SW; 605 Grove Street, SW from Light Industrial (L-I) to Planned Unit Development 
(P-U-D) was approved with conditions for a mixed-use development. 
 
2019- A request by Christopher Wimberly to rezone a 0.31± acre tract located at 315 Summit 
Street, SE from Residential-II (R-II) to General Business (G-B) was approved with conditions for 
a funeral home. 
 
2018- A request by KRM 2016, LLC for a special use on a 0.82± acre tract located at 520 
Washington Street within Neighborhood Business (N-B) was approved with conditions for five 
duplex apartments. 
 
2016- A request by the Gainesville Housing Authority to rezone 11.671± acres located at 233, 
240, 315, and 323 Atlanta Street; 207, 209, 221, 223 and 229 Summit Street from Residential-II 
(R-II), Neighborhood Business (N-B) and General Business (G-B) to Planned Unit Development 
(P-U-D) was approved with conditions for multi-family apartments. 
 
2014- A request by Pap Datta to rezone 1.04± acres with a special use located at 510, 514 and 
520 Maple Street from General Business (G-B) to Light Industrial (L-I) was approved with 
conditions for a micro-brewery. 
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� Staff Analysis  
 
(1) Is the proposed use suitable in view of the zoning and development of adjacent and 
nearby property? 

The adjacent and nearby properties are zoned Central Business (C-B) and General Business 
(G-B) and the uses are nonresidential.  Some of the uses include Carroll Daniels Construction, 
Arts Council Depot, Poultry Park, Wild Wings Café, City Church, 37 Main restaurant/bar and 
Truist Bank.  The proposal appears suitable based on the surrounding use and zoning.   

 

(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property? 

 
The proposed zoning of C-B is consistent with other adjacent properties within the central 
business district.  As well, a proposed restaurant and special event center should complement 
the existing uses downtown by providing further enhancing the aesthetics of the property while 
attracting local and regional visitors.   
  
(3) Is the proposed use compatible with the purpose and intent of the Comprehensive 
Plan? 

The Gainesville Future Development Map for the City of Gainesville places the majority of the 
property within the Mixed-Use Downtown land use category and a portion of the property within 
Park/Recreation/Conservation land use category where the current Midland Train park is 
located. Land uses allowed in the Mixed-Use Downtown category include mixed-use, retail, 
office and residential.  The Park/Recreation/Conservation land use category includes areas 
containing or planned for parks and recreation facilities, permanently designated open space, 
and conservation areas, including buffers along water ways and other environmental features. 

 
According to the Character Area map for the City of Gainesville, the subject property is located 
within the Central Core Character Area specifically within the Downtown/Midtown subarea.  The 
vision for this area is to continue to evolve as the symbolic heart of the city and should strive for 
a more sustainable mixture of uses. Recent and ongoing public improvements to Midtown and 
Downtown have begun a long-term transition to more diverse land uses to include office / 
conference / hospitality extension of Downtown across Jesse Jewell Parkway.  In addition, 
mixed-income high quality multi-family housing development should be targeted to take 
advantage of the open space investment made in the Midtown Greenway and related parks. 
Land uses supported in the Midtown subarea include mixed-use, multi-family residential, 
commercial, public / institutional, and transportation / communications / utilities.  
 
(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 

The property currently serves as a public parking lot and is the site of the Gainesville Midland 
Train park and could remain as such. Similar with most of the properties within the heart of 
downtown, the proposed zoning of Central Business (C-B) provides for more flexibility of 
setbacks, parking and landscaping requirements for consistency and to maximize the property.  
Under the current zoning of General Business (G-B), it is unlikely the proposed use could be 
accomplished without varying these same requirements due to the property having four road 
frontages.  
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(5) Will the proposed use cause an excessive or burdensome use of public facilities or 
services, including but not limited to streets, schools, water or sewer utilities, and police 
or fire protection? 

The proposal should not cause an excessive or burdensome use of public facilities or services. 
The development proposes to utilize City water and sewer services and capacity is sufficient. 
 
Existing public safety services already respond to the adjacent and nearby properties.  
Gainesville Fire Station #1 is located under one mile from the property.  
 
The property borders Jesse Jewell Parkway, Maple Street, Broad Street and West Academy 
Street. The development proposes a single access from Maple Street which was recently 
improved with sidewalks. The proposal will increase vehicular trips and turning movements 
to/from the property.  
 
According to the Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th 

Edition), a proposed 9,000 sf restaurant could generate 895± new trips per weekday (50% 

entering, 50% exiting), 81± P.M. peak hour trips. A 15,000 sf event center could generate 
approximately 800± weekday trips (50% entering, 50% exiting).  It is anticipated that visitors 
may attend both the restaurant and event center.    
 
The proposed development is nonresidential and should have no impact on the Gainesville City 
Schools.  
 
(6) Is the proposed use supported by new or changing conditions not anticipated by 
the Comprehensive Plan or reflected in the existing zoning on the property or 
surrounding properties? 

The surrounding and nearby properties have experienced recent public and private investment 
which have helped bolster development downtown. Due to limited real estate, many of the 
existing spaces have been repurposed to better serve downtown patrons such as the proposed 
use. It is anticipated this will continue under the current market conditions in the form of both 
commercial and residential development.   
 
(7) Does the proposed use reflect a reasonable balance between the promotion of the 
public health, safety, morality, or general welfare and the right to unrestricted use of 
property? 

Based on the Comprehensive Plan and the adjacent mixture of uses, it appears the proposal 
reflects a reasonable balance between the promotion of the public health, safety, morality, or 
general welfare and the right to unrestricted use of property, with the proposed zoning 
conditions. 

          _____   
 
Additional Criteria 

 
(1) The type of street providing access to the subject property is adequate to serve 

the proposed Special Use.   
 
Preliminary access is proposed access is from Maple Street.  The property also fronts 
Jesse Jewell Parkway, Broad Street and West Academy Street which are adequate to 
serve the proposed use.   

 
(2) Access into and out of the property adequately provides for traffic and pedestrian 

safety, the anticipated volume of traffic flow, and access by emergency vehicles.  
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It appears the existing road network and sidewalks adequately address future traffic, 
pedestrian safety and emergency vehicles. There is a full access median break at the 
intersection of Jesse Jewell Parkway and Maple Street, and a signalized intersection of 
Jesse Jewell Parkway and West Academy Street.    

