
 

Planning and Appeals Board Meeting Agenda 
Tuesday, July 11, 2023, 5:30 PM 

Public Safety Complex, Municipal Court Room 
701 Queen City Parkway, Gainesville, GA 30501  

  

CALL TO ORDER 

MINUTES 
   A. Minutes of June 13, 2023 

OLD BUSINESS 
   A. Special Use 

      

1) Request from Northeast Georgia Health System, Inc. for a special use on a 7.95± acres tract 
located on the east side of Limestone Parkway, between Clarks Bridge Road and Flintridge Road, 
having road frontage at the terminus of Gabriel Drive (a/k/a 2500 Limestone Parkway), having a 
zoning of Regional Business (R-B).  

 Ward Number: Two 
Tax Parcel Number(s): 09-125-000-062 
Request: Inpatient Rehabilitation Hospital 

NEW BUSINESS 
   A. Variance 

      

1) Request from Doug Sherrill (Land Development Professionals) to vary the front yard setback 
requirement on a 0.69± acre tract located at the cul-de-sac terminus of Patten Drive (a/k/a 1550 
Patten Drive), having a zoning of Residential-I (R-I).  

 Ward Number: One 
Tax Parcel Number(s): 01-111-001-083 
Request: Single-family home 

   B. Rezoning 

      

1) Request from Simpatico Communities to rezone a 3.17± acres tract located on the northeast side 
of the intersection of Jesse Jewell Parkway and Scotland Avenue, having road frontage on the 
northside of Johnson Street (a/k/a 839 and 853 Jesse Jewell Parkway, SW) from General 
Business (G-B) to Planned Unit Development (P-U-D).  

 Ward Number: Three 
Tax Parcel Number(s): 01-029-001-005 and 007 
Request: Mixed-use building 

      

2) Request from Loan Donuts Holdings, LLC to rezone a 1.063± acres tract located at the southeast 
side of the intersection of Browns Bridge Road and McEver Road (a/k/a 2895 Browns Bridge 
Road, SW) from Office and Institutional (O-I) to Neighborhood Business (N-B).  

 Ward Number: Four 
Tax Parcel Number(s): 08-015-005-028 
Request: Dunkin Donuts restaurant 

   C. Zoning Amendment 

      
1) Request from QuikTrip Corporation C/O Eric Bikas to amend an existing Planned Unit 

Development (P-U-D) zoning on a 2.86± acres tract located at the southwest side of the intersection 
of Browns Bridge Road and McEver Road (a/k/a 2925 Browns Bridge Road, SW).   
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 Ward Number: Four 
Tax Parcel Number(s): 08-016-001-004 
Request: QuikTrip convenience store/gas station 

      

2) Request from Bradley Dunckel to amend the zoning conditions for a property zoned Residential-II 
(R-II) on a 1.38± acres tract located east of the terminus of Riverside Terrace (a/k/a 1180 Riverside 
Terrace NE).  

 Ward Number: Two 
Tax Parcel Number(s): 01-075-001-016 
Request: 8 Single-family condominium homes 

MISCELLANEOUS 

ADJOURNMENT  
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: June 15, 2023 

Date Submitted: June 22, 2023 

Final Approval Date: June 28, 2023  

Presenter: Matt Tate, Community & Economic Development Dept Deputy Director 

Item of Business: Minutes of June 13, 2023 

Meeting Date: July 11, 2023 
 
Purpose of Request: 
The purpose of this request is to allow the Planning and Appeals Board to approve the minutes from the 
referenced meeting. 

Facts & Issues / History & Background: 
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? No 
Amount Requested:  
  
Finance Comments:  

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

1.   DRAFT Minutes 
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GAINESVILLE PLANNING AND APPEALS BOARD 
DRAFT MINUTES OF MEETING 

JUNE 13, 2023 
 
 

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

Eddie Martin, Rich White, Kelvin Simmons, Ryan Thompson and Rick 
Young 

 
Members Absent:  None 
 
Staff Present: Community & Economic Development Deputy Director Matt Tate and 

Recording Secretary Gwen Fleming  
 
Others Present: Council Member Barbara Brooks  
 
MINUTES OF MAY 9, 2023 

 
There was a motion to approve the minutes as presented. 
 

   Motion made by Board Member Martin 
   Motion seconded by Board Member Young 
   Vote – 7 favor 
 

OLD BUSINESS 
 

There was a motion to remove the special use request from the table. 
 
Motion made by Board Member Thompson 
Motion seconded by Board Member White 

   Vote – 7 favor 
 
A. Special Use Request 
 

1) Request from Northeast Georgia Health System, Inc. for a special use on a 7.95± acres 
tract located on the east side of Limestone Parkway, between Clarks Bridge Road and 
Flintridge Road, having road frontage at the terminus of Gabriel Drive (a/k/a 2500 
Limestone Parkway), having a zoning of Regional Business (R-B). 
Ward Number: Two 
Tax Parcel Number(s): 09-125-000-062 
Request: Inpatient Rehabilitation Hospital 
 

Chairman Carter stated Deputy Director Tate received notification from the applicant needing 
more time and requested the item be tabled to the July 11, 2023 Planning and Appeals Board 
meeting.  
 

There was a motion to table the special use request to the July 11, 2023 PAB 
meeting. 
 
Motion made by Board Member Young 
Motion seconded by Board Member Simmons 

   Vote – 7 favor 
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Gainesville Planning and Appeals Board 
June 13, 2023 Minutes  
Page 2 of 4 
 
 
NEW BUSINESS 

 
A. Annexation Request 
 

1) Request from Dutton Properties, LLC to annex a 1.44± acres tract located on the north 
side of Beverly Road, east of the intersection of Limestone Parkway and Beverly Road 
(a/k/a 2041 Beverly Road) and to establish a zoning of Office and Institutional (O-I). 
Ward Number: Two 
Tax Parcel Number(s): 09-124-000-007 
Request: Medical office  
 

Staff Presentation:  Deputy Director Matt Tate gave the following staff presentation: 
 
The applicant is proposing to annex a 1.44± acres tract with Office and Institutional (O-I) 
zoning and to amend the zoning conditions on an adjacent 2.01± acres tract zoned currently 
O-I for a medical office.  The properties together total 3.45± acres in size and are located 
within the Limestone Parkway Overlay Zone.  The adjacent uses include an assisted living 
facility, nursing home, medical office, dental lab and a single-family home.  Specifically, the 
1.44± acres parcel to be annexed with O-I zoning is zoned (AR-III) within unincorporated Hall 
County and is contiguous to the city limits on all sides.    
 
The adjacent 2.01± acres parcel currently zoned O-I with conditions is part of a larger tract 
currently within the city limits that received special use approval in 2007 (ZR 2007-04) for an 
assisted living facility. The parent property has been developed but the remnant subject 
property has remained undeveloped.  The intent is to combine both properties for a two story, 
27,200 square foot medical office building.  Access is proposed from Beverly Road and from 
an existing curb cut on Limestone Parkway which will require an access easement.   
 
Coordination will be required with the City of Gainesville Public Works Department and the 
Georgia Department of Transportation (GDOT) regarding all access point design.  A permit 
will be required from GDOT to bring the driveway to current standards including signage and 
striping. An Intersection Control Evaluation (or waiver if eligible) will be required. The existing 
driveway is in the approximate location of a break in limited access on SR 11 per GDOT PI 
150130. 

  
The Gainesville Comprehensive Plan places the subject properties within the General Mixed-
Use Future land use category and within the Limestone Medical Corridor Character Area 
which is envisioned as an employment corridor and allows for office uses.    

The Planning Division staff is recommending conditional approval of this annexation 
request with Office and Institutional (O-I) zoning and zoning condition amendment request 
based on the Comprehensive Plan and the adjacent and nearby mixture of uses. 
 
Applicant Presentation:  Ed Myers, 752 Chattahoochee Place, engineer with Myers and 
Company stated he is working on the project for the owner.  Mr. Myers stated the original 
property was challenging but by annexing the second property it can be utilized more 
efficiently by building into the hillside and the design will have similar characteristics as others 
along the corridor.   
 
FAVOR:  None 
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Gainesville Planning and Appeals Board 
June 13, 2023 Minutes  
Page 3 of 4 
 

OPPOSE: None 
 
There was a motion to recommend conditional approval of the annexation request for 
a medical office and establish zoning as Office and Institutional (O-I) with the following 
conditions: 
 
Conditions 
1. The proposed building shall be generally consistent with the standards depicted on 

the concept plan and photographs provided with this application and shall adhere 
to the Limestone Parkway Overlay Zone standards.   

2. Outdoor lighting used in this development shall be of non-spill design and placed 
in a manner so as to minimize direct visibility by the adjacent properties. 

3. All service areas, loading areas, ground or roof top HVAC equipment shall be 
screened from view from all adjacent uses and roads. 

4. The frontage landscape areas shall be sodded with grass and contain minimum  
3-inch caliper size hardwood trees subject to the approval of the Community & 
Economic Development Director.  
 
Motion made by Board Member White 
Motion seconded by Board Member Martin 

   Vote – 7 favor 
 

B. Zoning Amendment Request 
 

1) Request from Dutton Properties, LLC to amend the existing zoning conditions for a 2.01± 
acres tract zoned Office and Institutional (O-I) located on the northeast side of the 
intersection of Limestone Parkway and Beverly Road (a/k/a 0 Beverly Road, NE). 
Ward Number: Two 
Tax Parcel Number(s): 09-124-000-202 
Request: Medical office 
 

There was a motion to recommend conditional approval of the zoning amendment 
request for a medical office with Office and Institutional (O-I) zoning with the following 
conditions: 

 
Conditions 
1. The proposed building shall be generally consistent with the standards depicted on 

the concept plan and photographs provided with this application and shall adhere 
to the Limestone Parkway Overlay Zone standards.   

2. Outdoor lighting used in this development shall be of non-spill design and placed 
in a manner so as to minimize direct visibility by the adjacent properties. 

3. All service areas, loading areas, ground or roof top HVAC equipment shall be 
screened from view from all adjacent uses and roads. 

4. The frontage landscape areas shall be sodded with grass and contain minimum  
3-inch caliper size hardwood trees subject to the approval of the Community & 
Economic Development Director.  
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Gainesville Planning and Appeals Board 
June 13, 2023 Minutes  
Page 4 of 4 
 

Motion made by Board Member Martin 
Motion seconded by Vice Chair Fleming 

   Vote – 7 favor 
 

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

Motion made by Vice Chair Fleming 
Motion seconded by Board Member Simmons 
Vote – 7 favor 

 
 
Respectfully submitted, 
 
 
 
   
                 Doug Carter, Chairman                 
 
 

  
Gwen Fleming, Recording Secretary 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: June 15, 2023 

Date Submitted: June 22, 2023 

Final Approval Date: June 28, 2023  

Presenter: Matt Tate, Community & Economic Development Dept Deputy Director 

Item of Business: Request from Northeast Georgia Health System, Inc. for a special use on 
a 7.95± acres tract located on the east side of Limestone Parkway, between 
Clarks Bridge Road and Flintridge Road, having road frontage at the 
terminus of Gabriel Drive (a/k/a 2500 Limestone Parkway), having a zoning 
of Regional Business (R-B). 

Meeting Date: July 11, 2023 
 
Purpose of Request: 
This item was tabled at the May 9th and June 13th Planning and Appeals Board meetings.   
  
The applicant is seeking special use approval for an inpatient rehabilitation hospital at the site of the previous 
J&J Foods grocery which will be demolished.  The rehabilitation hospital will be operated in conjunction with 
Lifepoint Rehabilitation based out of Brentwood, Tennessee, and is for patients recovering from neurological 
conditions, brain injuries, spinal cord, orthopedic, amputations, trauma, and such. The proposed facility will be 
2-story in height, 63,000 square feet in size and will provide a total of 50 inpatient beds.  The first phase will 
include only 40 beds and construction is anticipated to start during the 2nd quarter of 2024.  Access to the site 
will remain from Limestone Parkway and Gabriel Drive.   The property is located within the Limestone Parkway 
Overlay Zone and the adjacent uses include the Windcliff Apartments, NGPG Allergy and Asthma Clinic, US 
Post Office, Dollar General and the Limestone Place multi-tenant health center. 

Facts & Issues / History & Background: 
 

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

Department Director: 
Rusty Ligon 
 
If funding is involved, are funds approved within the current budget? No 
Amount Requested:  
  
Finance Comments:  

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

1.   Staff Recommendation Report 
2.   Location Maps 
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3.   Narrative 
4.   Exterior Elevations 
5.   Exterior Rendering 
6.   Layout 
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GAINESVILLE PLANNING and APPEALS BOARD
STAFF RECOMMENDATION

Applicant and Property Owner .................................Northeast Georgia Health System, Inc.
Location ......................................................................2500 Limestone Parkway
Request.......................................................................Special Use within R-B zoning   
Size..............................................................................7.95± acres
Ward ............................................................................Two
Proposed Use.............................................................Inpatient rehabilitation hospital
Planning Division Staff Recommendation...............Approval, with conditions

Date .............................................................................July 11, 2023 

▪ Applicant's Proposal and Background Information

The applicant is seeking special use approval for an inpatient rehabilitation hospital at the site of 
the previous J&J Foods grocery store. The existing building is 58,000± square foot in size and 
will be demolished. The rehabilitation hospital will be operated in conjunction with Lifepoint 
Rehabilitation based out of Brentwood, Tennessee, and is for patients recovering from 
neurological conditions including strokes, brain injuries, spinal cord injuries, neurological 
conditions, orthopedic injuries, amputations and trauma.

The rehabilitation hospital will provide a total of 50 inpatient beds and will be 2-stories and 63,000 
square feet in size. The first phase of construction will include 40 beds and is anticipated to start 
during the 2nd quarter of 2024. The remaining beds will be determined by market growth as 
needed. Building materials will consist of a mixture of natural stone, exterior insulation finishing 
systems (EIFS), glass and louvered screen wall materials in keeping with the architectural design 
and brand standards of other NGHS structures. 

Primary access will be from Limestone Parkway and secondary access will be from Gabriel Drive 
which currently exist.  A total of 146 parking spaces are proposed. There are currently 285 parking 
spaces on site. A uniform sign plan and all stormwater requirements will be submitted for City 
approval. The applicant requests that the special use approval also include the square footage of 
the building and associated parking to be increased by an additional 20% if determined needed 
in the future to accommodate minor additions and modifications that may be required. 

▪ Adjacent Land Use and Zoning

Location Use Zoning

North
NGPG Allergy and Asthma Clinic, 
Magic Years of Learning Daycare, 
Gainesville Gymnastics 

Regional Business (R-B) and 
Neighborhood Business (N-B) 

South Limestone Place Health Center, 
US Post Office, Dollar General 

Agricultural Residential-III (AR-III)- County

East Windcliff Apartments (57 units) Residential-II (R-II)
West Undeveloped property Residential-I-A (R-I-A) and 

General Business (G-B)
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▪ Other Departmental Comments

The Georgia Department of Transportation (GDOT) has asked that the turning radius from the 
parking lot onto Limestone Parkway be modified to a smaller radius so that a right turn will occur 
after a full stop more perpendicular to Limestone Parkway, rather than the current right turn yield 
configuration where drivers face away from oncoming traffic. The applicant will continue to 
coordinate with GDOT on access points.

There were no other departmental comments regarding this request.

▪ Zoning History

The following zoning actions have taken place in the immediate area during the last ten years:

2022 - A request by the City of Gainesville to annex all of Victory Street consisting of a 0.66± acre 
with Planned Unit Development (P-U-D) zoning for road improvements was approved with 
conditions.

2022 – A request by Brand Properties to rezone a 69.18± acres tract from Planned Unit 
Development (P-U-D) and Residential-II (R-II) to Planned Unit Development (P-U-D) located at 
515 Lakeview Drive, NE; 2065 Limestone Parkway and 1881 Jesse Jewell Parkway, NE was 
conditionally approved for a master mixed-use development.  

2021 - A request by Atlanta Botanical Garden, Inc. to annex a 17.032± acres tract with a zoning 
of Planned Unit Development (P-U-D) located at 0, 100, 101, 102, 103, 104, 105, 106, 107, 109 
and 111 Randall Street; 0 Riverbend Circle; 103 Gary Street; 1662 Roper Hill Road and rezone 
a 20.695± acres tract from Residential-II (R-II) and General Business (G-B) to Planned Unit 
Development (P-U-D) located at 115 Barrett Street, 102, 104 and 106 Gary Street; 213, 301, 303 
and 305 Lake Hill Drive to expand the facilities was approved with conditions. 

2021 – A request by Carl Volle to annex a 1.69± acres tract with a zoning of Residential-II (R-II) 
located at 1646 Meadowlark Lane was approved for six single-family homes. 

2021 - A request by Optum Development to annex a 7.77± acres tract located at 1744 Cleveland 
Highway with Planned Unit Development (P-U-D) zoning for 36 residential townhomes was 
approved with conditions. 

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.  

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. 
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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.  

▪ Staff Analysis 

(1) Is the proposed use suitable in view of the zoning and development of adjacent and 
nearby property?
Limestone Parkway consists of numerous medical uses which either support or are associated 
with Northeast Georgia Health System network.  The proposed inpatient rehabilitation hospital 
appears suitable given the surrounding multi-family, office and commercial uses and is consistent 
with the Limestone Parkway Overlay Zone requirements.  

(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property?
The subject property has been utilized for commercial purposes since 1995 which was prior to 
the adjacent residential and commercial uses were established. The proposed inpatient 
rehabilitation hospital is limited to only 50 beds which should have less impacts on the adjacent 
properties compared to the previous grocery store/supermarket. 
 
(3) Is the proposed use compatible with the purpose and intent of the Comprehensive 
Plan?
The Gainesville Future Development Map places the property within the Commercial land use 
category which includes areas with focused retail, office, or other commercial service activities 
such as grocery stores, banks, restaurants, theaters, hotels and automotive-related businesses. 
Commercial uses may also as a single use in one building or grouped together in a shopping 
center. 

The subject property is also located within the Limestone Medical Corridor Character Area. This 
area is made up of medical facilities, clinics and professional offices and is envisioned to remain 
an employment corridor along Limestone Parkway. Infill developed and continuing to promote 
Northeast Georgia Medical Center as a regional employment center are encouraged.  
Commercial, office, public, institutional, mixed-use, limited single-family residential, multi-family 
residential and parks & recreation are considered appropriate land uses.  

(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned?
The subject property is zoned Regional Business (R-B). The applicant is not proposing to rezone 
the property but is asking for a special use within R-B zoning. The Unified Land Development 
Code allows medical uses by right but requires a special use for a hospital.  If the request were 
to be denied, the property would still reserve its right to be occupied for office, medical or 
commercial purposes. The proposal appears reasonable given the surrounding uses.

(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?
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The proposal should not cause an excessive or burdensome use of public facilities or services.  
The property currently utilizes City water and sewer services and capacity is sufficient.  Existing 
public safety services already respond to the property.  Gainesville Fire Station #2 is located 0.5± 
mile from the property off of Cleveland Highway. The proposed inpatient rehabilitation hospital is 
for nonresidential purposes and will not impact the City or County school systems.