 
(3) Public facilities such as schools, water or sewer utilities, and police or fire 

protection are adequate to serve the Special Use.  
 
Existing public facilities are adequate to serve the proposed use. Police and Fire 
facilities are located within one mile of the property. 

 
(4) Refuse, service, parking and loading areas on the property are located and 

screened to protect other properties in the area from such adverse effects as 
noise, light, glare or odor.   
 
All proposed loading and service areas will be required to be properly enclosed or 
screened to minimize impact along Jesse Jewell Parkway and adjacent properties.  As 
well, the Unified Land Development Code does not allow for lighting that causes glare. 
Odor or noise produced from a restaurant and event facility should be contained mostly 
within the proposed buildings. It is important to note that there are no adjacent 
residential uses.  

 
(5) The hours and manner of operation of the Special Use have no adverse effects on 

other properties in the area.   
 
The anticipated hours may change but anticipated to be from for the restaurant are 
Monday thru Saturday from 11:00 a.m. to 9:00 p.m. and Sunday from 9 a.m. to 9:00 
p.m. The anticipated hours for the event center are Thursday from 6 a.m. and 10:30 
p.m., Friday/Saturday from 5 a.m. to 10 p.m. and Sunday from 11 a.m. to 3 p.m. and 5 
p.m. to 9 p.m.    

 
(6) The height, size and location of the buildings or other structures proposed on the 

property are compatible with the height, size or location of buildings or other 
structures on neighboring properties. 
  
A specific architectural design of the building has not been finalized at this point but the 
approach will include red brick to align with pre-1936 Gainesville historical architecture 
of the downtown square. It is anticipated that each building will be one story in height. 
The height and size of the proposed structures will be consistent with other buildings 
within the downtown area which range from one to seven stories in height.  

 
� Staff Recommendation 
 
The Planning Division staff is recommending conditional approval of this rezoning request 
based on the Comprehensive Plan and the adjacent mixture of uses.  

 

Conditions 
 
1. A proposed site plan and architectural plan shall be subject to the Community & 

Economic Development Director approval.   
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2. The proposed number, location, type, size and lighting requirements of all signage 

for the development shall be subject to the Community & Economic Development 

Director approval.   

3. All access point design for the subject property shall require review and approval by 

the Gainesville Public Works Director and the Georgia Department of Transportation.  

All required access/traffic/sidewalk improvements associated with the proposed 

development shall be constructed at the full expense of the property 

owner/developer.  
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CITY OF GAINESVILLE

AGENDAREQUEST

Date Submitted: 6/14/2021

Presenter: Matt Tate

Item of Business: Request from Optum Development to annex a 7.77± acres tract located on the
northeast side of Limestone Parkway, across from the intersection of Tapawingo Drive
and Riverwood Drive (a/k/a 1744 Cleveland Highway) and to establish zoning as
Planned Unit Development (P-U-D).
Ward Number:               Two
Tax Parcel Number(s):  09-126-000-024 (Part)
Request:                        36 residential townhomes

Meeting Date: 7/13/2021

Purpose of Request:
The applicant is proposing to annex the subject property with a zoning of Planned Unit Development (P-U-D) for sewer for 36
residential townhomes. The property is currently zoned Residential-I (R-I) and Vacation Cottage (V-C) within unincorporated
Hall County and is adjacent to the city limits to the west across Limestone Parkway. The proposed townhomes will range from
2,241 to 2,549 square feet of heated floor space. The units include three stories of living space, two car garages and a roof top
deck. Amenities include a pool, clubhouse and walking trails. Access is proposed from Limestone Parkway. The property is
located within the Limestone Parkway Overlay Zone and borders a creek and Lake Lanier. The adjacent uses include single-
family homes within the county and the Liberty Utilities facility.

History/Background:

Facts & Issues for Consideration:

Department Recommendation:
Planning staff recommended approval with eight conditions.  See the Staff Recommendation report for details.

Department Director:
Rusty Ligon

If funding is involved, are funds approved within the current budget?
N/A

Amount Requested: Source of Funds:

Finance Comments:

Administrative Comments:

ATTACHMENTS:
Description Type
Staff Recommendation Report Report

Location Maps Backup Material

Narrative Backup Material

Topographic Survey Backup Material

Site Plan Backup Material

Architectural Renderings Backup Material

Color Renderings Backup Material
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GAINESVILLE PLANNING and APPEALS BOARD 

STAFF RECOMMENDATION 

 

Applicant .................................................................. Optum Development 

Property Owners ...................................................... Patricia O’Kelley & Betty Hulsey 

Location .................................................................... 1744 Cleveland Highway 

Request..................................................................... Annex with P-U-D zoning 

Total Acres ............................................................... 7.77± acres  

Ward .......................................................................... Two 

Proposed Use ........................................................... 36 residential townhomes 

Planning Division Staff Recommendation ............. Approval, with conditions 

Date ........................................................................... July 13, 2021 

 
� Applicant's Proposal and Background Information 
 
The applicant is proposing to annex the subject property with a zoning of Planned Unit 
Development (P-U-D) for sewer for a gated, fee-simple residential townhome community 
consisting of 36 units.  
 
The property is currently zoned Residential-I (R-I) and Vacation Cottage (V-C) within 
unincorporated Hall County and is adjacent to the city limits to the west across Limestone 
Parkway. The property is located within the Limestone Overlay Zone and borders a creek and 
Lake Lanier. The property has road frontage on Limestone Parkway and Tapawingo Drive. The 
adjacent uses include single-family homes within the county and the Liberty Utilities facility. 
 
The proposed townhome units will range from 2,241 to 2,549 square feet of heated floor space. 
Each unit includes three stories of living space, two car garages and a roof top deck. Units will 
vary but will contain 3 bedrooms and 3½ baths. Some units will have an option to install an 
elevator. The exterior of the buildings will consist of modern design to include a mixture of 
Hardie siding, stucco, stone or brick accents and metal canopies may be used over balconies 
and doors. The price point for each townhome unit is $500,000 or higher. The anticipated 
development start date is late 2021. 
 
Amenities include a pool, clubhouse and walking trails. One access driveway is proposed from 
Limestone Parkway which will contain a 24-foot wide private street (back of curb to back of 
curb), minimum 4-foot wide sidewalks 2-feet from the curb.  No access is proposed from 
Tapawingo Drive. A natural vegetated buffer consisting of deciduous and evergreen trees will 
remain adjacent to the residential properties located within unincorporated Hall County to the 
north and east. In addition, most of the existing trees fronting Limestone Parkway will remain.    
 
� Adjacent Land Use and Zoning 
 

Location Use Zoning 

North Single-family homes Residential-I (R-I) and Vacation Cottage (V-C) -County 
South Single-family homes Residential-I (R-I) -County 
East Single-family homes  Residential-I (R-I) and Vacation Cottage (V-C) -County 
West Liberty Utilities facility; 

Dentist office 
General Business (G-B) -City 
Office and Institutional (O-I) -County 
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Other significant uses within the immediate area include The Atlanta Botanical Garden, 
Lakeview Academy, New Holland Market shopping center and Riverbend Elementary School 
which is planned to close before the 2023 school year. 
 
� Other Departmental Comments 
 
Coordination will be required with the Georgia Department of Transportation for the proposed 
request.     
 
There were no other departmental comments for this request. 
 
� Zoning History 
 
The following zoning actions have taken place in the immediate area during the last ten years: 
 
2021 – A request by Jim Chapman Communities to rezone 36.7± acres located at 0 Beverly 
Road from General Business (G-B) to Planned Unit Development (P-U-D) for a 220-unit rental 
cottage community was given a recommendation of denial by the Planning and Appeals Board 
and withdrawn prior to the City Council meeting.   
 
2020 – A request by Frank Norton, Jr. to annex a 2.16± acres tract with a zoning of Planned 
Unit Development (P-U-D) located at 39, 44, 48 and 49 Quarry Street; 4 Highland Street and to 
amend a 14.43± acres tract with a zoning of Planned Unit Development (P-U-D) located at 0 
Lakeview Drive NE; 52, 54 and 56 Quarry Street NE was conditionally approved for 49 
residential cottage and townhomes. 
 
2020 – A request by Capstone Acquisitions, LLC to annex a 6.148± acres tract with a zoning of 
Light Industrial (L-I) located at 0 Jesse Jewell Parkway was conditionally approved for a 
climate-controlled self-storage and office/warehouse.   
 
2018 – A request by Limestone Greenway, LLC to annex a 75.12± acres tract with a zoning of 
Planned Unit Development (P-U-D) located at 0 and 2065 Limestone Parkway was conditionally 
approved for a mixed-use development.  
 
2017 – A request by Keel Property Management, LLC to annex a 6.32± acres tract with a 
zoning of General Business (G-B) located at 0 White Sulphur Road Drive was conditionally 
approved for restaurant, retail and a carwash.   
 
2017 – A request by the City of Gainesville to rezone 53.177± acres located at 1514, 1515, 
1545, 1560 and 1581 Community Way from Residential-II (R-II) to Office and Institutional (O-I) 
zoning was approved for existing uses and for future professional office purposes.     
 
2012 – A request by Pacolet Milliken Enterprises, Inc. to annex a 68.223± acres tract located at 
601 White Sulphur Road with a zoning of Planned Unit Development (P-U-D) was conditionally 
approved for a mixed-use development.  

 
� Staff Analysis  
 
(1) Is the proposed use suitable in view of the zoning and development of adjacent and 
nearby property? 
 
The surrounding properties include mostly single-family homes located in the County. Non-
residential uses are located to the west across Limestone Parkway.  The proposed 36 
residential townhomes appear suitable given the development will transition between the 
adjacent non-residential uses and single-family properties. In addition, the annexation of the 
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property seems logical given that most of the nearby office, medical, institutional, commercial, 
entertainment and utility services are located within the city limits. 
 
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property? 
 
The proposed use is designed to have little to no impact on the adjacent single-family 
neighborhoods. Access is proposed from Limestone Parkway eliminating additional traffic on 
Tapawingo Drive.  According to the concept plan, approximately 2.5± acres of the 7.77 acres 
property will be developed.  Significant green space and undisturbed vegetation along the 
perimeter of the property will be provided due to stream buffer requirements and the need to 
buffer Limestone Parkway.  In addition, there is 300 feet or more of separation between the 
nearest proposed townhome and closest single-family home according to the concept plan. 
 
The property is located within the Limestone Parkway Overlay Zone which is intended to create 
an identity for the area that will enhance its vitality and protect the value of the properties within 
the zone. It is also the intent to retain an overall appearance similar to that of the natural terrain 
and to limit extreme alteration of the terrain and blend approved alterations into the natural 
shape of the land. Proper soil erosion measures will be required to protect the adjacent stream 
and Lake Lanier.  
 
(3) Is the proposed use compatible with the purpose and intent of the Comprehensive 
Plan? 
 
The Future Development Map for the City of Gainesville places the property within the Low-
Medium Density Residential land use category, which includes areas containing or planned for 
single-family detached or semi-detached housing at densities ranging from two to four dwelling 
units per acre.   
 
According to the Character Area map for the City of Gainesville, the subject property is located 
within the Limestone Medical Corridor.  The area is envisioned as an employment corridor and 
not anticipated to expand Gainesville’s traditional neighborhood fabric, but there is space for 
housing development.  Limestone Creek is a sensitive environment and should be buffered and 
protected from new development. There should be a focus on preservation of existing character 
through an adaptive reuse where feasible.  Land uses supported in the character area are 
public / institutional, low density residential, medium density residential, multi-family residential, 
mixed-use, commercial, and parks / recreation / conservation.   The overall gross density of the 
proposed development is 4.63 dwelling units per acre which is considered medium density 
residential. It appears the proposal is consistent with the Comprehensive Plan. 
 
(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 
 
The property is zoned Residential-I (R-I) and Vacation Cottage (V-C) in the county which does 
not permit residential townhomes. The applicant desires to be located within the city limits in 
order to utilize water and sewer services. The property is suitable for the proposed use given its 
size and proximity to Limestone Parkway. Any potential environmental impacts will need to be 
mitigated based on the location of streams and Lake Lanier.     
 