According to the Institute of Transportation Engineers (ITE) Trip Generation Handbook (11th 
Edition), the proposed rehabilitation hospital will generate approximately 1,116 new trips per 
weekday (50% entering / 50% exiting). A total of 90± A.M. peak hour trips (72% entering / 28% 
exiting) and a total of 85 P.M. peak hour trips (28% entering / 72% exiting). Of comparison, the 
previous grocery store was projected to produce 75% more total daily trips, 32% more A.M. peak 
hour trips and 80% more P.M. peak hour trips. 

(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 subject property is expected to remain nonresidential due given the existing infrastructure 
and adjacent office/commercial uses.  As the main campus of Northeast Georgia Medical Center 
main campus continues to expand, supportive medical uses are anticipated to span along Jesse 
Jewell Parkway, Limestone Parkway, Cleveland Highway, west of Cornelia Highway/Exit 24. 

(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 conditions.

_____

Additional Criteria

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

Primary access to the inpatient rehabilitation hospital is from Limestone Parkway which is 
considered an arterial road. Secondary access is proposed from Gabriel Drive which is a 
local road. The existing roads 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. 

The proposed use should have minimal impact on the existing roads. The existing roads 
are adequate for emergency vehicles. There is currently a full median break on Limestone 
Parkway as well as a rear access driveway off of Gabriel Drive.  The applicant will make 
minor safety improvements to the right exiting turn lane on Limestone Parkway per GDOT 
requirements. There are no sidewalks along the property frontage.  

(3) Public facilities such as schools, water or sewer utilities, and police or fire 
protection are adequate to serve the Special Use. 
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Water and sewer are accessible and capacity is sufficient to serve the use. Police and Fire 
facilities currently serve the property. Gainesville Fire Station #2 is located 0.5± mile of the 
property. The use will have no impact on the City School System.

(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.  

According to the applicants preliminary site plan, additional greenspace will be added to 
the site that will enlarge the existing 25 foot wide greenspace/buffer to approximately 150 
feet wide adjacent to the Windcliff Apartments multi-family property.  All proposed service 
areas will be a considerable distance from the adjacent apartments and will be buffered 
by new trees and existing mature vegetation.  

(5) The hours and manner of operation of the Special Use have no adverse effects on 
other properties in the area.  

The proposed use is for an inpatient rehabilitation hospital and will be in operation 24 
hours a day / 7 days a week. Visitation hours have not been determined at this time but 
are 8:00 A.M. to 9:00 P.M. The proposal should not create adverse effects on the other 
properties in the area given the nature of the use and the anticipated reduction of vehicle 
traffic compared to the previous grocery store/supermarket. 

(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.
 
The proposed facility is 63,000 square feet in size and will provide a total of 50 inpatient 
beds. The building is smaller in mass than the existing grocery building but will be slightly 
taller varying from 31 to 41 feet in height. The existing grocery building is 24 feet in height.  
The proposed building is consistent with the Limestone Parkway Overlay Zone building 
coverage, impervious area, open space and height requirements.  
  

▪ Staff Recommendation

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 development standards shall be consistent with the concept plan, architectural 
renderings and narrative provided with this special use application.

2. All service areas, including dumpster pads, shall be screened from view from 
adjoining properties, public streets, parking areas, and other areas open to the 
public.  Such screening, which may be vegetative or structural with vegetation, is 
subject to the Community and Economic Development Director approval.  Any 
structural buffer shall be made of weather resistant composite materials and shall 
conform to the architectural style of the building.

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. 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.  
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All required access/traffic/sidewalk improvements associated with the proposed 
shall be at the full expense of the developer/property owner. 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: June 15, 2023 

Date Submitted: June 22, 2023 

Final Approval Date: June 27, 2023  

Presenter: Matt Tate, Community & Economic Development Dept Deputy Director 

Item of Business: Request from Doug Sherrill (Land Development Professionals) to vary 
the front yard setback requirement on a 0.69± acre tract located at the cul-
de-sac terminus of Patten Drive (a/k/a 1550 Patten Drive), having a zoning 
of Residential-I (R-I). 

Meeting Date: July 11, 2023 
 
Purpose of Request: 
The applicant is proposing to vary the front yard setback requirement from 30-feet to 20-feet for a 2-story home 
over a basement. The finished square footage of the home will be 2,443 square feet.   The applicant is basing 
the hardship on extreme topography that steeply slopes approximately 80 to 100 feet from the road down to 
Lake Lanier.  The surrounding properties include single-family homes. 

Facts & Issues / History & Background: 
 

Department Recommendation: 
Planning staff recommended approval with one condition.  See the Staff Recommendation report for details. 

Department Director: 
Rusty Ligon 
 
If funding is involved, are funds approved within the current budget? No 
Amount Requested:  
  
Finance Comments:  

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

1.   Staff Recommendation Report 
2.   Location Maps 
3.   Hardship statement 
4.   Survey 
5.   Plat 
6.   Site plan 
7.   Floor plans 
8.   Elevations 
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GAINESVILLE PLANNING AND APPEALS BOARD
STAFF RECOMMENDATION

Applicant.....................................................................Doug Sherrill 
(Land Development Professionals)

Property Owner ..........................................................Lynn & Dana Covey 
Location ......................................................................1550 Patten Drive
Request.......................................................................Vary front yard setback 
Size...............................................................................0.69± acre
Zoning .........................................................................Residential-I (R-I)
Ward ............................................................................One 
Proposed Use.............................................................Single-family home
Planning Division Staff Recommendation...............Approval, with condition

Date .............................................................................July 11, 2023 

▪ Request

The applicant is proposing to vary the front yard setback requirement from 30-feet to 20-feet for 
a 2-story home over a basement. The finished square footage of the home will be 2,443 square 
feet.  The applicant is basing the hardship on extreme topography that steeply slopes 
approximately 100 feet from the road down to Lake Lanier. The surrounding properties include 
single-family homes.

▪ Background Information and Existing Conditions

The property is located within a single-family neighborhood and fronts the cul-de-sac at the end 
of Patten Drive. The property is heavily wooded and steeply slopes toward Lake Lanier.  Part of 
a 100 foot wide Georgia Power easement is located along the easterly side of the property. 

▪ Significant Factors

The Ordinance requires the applicant's claim for hardship must be based on the size or shape of 
the lot, its topography, or other physical characteristics inherent in the lot itself and not on the 
desired aesthetics.  Further, the Code states that a variance shall not be granted as a convenience 
to the applicant or as a way to gain any advantage or interest over similarly zoned properties.

The applicant’s hardship is based on the steep topography and states that there is no ability to 
construct the home without a front yard setback variance. 

▪ Other Departmental Comments

There are no other departmental comments for this request.

▪ Supporting Documents

Statement of Hardship, Plat, and Concept Plan.

▪ Analysis
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(1)  Are there extraordinary and exceptional conditions pertaining to the particular piece 
of property in question because of its size, shape or topography?

There is an elevation distance of approximately 100 feet from the Corps line up to the front 
property line. The applicant is basing the hardship on the steep topography.

(2)  Would the application of the Unified Land Development Code to this particular piece 
of property create an unnecessary hardship?

The purpose of the building setback requirement is to provide for uniformity of building placement 
and sufficient access. The reduction of the front yard setback to 20-feet would place the proposed 
home closer to the front yard setback than most of the existing homes. Reducing the size/depth 
of the home could be an option but the proposed home is similar in size as other homes in the 
neighborhood. Sufficient access and adequate separation do not appear to be an issue if the 
variance were granted.

(3)  Are there conditions that are peculiar to the property which adversely affect its 
reasonable uses or usability as currently zoned?

The property is zoned Residential-I (R-I) which allows for single-family residential uses.  The 
property would retain its right to be used for single-family purposes regardless of the setback 
variance. In order to adhere to the current front yard setback requirement, the site would need to 
be significantly graded. 

(4)  Would relief, if granted, cause substantial detriment to the public good or impair the 
purposes and intent of this ordinance?

The steep topography makes it difficult to construct the proposed home. The applicant desires to 
build the single-family home without significantly grading the existing lot. If the variance were to 
be approved, the proposed home will be closer to the nearby homes. Overall, the variance request 
would not appear to cause detriment to the public good.
  
(5)  There must be a proved hardship by showing beyond a doubt the inability to make a 
reasonable use of the land if the zoning ordinance were applied literally.

The sloping topography impacts the location in which to build the home. Building the home would 
require significant grading and will not logistically work given condition of the existing lot. The 
proposed location appears to make the most sense with less impact.  

(6)  The hardship cannot be self-created; e.g., as in a case where the lot was purchased 
with the knowledge of an existing restriction.

The property owner bought the existing lot and did not realize a front setback variance would be 
necessary.

▪ Staff Recommendation

The Planning Division staff is recommending approval of this variance request based on the 
steep topography. 

Condition

The proposed single-family home shall be generally consistent with the standards 
depicted on the site plan and architectural rendering provided with the variance 
application.  
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: June 15, 2023 

Date Submitted: June 22, 2023 

Final Approval Date: June 27, 2023  

Presenter: Matt Tate, Community & Economic Development Dept Deputy Director 

Item of Business: Request from Simpatico Communities to rezone a 3.17± acres tract 
located on the northeast side of the intersection of Jesse Jewell Parkway 
and Scotland Avenue, having road frontage on the northside of Johnson 
Street (a/k/a 839 and 853 Jesse Jewell Parkway, SW) from General 
Business (G-B) to Planned Unit Development (P-U-D). 

Meeting Date: July 11, 2023 
 
Purpose of Request: 
The applicant proposes to rezone the subject property for a mixed-use building consisting of office, living 
hospitality, restaurant/bar and residential uses.  The property is located within the Gateway Corridor Overlay 
Zone and is within the Westside Tax Allocation District (TAD) of which the applicant intends to file a formal 
application for TAD funds. The proposed building is five stories in height with an additional lower level. The 
mixture of uses consists of 198 residential/apartment and hotel/hospitality units ranging in size from 234 to 342 
sf for users staying one night or an extended length. Other uses include 8,204 sf restaurant/ bar, 9,602 sf co-
working/ office space, 3,345 sf lobby area and 8,122 sf of outdoor patio space. Access is proposed from Jesse 
Jewell Parkway and Scotland Avenue. Parking spaces are proposed through a combination of on-site and on-
street parking via Scotland Avenue and Johnson Street. The property is vacant of structures which previously 
contained the L&K Cafeteria, auto oil change business and various attached apartment units.  The adjacent 
uses include the Super 8 Motel, Blackstock Auto Services, Econo Lodge Motel, Popeyes restaurant, rental 
apartments, single-family homes, Virtual Properties Realty and Cook Law Group. 

Facts & Issues / History & Background: 
 

Department Recommendation: 
The applicant is requesting the item be tabled to the September 12, 2023 Planning and Appeals Board 
meeting, therefore a Staff Recommendation report is not attached. 

Department Director: 
Rusty Ligon 
 
If funding is involved, are funds approved within the current budget? No 
Amount Requested:  
  
Finance Comments:  

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

1.   Location Maps 
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2.   PUD Narrative 
3.   Concept plan 
4.   Survey 
5.   Traffic Statement 
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To:   Kyle Barichello 
 Simpatico Communities 
 
From: Jamie Blakeman, PE, PTOE 

 
Job Number:   23.5513 

 
RE:   Virtua Gainesville 

 Traffic Statement 
 

Date:      June 9, 2023      

 
INTRODUCTION 
Lōkahi, LLC (Lōkahi) has 
prepared a Traffic Statement 
for the proposed living 
hospitality development, 
Virtua Gainesville, located on 
the southeast corner of Jesse 
Jewell Parkway and Scotland 
Avenue in Gainesville, 
Georgia. See Figure 1 for the 
vicinity map. 
 
Virtua Gainesville will include 
lodging accommodations 
that may be rented for short-
term or long-term stays and 
on-site amenities open to the 
public and guests/tenants. 
The living hospitality development will include 198 rooms, 9,602 square feet of Thrive office 
space and 8,204 square feet of restaurant/bar & venue space. Attachment A and Figure 2 for 
the site plan. 
 
The objective of this Traffic Impact Statement is to analyze the proposed development’s traffic 
related impacts to the adjacent roadway network.  

Figure 1 - Vicinity Map

06/09/23
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Simpatico Communities 
Virtua Gainesville 

EXISTING CONDITIONS 
According to the Hall County Board of Assessors, the project site is located on two (2) parcels, 
totaling 3.17-acres. See Attachment B for detailed parcel information. The existing site consists 
of vacant land with General Business District (G-B) zoning and within the boundaries of the 
Westside character area. Virtua Gainesville is bordered directly by Jesse Jewell Parkway, 
Johnson Street, and Scotland Avenue to the north, south, and west, respectively, and 
restaurant, lodging, and residential land uses to the east. 
 
Jesse Jewell Parkway is generally an east-west roadway that provides two (2) through lanes in 
each direction of travel divided with a two-way left-turn lane. According to the City of Gainesville 

Comprehensive Plan, dated June 7, 2022, Jesse Jewell Parkway is classified as a principal arterial. 
According to the Georgia Department of Transportation (GDOT) Traffic Analysis & Data 
Application (TADA), the 2021 annual average daily traffic (AADT) along Jesse Jewell Parkway, 
north of Scotland Avenue, was reported as 26,600 vehicles per day (vpd). There is a posted 
speed limit of 35 mph. 
 
Scotland Avenue provides one (1) through lane in each direction of travel. According to the City 

of Gainesville Comprehensive Plan, Scotland Avenue is classified as a local roadway. There is an 
unposted speed limit of 25 mph. 
 
Johnson Street provides one (1) through lane in each direction of travel. According to the City of 

Gainesville Comprehensive Plan, Johnson Street is classified as a local roadway. There is an 
unposted speed limit of 25 mph. 

 
PROPOSED DEVELOPMENT 
Virtua Gainesville is a living hospitality development that will include lodging accommodations 
that may be rented for short-term or long-term stays and on-site amenities open to the public 
and guests/tenants. The living hospitality development will include 198 rooms, 9,602 square 
feet of Thrive office space and 8,204 square feet of restaurant/bar & venue space.  
 
Thrive is a coworking operator that is owned and operated through membership services. 
These membership services will be available to the public and guests/tenants. Office space may 
be rented monthly for a fee. These offices would not be open to the public for day-to-day rent. 
A Community Manager is typically present from 8 am to 5 pm, however, members have 24/7 
access to the space. The restaurant/bar & venue space is expected to operate between the 
hours of 6 am to 10 pm. 
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Simpatico Communities 
Virtua Gainesville 

TRIP GENERATION 
The trip generation for the proposed 
development was calculated utilizing the 
Institute of Transportation Engineers (ITE) 
publication entitled Trip Generation, 11th Edition. 
The ITE rates are based on studies that 
measured the trip generation characteristics for 
various types of land uses. The rates are 
expressed in terms of trips per unit of land use 
type. This publication is considered to be the 
standard for the transportation engineering 
profession. 
 
Based on the ITE descriptions, the following ITE 
Land Use Codes (LUC) were considered to 
characterize the proposed uses.  
 

• All Suites Hotel (LUC 311) – An all suites 
hotel is a place of lodging that provides 
sleeping accommodations, a small 
restaurant and lounge, and small 
amounts of meeting space. Each suite 
includes a sitting room and separate bedroom. An in-room kitchen is often provided. 

o Virtua Gainesville proposes to provide on-site amenities (Thrive coworking 
operator and restaurant/bar & venue) that are planned to be open to the public 
and to members. Therefore, as a conservative approach, the facilities are not 
considered to be ancillary for the purpose of the trip generation calculations and 
are calculated individually. It is conceptually estimated that membership and 
public patrons off-site will generate approximately 70% of the trips to the on-site 
amenities and 30% will derive from the guests/tenants. Therefore, 70% of the total 
office and restaurant square footage was used for calculations. 

 

• Small Office (LUC 712) – A small office building is the same as a general office building, 
but with less than or equal to 10,000 square feet of gross floor area. The building 
typically houses a single tenant. It is a location where affairs of a business, commercial or 
industrial organization, or professional person or firm are conducted.  

o Virtua Gainesville is proposing to provide meeting rooms and Thrive office space. 
Thrive is a coworking operator that is owned and operated through membership 
services. Office space may be rented monthly for a fee. These offices would not 
be open to the public for day-to-day rent.  

 

Figure 2 – Site Plan
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Simpatico Communities 
Virtua Gainesville 

• High-Turnover (Sit-Down) Restaurant (LUC 932) – This land use consists of sit-down, full 
service eating establishments with a typical duration of stay of 60 minutes or less. 
Generally, these restaurants serve lunch and dinner; they may also be open for 
breakfast. Some facilities offer carry-out for a small proportion of its customers. Some 
facilities within this land use may also contain a bar area for serving food and alcoholic 
drinks.  

 
The total trip generation anticipated for Virtua Gainesville is shown in Table 1. 
 

Table 1 – Trip Generation –Proposed Development 
 

 
 
The proposed development is anticipated to generate a total of 1,582 weekday trips, with 133 
trips occurring during the AM peak hour and 137 trips occurring during the PM peak hour. See 
Attachment C for the detailed trip generation calculations. 

 
ACCESS & CIRCULATION ANALYSIS 
Virtua Gainesville will be accessible via Jesse Jewell Parkway and Scotland Avenue. The 
proposed driveway along Jesse Jewell Parkway is located approximately 220 feet east of 
Scotland Avenue and will provide full access. The proposed driveway along Scotland Avenue is 
located approximately 175 feet south of Jesse Jewell Parkway and will provide full access. The 
existing two-way left-turn lane on Jesse Jewell Parkway will facilitate turning vehicles executing 
left-in/left-out movements. The circulation within the site will allow for two-way traffic with the 
exception of vehicles utilizing the porte-cochere. These vehicles enter using the northern 
opening and travel counterclockwise to exit after loading/unloading.  
  

Weekday

Total Total In Out Total In Out

311 198 Rooms 871 67 36 31 71 35 36

712 6.70*
1000 SF 

GFA
96 11 9 2 14 5 9

932 5.74*
1000 SF 

GFA
615 55 30 25 52 32 20

1,582 133 75 58 137 72 65

*70% of total square footage. 30% of trips are anticipated to derive from guests/tenants.

Total

Small Office Building

PM Peak Hour
Land Use

ITE 

Code
Qty Unit

All Suites Hotel

High-Turnover (Sit-Down) Restaurant

AM Peak Hour

Page 80 of 139



  

5 
 

Simpatico Communities 
Virtua Gainesville 

SUMMARY 
Virtua Gainesville is a proposed living hospitality development located on the southeast corner 
of Jesse Jewell Parkway and Scotland Avenue in Gainesville, Georgia. The proposed 
development will include 198 rooms, 9,602 square feet of office space and 8,204 square feet of 
restaurant/bar & venue space. The on-site amenities will be open to the public and to 
guests/tenants. It is conceptually estimated that membership and public patrons off-site will 
generate approximately 70% of the trips to the on-site amenities and 30% will derive from the 
guests/tenants. Therefore, 70% of the total office and restaurant square footage was used for 
calculations. 
 