(5) Will the proposed use cause an excessive or burdensome use of public facilities or 
services, including but not limited to streets, schools, water or sewer utilities, and police 
or fire protection? 
 

City water, sewer and public safety services are currently provided to the adjacent properties 
and are sufficient to provide service to the proposed development. Stormwater facilities will be 
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located onsite and will be required to meet the current stormwater regulations. The new 
Gainesville Fire Station #2 is located off of Park Hill Drive/Cleveland Highway and is 
approximately 0.5± mile from the subject property. 

 

The proposal will increase ingress and egress traffic movements along Limestone Parkway.  
According to the traffic study, the development on average could generate 209± new trips per 
weekday, 16± A.M. and 19± P.M. peak hour trips.  

 
It is anticipated that some of the proposed townhomes will be occupied with families that could 
have school aged children that could attend the Gainesville City School System or possibly 
nearby Lakeview Academy. The number of school aged children is unknown at this time, but 
the impact would appear to be small given the scale of the project.      
 
(6) Is the proposed use supported by new or changing conditions not anticipated by 
the Comprehensive Plan or reflected in the existing zoning on the property or 
surrounding properties? 
 
The recent development within the surrounding area has been significantly influenced by 
nearby I-985, Northeast Georgia Medical Center and available infrastructure which has driven 
the desire for additional residential housing and commercial uses including grocery, restaurant, 
medical office and such. The subject property is designated as low to medium residential 
Comprehensive Plan which appears appropriate given the adjacent residential uses and the 
topography and streams that limit the area to develop within the property.  

 
(7) Does the proposed use reflect a reasonable balance between the promotion of the 
public health, safety, morality, or general welfare and the right to unrestricted use of 
property? 
 
Based on the Comprehensive Plan and the adjacent residential and nonresidential uses, the 
proposed annexation request with the recommended conditions appears to reflect a reasonable 
balance between the promotion of the public health, safety, morality, or general welfare and the 
right to unrestricted use of property.  
              
 
� Staff Recommendation 
 
The Planning Division staff is recommending conditional approval of this annexation request 
with a zoning of Planned Unit Development (P-U-D) based on the Comprehensive Plan and 
the adjacent uses.  
 
Conditions 
 

1. The proposed development shall not exceed 36 fee-simple residential townhome 
units. 

2. The development shall be consistent with the concept plan and architectural 
renderings provided with this annexation application.  

3. Signage for the development shall adhere to the Residential-II (R-II) zoning 
requirements of the Unified Land Development Code. 

4. The development shall require a minimum 50-foot wide undisturbed vegetated 
buffer on both sides of the stream adjacent to the single-family properties located 
off of Tapawingo Drive and Wildwood Circle.  Additional evergreen trees shall be 
planted between the townhome units and stream where deemed necessary and 
adjacent to all proposed stormwater detention pond areas. The location, spacing, 
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size and type of trees planted shall be subject to the approval of the Community 
and Economic Development Department Director. 

5. The existing trees located within the Limestone Parkway right-of-way shall remain 
undisturbed except for where required for access, signage and regular 
maintenance.     

6. Vehicular access shall be limited to Limestone Parkway, with a single 
entrance/exit as shown on the submitted concept plan.  No vehicular access on 
Tapawingo Drive will be allowed.   

7. All streets within the development shall be privately maintained with a minimum 
width of 24-feet (back of curb to back of curb). Minimum 5-foot wide sidewalks 
shall be provided on both sides of the street with a 2-foot grass beauty strip 
between the curb and the sidewalk. 

8. All access point design for the subject property shall be submitted for review by 
the Gainesville Public Works Director and the Georgia Department of 
Transportation. The approval of said design shall be required prior to issuance of a 
land development permit.  All required access/traffic/sidewalk improvements 
associated with the proposed development shall be at the full expense of the 
developer/property owner.   
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CITY OF GAINESVILLE

AGENDAREQUEST

Date Submitted: 6/14/2021

Presenter: Matt Tate

Item of Business: Request from Carl Volle to annex a 1.69± acres tract located on the south and west side
of Meadowlark Lane, east of the intersection of Cleveland Highway and Meadowlark
Lane (a/k/a 1646 Meadowlark Lane) and to establish zoning as Residential-II (R-II).
Ward Number:               Two
Tax Parcel Number(s):  00-084-006-001(Part)
Request:                        Six single-family homes

Meeting Date: 7/13/2021

Purpose of Request:
The applicant is proposing to annex the subject property with a zoning of Residential-II (R-II) for sewer in order to construct six
single-family homes.  The property is currently zoned Agricultural Residential-III (AR-III) within unincorporated Hall County and is
adjacent to the city limits to the north, south and east across Meadowlark Lane. The proposed lots will range from 9,580 to
22,215 square feet in size. The proposed homes will be a minimum of 1,200 square feet of heated living area (3 bed/2 baths)
and will include a one car carport.  The property is located within the Limestone Overlay Zone and the adjacent uses include
single-family homes, apartments, condominiums and a mobile home park.

History/Background:

Facts & Issues for Consideration:

Department Recommendation:
Planning staff recommended approval with three conditions.  See the Staff Recommendation report for details.

Department Director:
Rusty Ligon

If funding is involved, are funds approved within the current budget?
N/A

Amount Requested: Source of Funds:

Finance Comments:

Administrative Comments:

ATTACHMENTS:
Description Type
Staff Recommendation Report Report

Location Maps Backup Material

Narrative Backup Material

Survey Backup Material

Site Plan Backup Material

Photos Backup Material
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GAINESVILLE PLANNING and APPEALS BOARD 

STAFF RECOMMENDATION 
 
 

Applicant and Property Owner ................................ Carl Volle 

Location .................................................................... 1646 Meadowlark Lane 

Request..................................................................... Annex, with R-II zoning 

Total Acres ............................................................... 1.69+ acres 

Ward .......................................................................... Two 

Proposed Use ........................................................... Six single-family homes 

Planning Division Staff Recommendation ............. Approval, with conditions 

Date ........................................................................... July 13, 2021  

 
� Applicant’s Proposal and Background Information 
 
The applicant is proposing to annex the subject property with a zoning of Residential-II (R-II) for 
sewer in order to construct six single-family homes. According to the applicant the homes will be 
for sale.  The property is currently undeveloped and is currently zoned Agricultural Residential-III 
(AR-III) within unincorporated Hall County.  The city limits are adjacent to the north, south and 
east across Meadowlark Lane. The proposed lots will range from 9,580 to 22,215 square feet in 
size. Residential-II (R-II) zoning in the City allows for a minimum lot size of 7,500 square feet. The 
minimum size of the homes will be 1,200 square feet of heated living area (3 bed / 2 baths) and 
will include a one car carport.   
 