The proposed development is anticipated to generate a total of 1,582 weekday trips, with 133 
trips occurring during the AM peak hour and 137 trips occurring during the PM peak hour. 
 
The site is accessible via two full access driveways. One of which is located along Jesse Jewell 
Parkway and the other located along Scotland Avenue. A porte-cochere will be provided for 
loading/unloading. 
 
According to the GDOT, the 2021 AADT along Jesse Jewell Parkway, north of Scotland Avenue, 
was reported as 26,600 vpd. Jesse Jewell Parkway is anticipated to carry a total of 28,200 vpd 
with the proposed Virtua Gainesville development, resulting in an approximate 6% increase in 
annual average daily traffic.  
 
In conclusion, the proposed Virtua Gainesville development is anticipated to have minimal 
impacts to Jesse Jewell Parkway and the surrounding local roadway network.  
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N�M�MKKO Os§M6OsM NX6MM§ ¬K g�w6�?è ]w6�?̂©] _?w]̂=6e?g\�w 3©�=6̂̂7
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Living Hospitality
Gainesville

Trip Generation Calculations

Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

311 198 Rooms 4.4 50% 50% 0.34 53% 47% 0.36 49% 51% 871 436 435 67 36 31 71 35 36 Average

311 198 Rooms 3.11 50% 50% 0.13 53% 47% 0.22 49% 51% 616 308 308 26 14 12 44 22 22 Minimum

311 198 Rooms 6.02 50% 50% 0.51 53% 47% 0.47 49% 51% 1,192 596 596 101 54 47 93 46 47 Maximum

Equation % In % Out Equation % In % Out Equation % In % Out Total In Out Total In Out Total In Out

311 198 Rooms T=5.16(X)­112.23 50% 50% T=0.47(X)­21.50 53% 47% T=0.43(X)­9.93 49% 51% 909 455 454 72 38 34 75 37 38 Equation

0.93 0.13 0.08

7 9 10

147 164 159

0.92 0.74 0.87

Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

712 6.70
1000 SF 

GFA
14.39 50% 50% 1.67 82% 18% 2.16 34% 66% 96 48 48 11 9 2 14 5 9 Average

712 6.70
1000 SF 

GFA
4.44 50% 50% 0.76 82% 18% 0.56 34% 66% 30 15 15 5 4 1 4 1 3 Minimum

712 6.70
1000 SF 

GFA
50.91 50% 50% 4.12 82% 18% 5.50 34% 66% 341 170 171 28 23 5 37 13 24 Maximum

Equation % In % Out Equation % In % Out Equation % In % Out Total In Out Total In Out Total In Out

712 6.70
1000 SF 

GFA
N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Equation

10.16 0.88 1.26

21 21 21

3 3 3

N/A N/A N/A

Unit
Weekday AM Peak Hour PM Peak Hour Weekday AM Peak Hour PM Peak Hour

Small Office Building

Small Office Building

Standard Deviation

Number of Studies

Average Size

R
2

Land Use
ITE 

Code
Qty Unit

Weekday AM Peak Hour PM Peak Hour Weekday AM Peak Hour PM Peak Hour

Small Office Building

Small Office Building

Small Office Building

Land Use
ITE 

Code
Qty

PM Peak Hour

All Suites Hotel

All Suites Hotel

All Suites Hotel

Land Use
ITE 

Code
Qty Unit

Weekday AM Peak Hour PM Peak Hour Weekday AM Peak Hour PM Peak Hour

Land Use
ITE 

Code
Qty Unit

Weekday AM Peak Hour PM Peak Hour Weekday AM Peak Hour

All Suites Hotel

All Suites Hotel

Standard Deviation

Number of Studies

Average Size

R2
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Rate % In % Out Rate % In % Out Rate % In % Out Total In Out Total In Out Total In Out

932 5.74
1000 SF 

GFA
107.20 50% 50% 9.57 55% 45% 9.05 61% 39% 615 308 307 55 30 25 52 32 20 Average

932 5.74
1000 SF 

GFA
13.04 50% 50% 0.76 55% 45% 0.92 61% 39% 75 38 37 4 2 2 5 3 2 Minimum

932 5.74
1000 SF 

GFA
742.41 50% 50% 102.39 55% 45% 62.00 61% 39% 4,261 2,131 2,130 588 323 265 356 217 139 Maximum

Equation % In % Out Equation % In % Out Equation % In % Out Total In Out Total In Out Total In Out

932 5.74
1000 SF 

GFA
N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A Equation

66.72 11.61 6.18

50 37 104

5 5 6

N/A N/A N/A

High­Turnover (Sit­Down) Restaurant

High­Turnover (Sit­Down) Restaurant

Standard Deviation

Number of Studies

Average Size

R2

PM Peak Hour

High­Turnover (Sit­Down) Restaurant

High­Turnover (Sit­Down) Restaurant

High­Turnover (Sit­Down) Restaurant

Land Use
ITE 

Code
Qty Unit

Weekday AM Peak Hour PM Peak Hour Weekday AM Peak Hour PM Peak Hour

Land Use
ITE 

Code
Qty Unit

Weekday AM Peak Hour PM Peak Hour Weekday AM Peak Hour
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: June 15, 2023 

Date Submitted: June 22, 2023 

Final Approval Date: June 27, 2023  

Presenter: Matt Tate, Community & Economic Development Dept Deputy Director 

Item of Business: Request from Loan Donuts Holdings, LLC to rezone a 1.063± acres tract 
located at the southeast side of the intersection of Browns Bridge Road and 
McEver Road (a/k/a 2895 Browns Bridge Road, SW) from Office and 
Institutional (O-I) to Neighborhood Business (N-B). 

Meeting Date: July 11, 2023 
 
Purpose of Request: 
The applicant is proposing to rezone the subject property from O-I to N-B for a Dunkin Donuts restaurant.  The 
property contains a 1,912 square foot BB&T bank building that is closed and will be demolished.  The 
proposed Dunkin Donuts store is 1,828 square feet in size with the exterior facade consisting of mostly brick. 
The existing right in/ right out driveways located off of Browns Bridge Road and McEver Road will be improved 
per GDOT standards. The property is located within the Gateway Corridor Overlay Zone. The adjacent uses 
the Hall County Administration Building, Free Chapel Worship Center, Brown Package Store, Walmart 
Neighborhood Market, RaceTrac gas station and a closed Walgreens store. 

Facts & Issues / History & Background: 
 

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? No 
Amount Requested:  
  
Finance Comments:  

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

1.   Staff Recommendation Report 
2.   Location Maps 
3.   Narrative 
4.   Site plan 
5.   Survey 
6.   Elevations 
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Page 1 of 5

GAINESVILLE PLANNING and APPEALS BOARD
STAFF RECOMMENDATION

Applicant.....................................................................Loan Donuts Holdings, LLC
Property Owner ..........................................................Lemonade MM Browns Bridge, LLC
Location ......................................................................2895 Browns Bridge Road, SW
Request.......................................................................Rezone from O-I to N-B
Total Acres .................................................................1.063+ acres
Ward ............................................................................Four
Proposed Use.............................................................Dunkin Donuts restaurant
Planning Division Staff Recommendation...............Approval, with conditions
Date .............................................................................July 11, 2023 

▪ Applicant’s Proposal and Background Information

The applicant is proposing to rezone the subject property from O-I to N-B for a Dunkin Donuts 
restaurant.  The property contains a 1,912 square foot BB&T bank building that is closed and will 
be demolished.  The proposed Dunkin Donuts store is 1,828 square feet in size with the exterior 
facade consisting of mostly brick. The existing right in/ right out driveways located off of Browns 
Bridge Road and McEver Road will be improved per GDOT standards. The property is located 
within the Gateway Corridor Overlay Zone. 

▪ Adjacent Land Use and Zoning

Location Use Zoning
North RaceTrac gas station/convenience store Planned Unit Development (P-U-D) 

South Hall County Administration Building; 
Free Chapel Worship Center 

Office Institutional (O-I)
Neighborhood Business (N-B)

East Brown Package Store; 
Walmart Neighborhood Market Regional Business(R-B)

West Closed Walgreens store Planned Unit Development (P-U-D) 

▪ Other Departmental Comments

The request will require coordination with the Georgia Department of Transportation (GDOT). 
There were no other departmental comments.

▪ Zoning History

The following zoning actions have taken place in the immediate area during the last ten years:

2022 – A request by Jeff Arkema for a special use on a 1.77± acres tract located at 2888 Browns 
Bridge Road, SW was approved with conditional Office and Institutional (O-I) zoning for an 
automotive styling center.
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Page 2 of 5

2022 – A request by McKinley Homes US, LLC, for a special use on a 7.74± acres tract located at 
2920 Florence Drive was approved with conditional Office and Institutional (O-I) zoning for 70 
residential townhomes.

2021 – A request by Tidal Wave Auto Spa to amend a 7.76± acres tract located at 1440 McEver 
Road zoned Planned Unit Development (P-U-D) was conditionally approved for an express car 
was facility. 

2021 - A request by Adventures Real Estate, LLC to rezone a 17.028± acres tract located at 2520 
Browns Bridge Road from Residential-I-A (R-I-A) to General Business (G-B) was conditionally 
approved for an automotive related facility. 

2021 – A request by Pamela Eagar to annex a 0.15± acre tract located at 2834 Browns Bridge 
Road with a zoning of General Business (G-B) was conditionally approved for no proposed use.

2020 – A request by CenterPoint Integrated Solutions to annex a 7.81± acres tract located at 
2602 Browns Bridge Road with a zoning of General Business (G-B) was conditionally approved 
for a CarMax Auto Superstore.  