The property is located within the Limestone Overlay Zone and the adjacent uses include single-
family homes, apartments, condominiums and a mobile home park. 
 
� Adjacent Land Use and Zoning 

 

Location Use Zoning 

North Single-family homes 
Agricultural Residential-III (AR-III) -County,  
Residential-I (R-I) & Residential-II (R-II) -City 

South 
Mobile homes 
Apartments 

Agricultural Residential-III (AR-III) -County 
Planned Unit Development (P-U-D) -City 

East Condominiums Residential-II (R-II) -City 

West Single-family home Agricultural Residential-III (AR-III) -County 

 
Other surrounding uses include ALPHA mini storage facility, Oaks at Limestone Nursing Home 
located to the east/south-east in the city and a mini-warehouse facility to the west in the county. 
 
� Other Departmental Comments 
 
There were no departmental comments for this request. 
 
� Zoning History 
 
The following zoning actions have taken place in the immediate area during the last ten years: 
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2019 – A request by Cindy Ford to annex a 0.62± acre tract with a zoning of Residential-I (R-I) 
located at 1659 Meadowlark Lane was approved for sewer for an existing single-family home.  
 
2018 – A request by Limestone Greenway, LLC to annex a 75.12± acres tract with a zoning of 
Planned Unit Development (P-U-D) located at 0 and 2065 Limestone Parkway was conditionally 
approved for a mixed-use development.   
 
2014 – A request by Waffle House Inc. to amend a condition of zoning on a 3.21± acres tract 
located at 2551 Limestone Parkway zoned General Business, with conditions (G-B-c) was 
approved for a Waffle House restaurant. 
 
2013 – A request by the City of Gainesville to annex 115 unincorporated island parcels and right-
of-way totaling 197.07± acres in size was approved with conditions. 
 
� Staff Analysis 

 

(1) Is the proposed use suitable in view of the zoning and development of adjacent and 
nearby property? 

The surrounding uses include property within the city and county which includes a mixture of 
housing types such as single-family homes, mobile homes, apartments and condominiums.  The 
purpose of the request is to connect to water and sewer services which are located within and 
adjacent to the subject property.    
  
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property? 

The proposed single-family homes are comparable in size and will function similarly as the 
adjacent single-family homes.  The proposed lots are similar to other lots within the city limits 
served by public water and sewer.  
 
(3) Is the proposed use compatible with the purpose and intent of the Comprehensive 
Plan? 

It is staff’s opinion that the proposal is consistent with the Comprehensive Plan.  The Future 
Development Map for the City of Gainesville places the subject property within the Low-Medium 
Residential land use category which includes areas containing or planned for single-family 
detached or semi-detached housing at densities ranging from two to four dwelling units per acre 
with only limited light office use allowed, such as a home office. The proposed residential density 
for the subject property is 3.55 dwelling units per acre. 
 
According to the Character Area map for the City of Gainesville, the subject property is located 
within the Limestone Medical Corridor Character Area.  The Limestone Parkway corridor is 
envisioned as an employment corridor and is not anticipated to expand Gainesville’s traditional 
neighborhood fabric. However, most types of housing can be accommodated although land use 
priority is health related employment. Land uses allowed within this area include public / 
institutional, low-density residential, medium-density residential, multi-family residential, mixed-
use, commercial, and parks / recreation / conservation.  
 
(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 

The property could remain in the County under its current zoning of Agricultural Residential-III 
(AR-III) and developed for a site built home or mobile home. Annexing the property for water and 
sewer services will allow for six residential homes which are in density range with the 
comprehensive plan and will provide for additional affordable housing. 
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(5) Will the proposed use cause an excessive or burdensome use of public facilities or 
services, including but not limited to streets, schools, water or sewer utilities, and police 
or fire protection? 

The change from County jurisdiction to City jurisdiction should not substantially affect public 
facilities or services.  
 
There is sufficient water and sewer capacity that can serve the property. The Gainesville Fire and 
Police Departments currently respond to adjacent and nearby properties and Gainesville Fire 
Station #2 is approximately 0.5 mile from the subject property.  The single-family residential 
homes should have minimal impact on existing roads.  However, Meadowlark Lane has a right-
of-way width of 40-feet, with only a 14-foot wide road bed. 
 

The proposal will increase ingress and egress traffic movements along Limestone Parkway.  

According to the traffic study, the development on average could generate 57± new trips per 

weekday, 6± A.M. and P.M. peak hour trips.  
 
Given the scale of the request (6 homes), minimal impacts to the City school system are 
anticipated as school bus service is currently provided within the immediate area.   
 
(6) Is the proposed use supported by new or changing conditions not anticipated by the 
Comprehensive Plan or reflected in the existing zoning on the property or surrounding 
properties? 

It is staff’s opinion the residential use appears to be consistent with existing and expected uses 
of the Future Land Use Map. Some of the surrounding use consist of older commercial properties, 
distressed housing and vacant parcels. The proposal is an in-fill opportunity designed to provide 
for quality, affordable, single-family housing.   
 
(7) Does the proposed use reflect a reasonable balance between the promotion of the 
public health, safety, morality, or general welfare and the right to unrestricted use of 
property? 

Based on the subject property’s proximity to city limits and other residential properties, the 
proposed annexation request with the recommended zoning conditions appears to promote a 
reasonable balance between the promotion of the public health, safety, morality, or general 
welfare, and the right to unrestricted use of property. 
              
 
� Staff Recommendation 
 
The Planning Division staff is recommending conditional approval of this annexation request 
with Residential-II (R-II) zoning, based on the Comprehensive Land Use Plan and the adjacent 
residential land uses. 
 
Conditions 
 

1. The development shall be limited to single-family homes. 
 

2. The development shall be generally consistent with the site plan and pictures 
provided with this annexation application. In addition, all roofs shall be constructed 
with architectural shingles and the front and sides of the homes shall be 
constructed with a minimum 3-foot tall watermark of brick or stone material. 