2020 – A request by Gainesville City Board of Education to rezone a 16.67± acres tract located 
at 1263 and 1279 McEver Road, SW from Residential-I (R-I) to Office and Institutional (O-I) was 
conditionally approved for a new middle school. 

2020 – A request by Gainesville City Board of Education to annex a 5.931± acres tract located at 
2550 and 2560 Gould Drive with Office and Institutional (O-I) zoning with a special use was 
conditionally approved for a new middle school and existing single-family home. 

2020 – A request by Mauricio Ortega to annex a 0.51± acre tract located at 23 Cherrywood Drive 
with Residential-I (R-I) zoning was approved for sewer for a single-family home.

2018 – A request by Tyler Land Holdings to amend a 2.98± acres tract located at 1209 and 1229 
Hillside Gardens Lane zoned Planned Unit Development (P-U-D) was conditionally approved for 
a boat sales dealership. 

2017 – A request by Pro Building Systems to annex a 0.516± acre tract located at 2431 S Smith 
Road was approved with conditional General Business (G-B) zoning for an auto collision center.

2017 – A request by Manor Lake Development, LLC for a special use on a 9.24± acres tract located 
at 2900 McEver Road was approved with conditional Office and Institutional (O-I) zoning for an 
assisted living facility.

2015 – A request by the Roman Catholic Archdiocese of Atlanta to amend a 14.233± acres tract 
located at 2436 S. Smith Road and zoned Planned Unit Development (P-U-D) was conditionally 
approved for a church. 

2015 – A request by the Roman Catholic Archdiocese of Atlanta to amend and rezone a 4.899± 
acres tract located at 0 S Smith Road from Residential-I (R-I) to Planned Unit Development 
(P-U-D) was conditionally approved for a church.  

2013 – A request by Foote & Miller Properties, LLC to annex a 2.72± acres tract located at 2420 
Browns Bridge Road was approved with General Business (G-B) zoning for sewer for an existing 
auto dealership.  
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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 surrounding uses include a mixture of nonresidential developments such as shopping 
centers, offices and churches.  The purpose of the request is to redevelop the property from a 
bank to a restaurant use. The proposed change in use appears suitable given the property fronts 
a commercial corridor.    
 
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property?
 The proposed Dunkin Donuts restaurant should not adversely affect the adjacent of nearby 
property given the property has been occupied for commercial purposes. The normal hours of 
operation for a Dunkin Donuts is 5 A.M. and 9 P.M. which is longer than typical bank hours which 
will increase the number of right turns that occur on McEver Road and Browns Bridge Road.

(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 Commercial 
use category which includes areas with focused retail, office, or other commercial service 
activities such as grocery stores, banks, restaurants, theaters, hotels and automotive-related 
businesses. Commercial uses may also as a single use in one building or grouped together in a 
shopping center.

According to the Character Area map for the City of Gainesville, the subject property is located 
within the Suburban Neighborhood Character Area. The vision for this area is to preserve older, 
stable residential subdivisions and encourage newer projects with smaller lot sizes, pedestrian 
infrastructure, and buildings patterned after traditional local housing, possibly containing a small 
neighborhood-serving “village center”. Neighborhood-scale businesses are prioritized that can 
serve local residents. 
Land uses allowed in the Suburban Neighborhood Character Area include single-family 
residential, limited multi-family residential, limited general mixed-use, limited commercial (retail 
and office), public, institutional, parks and recreation.

(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned?
The property could remain zoned O-I and developed for office and institutional purposes. The 
proposed restaurant is not allowed by right. Rezoning the property would allow for the proposed 
use. 

(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 O-I zoning to N-B zoning should not substantially affect public facilities or 
services. 

There is sufficient existing water and sewer capacity that can serve the property. 
Existing public safety services already respond to the subject property.  Gainesville Fire Station 
#4 off of Memorial Park Drive is located approximately 2.0± miles from the subject property. Hall 
County Fire Station #4 is 0.4 mile south of the property off of McEver Road.
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Traffic generated from the proposed use will be more than the previous pharmacy use. According 
to the Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th Edition), the 
proposed fast food restaurant with a drive-thru would generate approximately 907 trips per week 
day, including 98 A.M. and 86 P.M. peak hour trips.  The proposal will improve existing driveway 
locations on Browns Bridge Road and McEver Road which is a signalized intersection.  

The proposed use will have no impact on the Gainesville City School System given the proposal 
is for commercial purposes. 

(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 commercial 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 
and offices.

(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 commercial properties, the 
proposal 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 rezoning request with 
Neighborhood Business (N-B) zoning, based on the Comprehensive Land Use Plan and the 
adjacent commercial land uses.

Conditions

1. The proposal shall be generally consistent with the concept plan and architectural 
renderings provided with this application per the review and approval of the 
Community and Economic Development Director.

2. The frontage landscape areas and right-of-way areas fronting McEver Road and 
Browns Bridge Road shall be maintained and sodded with grass. Minimum 3-inch 
caliper size hardwood trees shall be required within all frontage landscape areas 
subject to the approval of the Community & Economic Development Director.

3. All access point design for the subject property shall require review and approval by 
the Gainesville Public Works Department Director and the Georgia Department of 
Transportation (GDOT). All required access/traffic/sidewalk improvements associated 
with the proposed development or any additional improvements identified within the 
Traffic Impact Study shall be at the full expense of the developer/property owner.

4. The proposed dumpster shall require a dumpster enclosure per the Unified Land 
Development Code standards and shall be architecturally compatible to the building.

5. All service areas, loading areas, ground or roof top HVAC equipment shall be screened 
from view from all adjacent uses and roads. 
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6. Outdoor lighting used in this development shall be of non-spill design and placed in a 
manner so as to minimize direct visibility by the adjacent properties. 

7. The proposed monument sign shall not exceed 8-feet in height and 80 square feet in 
size. No more than one monument sign shall be permitted.
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: June 15, 2023 

Date Submitted: June 22, 2023 

Final Approval Date: June 28, 2023  

Presenter: Matt Tate, Community & Economic Development Dept Deputy Director 

Item of Business: Request from QuikTrip Corporation C/O Eric Bikas to amend an existing 
Planned Unit Development (P-U-D) zoning on a 2.86± acres tract located at 
the southwest side of the intersection of Browns Bridge Road and McEver 
Road (a/k/a 2925 Browns Bridge Road, SW).  

Meeting Date: July 11, 2023 
 
Purpose of Request: 
The applicant is proposing to amend an existing Planned Unit Development for a QuikTrip convenience store/ 
gas station. The existing Walgreens pharmacy building is 13,880 square feet in size and will be demolished. 
The proposed QuikTrip store is 5,312 square feet in size and will consist of brick and stone façade materials. 
The proposed fuel canopy will include a total of 16 fuel pumps. The subject property was conditionally 
approved in 2002 for a pharmacy which is now closed.  The existing right in/ right out driveways located off of 
Browns Bridge Road and McEver Road will be improved per GDOT standards. The property is located within 
the Gateway Corridor Overlay Zone. The adjacent uses include single-family homes in the county, Manor Lake 
Assisted Living facility, Open Haven Church, RacTrac gas station, Brown Package Store, Walmart 
Neighborhood Market, BB&T (closed), Hall County Administration Building and Free Chapel Worship Center. 

Facts & Issues / History & Background: 
 

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

Department Director: 
Rusty Ligon 
 
If funding is involved, are funds approved within the current budget? No 
Amount Requested:  
  
Finance Comments:  

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

1.   QuikTrip staff rep 
2.   Location Maps 
3.   Narrative 
4.   Site plan 
5.   Survey 
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6.   Elevations 
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GAINESVILLE PLANNING and APPEALS BOARD
STAFF RECOMMENDATION

Applicant.....................................................................QuikTrip Corporation C/O Eric Bikas
Property Owner ..........................................................WTB/Gainesville, LLC
Location ......................................................................2925 Browns Bridge Road, SW 
Request.......................................................................Amend P-U-D zoning  
Size..............................................................................2.86± acres
Ward ............................................................................Four
Proposed Use.............................................................QuikTrip convenience store/ gas station
Planning Division Staff Recommendation...............Approval, with conditions
Date .............................................................................July 11, 2023

▪ Applicant's Proposal and Background Information

The applicant proposes to amend an existing Planned Unit Development (P-U-D) zoning for a 
QuikTrip convenience store/ gas station. The property is located at the southwest side of the 
intersection of Browns Bridge Road (SR 369) and McEver Road (SR 53) and has road frontage 
on Saint Charles Avenue which is a County maintained road. The property is also located within 
the Gateway Corridor Overlay Zone.  In 2002 the existing P-U-D zoning was approved for a 
13,880 square foot Eckerd pharmacy.  The pharmacy building was later occupied by Rite Aid, 
and Walgreens which is no longer in operation and will be demolished. 

The proposed QuikTrip store is 5,312 square feet in size, sixteen feet in height and will consist 
of brick and stone façade materials. The proposed building will be located similarly as the 
existing pharmacy building but will be smaller and not as tall. The proposed building is 20 feet in 
height and the canopy is a maximum of 25.5 feet in height.  The existing pharmacy building is 
35 feet in height.  The proposed fuel canopy will include 16 fuel fueling positions located 
between the proposed building and Browns Bridge Road and the canopy support beams will be 
faced with brick.  The building and canopy will be setback a minimum 25’ from the property line 
adjacent to all right-of-way areas. The existing 50-foot vegetated buffer adjacent to the 
residential neighborhood will remain.  Two monument signs are proposed up to 10 feet in 
height, 86.7 square feet of total sign area, each with LED price changer boards.

The existing right in/ right out driveways located off of Browns Bridge Road and McEver Road 
will be reused and improved per Georgia Department of Transportation. 