3. The front and side yards of all of the homes shall be sodded with grass.  
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CITY OF GAINESVILLE

AGENDAREQUEST

Date Submitted: 6/14/2021

Presenter: Matt Tate

Item of Business: Request from McNeal Development, LLC to rezone a 4.86± acres tract located between
Queen City Parkway, Banks Street and Gordon Avenue, having road frontage on Saint
Thomas Drive and Longstreet Avenue (a/k/a 504, 512, 514, 520 and 528 Banks Street,
SW; 510 East Avenue, SW; 535, 548, 549, 604, 608, 620 and 628 Gordon Avenue, SW;
0, 602, 611 and 612 Longstreet Avenue, SW; 436 and 442 Parker Street, SW; 627 and
635 Queen City Parkway; 507 and 513 Saint Thomas Drive) from Residential-II (R-II),
Office and Institutional (O-I), General Business (G-B) and Heavy Industrial (H-I) to
Planned Unit Development (P-U-D).
Ward Number:                Three
Tax Parcel Number(s):   01-012-002-006; 01-013-001-001, 002, 003, 004, 005 and 006;
                                       01-013-002-001, 002, 003, 004, 005, 006, 007, 007A, 008, 009
and 010
Request:                        214 Multi-family apartments

Meeting Date: 7/13/2021

Purpose of Request:
The applicant is proposing to rezone the subject property for 214 multi-family market rate apartments. The subject property is an
assemblage of 18 parcels and all of Longstreet Avenue which are located within the Midtown Overlay Zone. The development
includes three, 4 to 5 story apartment buildings consisting of studio, 1 and 2 bedroom units ranging from 638 to 1,165 square
feet in size. Amenities include a rooftop clubroom, business center, coffee bar, fitness center, resort style pool, pet spa, bike
storage, indoor mail and package storage room, dry cleaning lockers and direct connection to the Midtown Greenway.  Access
is proposed from Banks Street, Gordon Avenue, East Avenue and Saint Thomas Drive.  Parking will be provided within the
property, as well as, offset parking along Banks Street, East Avenue, Gordon Avenue Parker Street and Saint Thomas Drive.
Adjacent uses include the Gainesville Public Safety Complex, The Guest Lodge motel, Potra Law Firm, QT gas station, United
Community Bank and the Midtown Greenway.

History/Background:

Facts & Issues for Consideration:

Department Recommendation:
Planning staff recommended approval with seven conditions.  See the Staff Recommendation report for details.

Department Director:
Rusty Ligon

If funding is involved, are funds approved within the current budget?
N/A

Amount Requested: Source of Funds:

Finance Comments:

Administrative Comments:

ATTACHMENTS:
Description Type
Staff Recommendation Report Report

Location Maps Backup Material
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Narrative Backup Material

Survey Backup Material

Site Plan Backup Material

Architectural Renderings Backup Material

Elevations Backup Material
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GAINESVILLE PLANNING and APPEALS BOARD 

STAFF RECOMMENDATION 

 

Applicant .................................................................. McNeal Development, LLC 

Property Owners ...................................................... Pierce Family, LP; David Pierce Family, 
LP; Stanley D. and Christy Pierce; 
Charles D. Pierce; Hubert Daniel Gibson; 
Robson Crossing, LLC  

Location .................................................................... 504, 512, 514, 520 and 528 Banks Street, 
SW; 510 East Avenue, SW; 535, 548, 549, 
604, 608, 620 and 628 Gordon Avenue, SW; 
0, 602, 611 and 612 Longstreet Avenue, 
SW; 436 and 442 Parker Street, SW; 627 
and 635 Queen City Parkway; 507 and 513 
Saint Thomas Drive 

Request..................................................................... Rezone from R-II, O-I, G-B and H-I to P-U-D 

Total Acres ............................................................... 4.86± acres  

Ward .......................................................................... Three 

Proposed Use ........................................................... 214 multi-family apartments 

Planning Division Staff Recommendation ............. Approval, with conditions 

Date ........................................................................... July 13, 2021 

 

� Applicant's Proposal and Background Information 
 
The applicant is proposing to rezone the subject property for 214 multi-family market rate 
apartments. The subject property includes an assemblage of 18 parcels and all of Longstreet 
Avenue which are located within the Midtown Overlay Zone. The properties contain significant 
hardwood trees, one residential structure and three nonresidential structures of which are 
planned to be removed as part of the development. 
 
The proposed development includes three apartment buildings consisting of a mix of studio, 1- 
and 2-bedroom units ranging from 638 to 1,165 square feet in size. Amenities include a rooftop 
clubroom, business center, coffee bar, fitness center, resort style pool, pet spa, bike storage, 
indoor mail and package storage room, and dry-cleaning lockers. The property will be 
professionally managed by an experienced multi-family residential operator specializing in 
Class-A apartment communities. The property management company will be responsible for 
leasing, amenities and maintenance of the complex. 
 
Access is proposed from Banks Street, Gordon Avenue, East Avenue and Saint Thomas Drive.  
Parking will be provided within the property as well as on-street parking that will be offset along 
Banks Street, East Avenue, Gordon Avenue, Parker Street and Saint Thomas Drive so that 
existing traffic flow will not be impeded. Pedestrian access to the Midland Greenway portion of 
the Highlands to Islands trail network will be provided. The property will utilize water and sewer 
and private garbage pickup will be provided.   
 
Some of the additional development standards are listed below. 
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Proposed Density 44.03 du/ac 

Building Height Max 60 to 65 feet (4 to 5 story) 

Building Setbacks Zero feet (0’) against all property lines 

Building Separation 20 feet 

Building Size Building 1000 - 15,930 sf  
Building 2000 - 23,257 sf  
Building 3000 - 20,316 sf 

Parking Ratio 1.39 parking spaces per unit (297± parking spaces) 

Access 24-foot wide driveway widths / 26-foot wide Access lanes 

Signage  One monument sign located at each entrance not to exceed 6-feet in 
height along Banks Street, Park Avenue and Gordon Avenue. 
  

Up to three building signs (blade signs) on the buildings facing Gordon 
Avenue and Queen City Parkway. 
 