▪ Adjacent Land Use and Zoning

Location Use Zoning
North RaceTrac gas station; 

Cresswind neighborhood
Open Haven Church,

Planned Unit Development (P-U-D) 

Residential-I (R-I) 
South Hall County Administration 

Building;
Free Chapel Worship Center

Office and Institutional (O-I)
Neighborhood Business (N-B)

East Brown Package Store; 
Walmart Neighborhood Market;
BB&T (closed)

Regional Business (R-B)

Office and Institutional (O-I)
West Pine Valley subdivision Residential-I (R-I) - County
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▪ Other Departmental Comments

The request will require coordination with the Georgia Department of Transportation (GDOT). 
There were no other departmental comments for the request. 

▪ Zoning History

The following zoning actions have taken place in the immediate area during the last ten years:

2022 – A request by Jeff Arkema for a special use on a 1.77± acres tract located at 2888 Browns 
Bridge Road, SW was approved with conditional Office and Institutional (O-I) zoning for an 
automotive styling center.

2022 – A request by McKinley Homes US, LLC, for a special use on a 7.74± acres tract located 
at 2920 Florence Drive was approved with conditional Office and Institutional (O-I) zoning for 70 
residential townhomes.

2021 – A request by Tidal Wave Auto Spa to amend a 7.76± acres tract located at 1440 McEver 
Road zoned Planned Unit Development (P-U-D) was conditionally approved for an express car 
was facility. 

2021 - A request by Adventures Real Estate, LLC to rezone a 17.028± acres tract located at 
2520 Browns Bridge Road from Residential-I-A (R-I-A) to General Business (G-B) was 
conditionally approved for an automotive related facility. 

2021 – A request by Pamela Eagar to annex a 0.15± acre tract located at 2834 Browns Bridge 
Road with a zoning of General Business (G-B) was conditionally approved for no proposed use.

2020 – A request by CenterPoint Integrated Solutions to annex a 7.81± acres tract located at 
2602 Browns Bridge Road with a zoning of General Business (G-B) was conditionally approved 
for a CarMax Auto Superstore.  

2020 – A request by Gainesville City Board of Education to rezone a 16.67± acres tract located 
at 1263 and 1279 McEver Road, SW from Residential-I (R-I) to Office and Institutional (O-I) was 
conditionally approved for a new middle school. 

2020 – A request by Gainesville City Board of Education to annex a 5.931± acres tract located 
at 2550 and 2560 Gould Drive with Office and Institutional (O-I) zoning with a special use was 
conditionally approved for a new middle school and existing single-family home. 

2020 – A request by Mauricio Ortega to annex a 0.51± acre tract located at 23 Cherrywood 
Drive with Residential-I (R-I) zoning was approved for sewer for a single-family home.

2018 – A request by Tyler Land Holdings to amend a 2.98± acres tract located at 1209 and 
1229 Hillside Gardens Lane zoned Planned Unit Development (P-U-D) was conditionally 
approved for a boat sales dealership. 

2017 – A request by Pro Building Systems to annex a 0.516± acre tract located at 2431 S Smith 
Road was approved with conditional General Business (G-B) zoning for an auto collision center.

2017 – A request by Manor Lake Development, LLC for a special use on a 9.24± acres tract 
located at 2900 McEver Road was approved with conditional Office and Institutional (O-I) zoning 
for an assisted living facility.
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2015 – A request by the Roman Catholic Archdiocese of Atlanta to amend a 14.233± acres tract 
located at 2436 S. Smith Road and zoned Planned Unit Development (P-U-D) was conditionally 
approved for a church. 

2015 – A request by the Roman Catholic Archdiocese of Atlanta to amend and rezone a 4.899± 
acres tract located at 0 S Smith Road from Residential-I (R-I) to Planned Unit Development 
(P-U-D) was conditionally approved for a church.  

2013 – A request by Foote & Miller Properties, LLC to annex a 2.72± acres tract located at 2420 
Browns Bridge Road was approved with General Business (G-B) zoning for sewer for an 
existing auto dealership.  

▪ Staff Analysis 

(1) Is the proposed use suitable in view of the zoning and development of adjacent and 
nearby property?
Over the past 20 years the subject property has been occupied by Eckerd, Rite Aid and 
Walgreens Pharmacy.  During that time the neighboring RaceTrac and Walmart Neighborhood 
Market fueling stations were established.  The adjacent and nearby properties consist of a 
mixture of commercial, office, institutional and residential uses. The adjacent zoning districts are 
Residential-I (R-I), Office and Institutional (O-I), Neighborhood Business (N-B), Regional 
Business (N-B) and Planned Unit Development (P-U-D). It appears the proposed use is 
suitable.

(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property?
The proposed change in use from a pharmacy to a convenience store with gas sales will be 
open 24 hours a day and it is anticipated there will be additional traffic and turning movements 
generated with the change in use. The restricted right in/ right out access driveways will remain 
which is sufficient to accommodate the change in use according to GDOT.  The existing buffer 
zone adjacent to the single-family home located at 3005 Saint Charles Avenue in the county will 
need to be improved address the hours of operation and the additional traffic. It is also 
recommended the proposed dumpster location be relocated away from the residential property 
and screened from the Gateway Corridor.

(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 property within the Commercial land use 
category which includes areas with focused retail, office, or other commercial service activities 
such as grocery stores, banks, restaurants, theaters, hotels and automotive-related businesses. 
Commercial uses may also as a single use in one building or grouped together in a shopping 
center. 

According to the Character Area map for the City of Gainesville, the subject property is located 
within the Suburban Neighborhood Character Area. The vision for this area is to preserve older, 
stable residential subdivisions and encourage newer projects with smaller lot sizes, pedestrian 
infrastructure, and buildings patterned after traditional local housing, possibly containing a small 
neighborhood-serving “village center”. Neighborhood-scale businesses are prioritized that can 
serve local residents.
Land uses allowed in the Suburban Neighborhood Character Area include single-family 
residential, limited multi-family residential, limited general mixed-use, limited commercial (retail 
and office), public, institutional, parks and recreation.
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(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned?
The subject property is currently zoned P-U-D and is restricted to a pharmacy use. The existing 
building has been occupied by three different pharmacies over the past 20 years and has 
remained vacant for approximately two years.  A different use requires the P-U-D zoning to be 
amended or the property to be rezoned to a different zoning classification.  The proposed 
P-U-D amendment is a site-specific zoning that assures the developer will adhere to the 
proposed development quality and standards as presented by the applicant and any associated 
zoning conditions. 

(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 will continue to utilize City water and sewer services of which capacity is 
sufficient. 

Existing public safety services already respond to the subject property.  Gainesville Fire Station 
#4 off of Memorial Park Drive is located approximately 2.0± miles from the subject property. Hall 
County Fire Station #4 is 0.6 mile south of the property off of McEver Road.

Traffic generated from the proposed use will be more than the previous pharmacy use. 
According to the Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th 
Edition), the previous 13,880 square foot pharmacy with a drive-thru would generate 
approximately 1,345 trips per week day, including 116 A.M. and 135 P.M. peak hour trips.  
A convenience store with gas sales generates 8,672 new trips per weekday (50% entering, 
50% exiting), including 272 A.M. and 320 P.M. peak hour trips.  A traffic impact study was not 
required for the proposal based on GDOT’s assessment of the existing restricted right in/ right 
out driveways. Other accessible routes to Browns Bridge Road from the Pine Valley subdivision 
are located further west on Esther Drive and Montgomery Drive. In addition, access to McEver 
Road is available further south at its signalized intersection with Gould Road. 

It is staff’s opinion the existing U-turns occurring at the intersection of Browns Bridge Road and 
Saint Charles Avenue will increase due to the change in use.  The applicant should coordinate 
with GDOT and Gainesville Public Works to explore what additional signage or modifications 
can be made so as not to further compound this issue.  

The proposed use will have no impact on the Gainesville City School System given the proposal 
is for commercial purposes. 

(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 subject property is located along a heavy commercial corridor at the southwest corner 
intersection of Browns Bridge Road (SR 369) and McEver Road (SR 53). The proposed use 
appears appropriate based on the Comprehensive Plan and the adjacent and nearby 
commercial development along both roads.      

(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 and nearby commercial 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 recommended 
zoning conditions.
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▪ Staff Recommendation

The Planning Division staff is recommending conditional approval of this Planned Unit 
Development (P-U-D) zoning amendment request, based on the Comprehensive Land Use Plan 
and the adjacent and nearby commercial uses.

Conditions

1. The proposal shall be generally consistent with the concept plan and architectural 
renderings provided with this application per the review and approval of the 
Community and Economic Development Director.

2. The owner/developer shall replace the existing fence with a new opaque fence. The 
new fence shall be located along the westerly-southwesterly side of the parking lot 
and rear access drive behind the proposed building.  The fence shall be 8 feet height, 
brown in color and made of weather resistant composite materials. The location and 
type of fence shall be subject to the approval of the Community and Economic 
Development Department Director. 

3. The existing 50 foot wide vegetated buffer shall be maintained along the westerly-
southwesterly property line. In addition, a mixture of evergreen trees shall be planted 
between the detention pond area and the adjacent single-family home located at 3005 
Saint Charles Avenue. The minimum height of the trees shall be 10 feet. The location, 
spacing, size and type of trees planted shall be subject to the approval of the 
Community and Economic Development Department Director. 

4. The frontage landscape areas and right-of-way areas fronting McEver Road, Browns 
Bridge Road and Saint Charles Avenue shall be maintained and sodded with grass. 
Minimum 3-inch caliper size hardwood trees shall be required within all frontage 
landscape areas subject to the approval of the Community & Economic Development 
Director.