Internal or external lighting. 
   
 

� Adjacent Land Use and Zoning 
 

Location Use Zoning 

North Potra Law Firm; United Community Bank General Business (G-B)  
South Gainesville Public Safety Complex Office and Institutional (O-I)  

East Midland (Midtown) Greenway  Office and Institutional (O-I) 

West The Guest Lodge; QuikTrip General Business (G-B) 

 

 

� Traffic Summary  
 
A Traffic Generation Memo was provided for the proposed development on July 6, 2021 for the 
AM and PM Peak Hours for the following intersections: 
 
The proposed Gainesville Midland Development will consist of 214 dwelling units in three 
different buildings.  On a standard weekday, the site is anticipated to generate 1,165 trips. In 
the A.M. Peak and P.M. Peak periods, the site will generate 72 trips and 92 trips, respectively. 
Due to the location of the proposed development, infill development reductions were applied. 
The revised trip generation with infill development reduction applied, are: 950 trips on 
weekdays, 61 trips during the A.M. Peak, and 72 trips during the P.M. Peak. Looking at the City 
of Gainesville Unified Land Development Code, there are two thresholds for potentially needing 
a traffic impact analysis – 1,000 vehicle trip ends during a single day and/or more than 100 
vehicle trips during the A.M. or P.M. Peak periods. With the infill development trip reductions 
applied, neither of those thresholds are met. Therefore, it is requested that the City of 
Gainesville waive the need for a full Traffic Impact Analysis for the proposed development. 
 

� Other Departmental Comments 
 
Coordination will be required with the Georgia Department of Transportation for the proposed 
request.     
 
There were no other departmental comments for this request. 
 

� Zoning History 
 
The following zoning actions have taken place in the immediate area during the last ten years: 
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2020- A request by the City of Gainesville to rezone 39.0± acres consisting of 25 properties 
located within Midtown Gainesville from Heavy Industrial (H-I), Light Industrial (L-I), General 
Business (G-B), Residential-II (R-II) to Office and Institutional (O-I) for existing uses was 
approved. 
 
2020- A request by Davis Pine, LLC to rezone a 0.47± acre tract located at 890, 892 and 898 
Wills Street, SW from General Business (G-B) to Residential-II (R-II) for seven multi-family 
apartments was approved with conditions. 
 
2020- A request by the Gainesville Non-Profit Development Foundation to rezone a 1.07± acres 
tract located at 623, 635, 641 and 645 Davis Street, SW from General Business (G-B) and 
Heavy Industrial (H-I) to Residential-II (R-II) for four single-family homes was approved with 
conditions. 
 
2020- A request by the City of Gainesville to rezone a 6.84± acres tract located at 110 and 120 
Jesse Jewell Parkway, SE; 525 Bradford Street, SE; 111 College Avenue, SE from Planned 
Unit Development (P-U-D) and General Business (G-B) to Planned Unit Development (P-U-D) 
was approved with conditions for a mixed-use development. 
 
2020- A request by the City of Gainesville to rezone a 4.1± acres tract located at 610 and 622 
Main Street, SW; 605 Grove Street, SW from Light Industrial (L-I) to Planned Unit Development 
(P-U-D) was approved with conditions for a mixed-use development. 
 
2019- A request by Christopher Wimberly to rezone 0.31± acres located at 315 Summit Street, 
SE from Residential-II (R-II) to General Business (G-B) was approved with conditions for a 
funeral home. 
 
2016- A request by the Gainesville Housing Authority to rezone 11.671± acres located at 233, 
240, 315, and 323 Atlanta Street; 207, 209, 221, 223 and 229 Summit Street from Residential-II 
(R-II), Neighborhood Business (N-B) and General Business (G-B) to Planned Unit Development 
(P-U-D) was approved with conditions for multi-family apartments. 
 
2014- A request by Pap Datta to rezone 1.04± acres with a special use located at 510, 514 and 
520 Maple Street from General Business (G-B) to Light Industrial (L-I) was approved with 
conditions for a micro-brewery. 
 
2014- A request by Mercy Housing to rezone a 2.2± acres tract located at 620 and 628 Gordon 
Avenue, SW; 0, 602 and 612 Longstreet Avenue, SW; 627 Queen City Parkway, SW; 504, 512, 
514, 520 and 528 Banks Street, SW from Residential-II (R-II), Office and Institutional (O-I), 
General Business (G-B) and Heavy Industrial (H-I) to Planned Unit Development (P-U-D) was 
given a recommendation of approval with conditions by Planning Staff and the Planning and 
Appeals Board conditions for 90 multi-family low-income housing units but the request was 
withdrawn at City Council second reading. (This included a portion of the subject property.) 
 

� Staff Analysis  
 
(1) Is the proposed use suitable in view of the zoning and development of adjacent and 
nearby property? 
 

The adjacent and nearby properties include a mix of residential, office, commercial, and public 
uses primarily zoned for office and commercial purposes. Over the past fifteen years as many 
as 32 older rental residential homes and 11 nonresidential structures within the immediate 
vicinity have been demolished to enhance the area for strategic public investments including the 
Public Safety Complex, Midland (Midtown) Greenway, stormwater improvements, and 
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demolition of the old County jail. These improvements including the establishment of the 
Midtown Tax Allocation District and Midtown Opportunity Zone have helped foster private 
investment within the Midtown area.  

The proposed multi-family development will increase the number and quality of housing units 
within Midtown-Gainesville which has been identified as a need by the Comprehensive Plan.  
While the proposed development is a higher density than what has been traditionally developed 
in Gainesville, the vertical design of the project is more conducive to allow for more units on a 
smaller property which is typical of urban properties where land is less abundant. The proposed 
project is similar to the nearby Solis Gainesville mixed-use development located east of the 
subject property which was previously approved for a residential density of 32 dwelling units per 
acre within phase 1 and 43.9 dwelling units per acre within phase 2.  

The proposed use appears suitable in view of the zoning and development of adjacent and 
nearby properties. 

 
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property? 
 
The proposed apartments will transform the subject property into more of an urban scale 
property. The proposed four/five story buildings are designed to frame portions of Queen City 
Parkway, Banks Street, Gordon Avenue, Parker Street and East Avenue while providing 
walkability to nearby shopping, services, public transit, public facilities and the Midland 
(Midtown) Greenway. The increase of residential units will add to the vehicular and pedestrian 
traffic to the surrounding road network. 
 
The Planning Division staff recognizes the need for variety of high quality, housing within the 
Downtown/Midtown area. However, it is critical that the proposed apartment development 
provide for consistent onsite management. This will help ensure the occupancy limitations of 
the apartment units are not exceeded to avoid any potential parking problems.  While housing 
may be acceptable for the subject property, it may be less desirable within other areas of 
Downtown/Midtown as to not over saturate the community and over burden the roads. 
 
(3) Is the proposed use compatible with the purpose and intent of the Comprehensive 
Plan? 
 

The Gainesville Future Development Map places the subject property within the Mixed-Use 
Midtown land use category which includes areas to be developed in accordance with the 
Midtown Redevelopment Plan which promotes a mixture of land uses including office, 
neighborhood retail, and residential. Residential uses are strongly encouraged and should be 
the dominant land use wherever possible.  

As well, the Character Area Map for the City of Gainesville places the property within the 
Central Core Character Area specifically within the Downtown/Midtown subarea.  The vision for 
this area should strive for additional office and housing to provide a more sustainable mix of 
uses. Public improvements to Midtown including the Greenway, Gainesville Public Safety 
Complex, stormwater facilities and the Jesse Jewell pedestrian bridge have begun a long-term 
transition to more diverse land uses including a mixed-use core along Main and Bradford 
streets; flanking multifamily (ideally mixed-income) housing.  In addition, mixed-income high 
quality multi-family housing development should be targeted to take advantage of the open 
space investment made in the Midtown Greenway and related parks. Land uses supported in 
the Midtown subarea include mixed-use, multifamily residential, commercial, public / 
institutional, and transportation / communications / utilities.  
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(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 
 
The property consists of 18 parcels with zonings of Heavy Industrial (H-I), General Business  
(G-B), Office and Institutional (O-I) and Residential-II (R-II).  The proposed rezoning will bring 
all of the parcels under one uniform zoning. The proposed zoning of Planned Unit Development 
(P-U-D) is considered a site-specific zoning intended to provide for the maximum flexibility of 
land uses that should include unique and innovative development of the land through a unified 
site design in order to meet the objectives of the comprehensive plan.  
 
(5) Will the proposed use cause an excessive or burdensome use of public facilities or 
services, including but not limited to streets, schools, water or sewer utilities, and police 
or fire protection? 
 

The subject property is located near the heart of Gainesville and already utilizes various City 
services including police and fire protection and water utilities. Other existing services that are 
expected to be utilized include the nearby greenway and public transit.   

Gainesville Fire Station #1 is located less than 1,000 feet from the property. The Gainesville 
Police Station is located adjacent to the subject property within the Public Safety Complex.   

There is sufficient water and sewer to serve the development and utilities are available on site.   

It is unknown at this time how many children will be living within the development to know what 
the impact will be to the school system. However, the proposed apartments do not include 3- 
bedroom units with amenities that are designed for working professionals.  

According to the “Trip Generation Manual” as published by the Institute of Transportation 

Engineers, the proposed use would generate approximately 1,165± new trips per day (582 
entering and 583 exiting), 72 A.M. peak hour trips (19 entering and 53 exiting) and 92 P.M. 
peak hour trips (56 entering and 36 exiting.) However, according to the applicants Trip 
Generation Memo, there is an 18% reduction in weekday trips, 15% reduction in A.M. peak 
hour trips and a 22% reduction in P.M. peak hour trips due to the property being an infill site 
and located within an urban area with alternate means of transportation such as walking, 
bicycling and nearby public transit.    

 
(6) Is the proposed use supported by new or changing conditions not anticipated by 
the Comprehensive Plan or reflected in the existing zoning on the property or 
surrounding properties? 
 
As previously depicted, the Comprehensive Plan supports the proposed multi-family housing 
development within Downtown-Midtown Gainesville. Midtown Gainesville is experiencing an 
increased demand of private investment in part due to recent strategic public investment such 
as the Public Utilities facility, Public Safety Complex and the Midtown Greenway.   
 
(7) Does the proposed use reflect a reasonable balance between the promotion of the 
public health, safety, morality, or general welfare and the right to unrestricted use of 
property? 
 
The proposed rezoning request will bring needed quality, residential development to Downtown-
Midtown Gainesville. With the conditions suggested by staff, the proposed rezoning request 
appears to promote a reasonable balance between the promotion of the public health, safety, 
morality, or general welfare and the right to unrestricted use of property. 
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� Staff Recommendation 
 
The Planning Division staff is recommending conditional approval of this rezoning request 
from General Business (G-B) to Planned Unit Development (P-U-D) based on the 
Comprehensive Plan and the adjacent mixture of uses.  
 
Conditions 
 

1. The proposed development shall not exceed 214 residential apartment units. 

2. The development shall be consistent with the concept plan and architectural 
renderings provided with this rezoning application. 

3. The proposed number, location, type and size of all signage for the development 
shall be subject to the Community & Economic Development Director approval.  

4. The proposed on-street parking spaces along Banks Street, Gordon Avenue, 
Parker Street, East Avenue and Saint Thomas Drive shall be required to maintain 
two, 12-foot wide lanes and adhere to other State and Local requirements subject 
to the approval of the Gainesville Public Works Director.  Any required road and 
striping improvements shall be at the expense of the developer. 

5. Prior to a permit being issued for the subject property, a Traffic Impact Study shall 
be required if determined necessary by the Gainesville Public Works Department 
Director and the Georgia Department of Transportation (GDOT).   

6. All access point design for the subject property shall be submitted for review by 
the Gainesville Public Works Director and the Georgia Department of 
Transportation. The approval of said design shall be required prior to issuance of a 
land development permit.  All required access/traffic/sidewalk improvements 
associated with the proposed development or any additional improvements 
identified within the Traffic Impact Study, if determined necessary, shall be at the 
full expense of the developer/property owner.   

7. An updated as-built survey/plat of the subject property, indicating existing 
conditions and all improvements shall be recorded prior to obtaining a Certificate 
of Occupancy for the last occupied residential unit. 
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