5. All access point design for the subject property shall require review and approval by 
the Gainesville Public Works Department Director and the Georgia Department of 
Transportation (GDOT). All required access/traffic/sidewalk improvements associated 
with the proposed development or any additional improvements identified within the 
Traffic Impact Study shall be at the full expense of the developer/property owner.

6. The owner/developer shall coordinate with GDOT and the Gainesville Public Works 
Department to explore signage and other modifications made to the left turn lane on 
Browns Bridge Road to Saint Charles Avenue to discourage U-turns at the 
intersection.

7. The proposed dumpster shall be located at northern or eastern side of the property 
away from the adjacent residential property and shall require a dumpster enclosure 
per the Unified Land Development Code standards and shall be architecturally 
compatible to the building.

8. All service areas, loading areas, ground or roof top HVAC equipment shall be 
screened from view from all adjacent uses and roads. 

9. Outdoor lighting used in this development shall be of non-spill design and placed in a 
manner so as to minimize direct visibility by the adjacent properties. 

10. The two proposed monument signs shall be placed in a similar location as the 
existing monument signs on the property and no closer than 125 feet of the Saint 
Charles Avenue road frontage. The signs shall not exceed 8-feet in height and 80 

Page 111 of 139



Page 6 of 6

square feet in size. The LED price changers shall adhere to the Unified Land 
Development Code standards for changeable copy signs and limited to amber and/or 
white in color lighting.
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: June 15, 2023 

Date Submitted: June 27, 2023 

Final Approval Date: June 28, 2023  

Presenter: Matt Tate, Community & Economic Development Dept Deputy Director 

Item of Business: Request from Bradley Dunckel to amend the zoning conditions for a 
property zoned Residential-II (R-II) on a 1.38± acres tract located east of the 
terminus of Riverside Terrace (a/k/a 1180 Riverside Terrace NE). 

Meeting Date: July 11, 2023 
 
Purpose of Request: 
The applicant is proposing to amend the zoning conditions to allow a total of 8 condominium homes for a 
density of 5.8 dwelling units per acre. In 2006, the property was conditionally approved for 6 homes of which 
four have been built.  All of the homes are leased out by the owner. 
  
The proposal includes amending zoning conditions 1, 2 and 3 to increase the number of condominium homes, 
to decrease the minimum heated floor space per unit from 2,000 square feet to 1,800 square feet, and to allow 
uncovered parking and visitor parking instead of garages. The proposed two-story homes will have 3 
bedrooms and 2.5 bathrooms and will be architecturally similar to the two newer homes built on the same side 
of the private street.  Access is from an existing gated entrance off of Riverside Terrace. The adjacent and 
nearby uses include single-family, owner-occupied homes and rental homes, Riverside Condominiums and the 
Enota Gardens Apartments.    

Facts & Issues / History & Background: 
 

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? No 
Amount Requested:  
  
Finance Comments:  

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

1.   Staff Recommendation Report 
2.   Location Maps 
3.   Narrative 
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4.   Revised Site Plan 
5.   Plat 
6.   Plans 
7.   Architectural Rendering 
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GAINESVILLE PLANNING and APPEALS BOARD
STAFF RECOMMENDATION

Applicant.....................................................................Bradley Dunckel
Property Owner ..........................................................Cobb Investments, L.P.
Location ......................................................................1180 Riverside Terrace, NE
Request.......................................................................Amend R-II zoning conditions  
Size..............................................................................1.38± acres
Ward ............................................................................Two
Proposed Use.............................................................7 Single-family condominium homes
Planning Division Staff Recommendation...............Approval, with conditions
Date .............................................................................July 11, 2023

▪ Applicant's Proposal and Background Information

The applicant is proposing to amend the zoning conditions for a total of 7 condominium homes. 
The original request was for 8 homes but was recently changed. In 2006, the property was 
conditionally approved for 6 homes of which 4 homes are built and leased out by the owner. The 
remaining residential home sites are padded/grassed and will be leased as well. The subject 
property is located east of the terminus of Riverside Terrace between Riverside Drive and 
Thompson Bridge Road.
 
The proposal includes amending zoning conditions 1, 2 and 3 to increase the number of 
condominium homes from 6 to 7, to decrease the minimum heated floor space per unit from 
2,000 square feet to 1,800 square feet, and to allow uncovered parking and visitor parking 
instead of garages. The proposed two-story homes will have 3 bedrooms and 2.5 bathrooms 
and will be architecturally similar to the two newer homes built on the same side of the private 
street. Access is from an existing gated entrance off of Riverside Terrace. Stormwater detention 
is currently provided and located at the northwesterly corner of the property.    

▪ Adjacent Land Use and Zoning

Location Use Zoning
North Condominiums on Riverside Planned Unit Development (P-U-D) 

South Single-family rental homes Residential-I (R-I)

East Single-family homes Residential-I (R-I)
West Enota Gardens Apartments; 

Riverside Village Townhomes
Residential-II (R-II)

▪ Other Departmental Comments

There were no other departmental comments for the request. 

▪ Zoning History

The following zoning actions have taken place in the immediate area during the last ten years:
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2023 - A request by Bradley Dunckel to rezone a 0.48± acre tract located at 1113 and 1117 
Green Street Circle from Residential-I (R-I) to Office and Institutional (O-I) was approved with 
conditions for office uses.

2020 - A request by Clipper Petroleum, Inc to rezone a 0.41± acre tract with a special use 
located at 150 Christopher Drive; 1261 and 1265 Thompson Bridge Road from Residential-I 
(R-I) to Neighborhood Business (N-B) was approved with conditions for a convenience store 
with fuel pumps.

2020 - A request by Walker-Lanier, LLC to rezone a 0.50± acre tract located at 989 Lanier 
Avenue and 1437 Walker Street from Residential-I (R-I) to Residential-II (R-II) was approved 
with conditions for duplex homes.

2017 - A request by The 5 MCS, LLC to rezone a 5.24± acres tract located at 1012 Enota 
Avenue from Residential-I (R-I) and Planned Unit Development (P-U-D) to Planned Unit 
Development (P-U-D) was approved with conditions for an assisted living facility, townhome 
cottages and a single-family home.

2017 - A request by Montecito Development for a special use for a convenience store with fuel 
pumps within the Neighborhood Business (N-B) zoning district located at 1281 Thompson 
Bridge Road was denied.

2017 - A request by Montecito Development to rezone a 0.48± acres tract located at 149 Enota 
Avenue from Office and Institutional (O-I) to Neighborhood Business (N-B) zoning district with a 
special use was denied.

2016 - A request by Teresa Vickers for a special use for a hair salon within the Office and 
Institutional (O-I) zoning district located at 977 and 983 Enota Avenue was approved with 
conditions.

2015 - A request by JHME Properties, L.P. for a special use for a Dunkin Donuts restaurant 
within the Neighborhood Business (N-B) zoning district located at 1191 Thompson Bridge Road 
was approved with conditions.

2014 – A request by Polestar Development, LLC to rezone a 1.741± acres tract located at 1435 
Thompson Bridge Road from Residential-II (R-II) to Regional Business (R-B) for a grocery store 
and fuel service station was approved with conditions.

2013 - A request by Michael Slate to rezone a 0.67± acre tract located at 971 Lanier Avenue NE 
from Residential-I (R-I) to Residential and Office (R-O) for a professional office 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 adjacent properties are zoned Residential-I (R-I), Residential-II (R-II) and Planned Unit 
Development (P-U-D) and include single-family homes, residential condominiums, townhomes 
and apartments. Surrounding development within the past 10 years has consisted of detached 
housing, attached housing office and institutional uses (Ashton Senior Living). 
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property?
The subject property is a gated community surrounded by a mixture of residential uses with no 
distinct architectural style.  The proposed homes appear to be of similar scale and character 
with the surrounding area. The average square footage of the adjacent homes is approximately 
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1,270 square feet ranging from 441 sf to 2,554 square feet in size. Staff recommends the 
proposal be reduced to a maximum of 7 home sites in order to provide parking adjacent to each 
home and to reduce the number of visitor parking spaces. This will also reduce the amount of 
impervious area and provide sufficient space to provide for a buffer adjacent to the neighboring 
properties zoned Residential-I (R-I). 

(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 Single-
family Residential land use category which includes areas containing or planned for single-
family detached or semi-detached housing at densities ranging from 4 to 6 dwelling units per 
acre. The proposed residential density for this project is 5.8 dwelling units per acre. 
 
According to the Character Area map for the City of Gainesville, the subject property is located 
within the Traditional Neighborhoods Character Area. Land uses allowed include Parks and 
recreation, single-family residential, multi-family residential, limited general mixed-use, 
commercial (retail and office), and public and institutional uses. Although the area is mostly 
built-out, opportunities for infill development should be promoted as they arise.  Housing should 
be provided that is walkable, diverse, human-scaled and close to goods and services. A range 
of housing is encouraged to meet the needs of different household types, sizes, lifestyles, and 
incomes.

(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned?
The property is conditionally zoned R-II which restricts the property to more than 6 homes with 
garages and each home with a minimum heated floor space of 2,000 square feet. The applicant 
is proposing a total of 7 homes. There are currently 4 homes built on the property. The 
remaining 3 homes would be a maximum of 1,800 square feet of heated floor space with no 
garages. It appears the request is somewhat reasonable given the proposal is within density 
range and most of the surrounding attached and detached housing does not provide garage 
parking. However, staff would recommend limiting the development to a maximum of 7 
condominium homes for aforementioned reasons. 

(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 which are available and 
have capacity.  Existing public safety services already respond to the adjacent and nearby 
properties.  Gainesville Fire Station #2 is located approximately 2.0± miles off of Cleveland 
Highway. 

Riverside Terrace is a two lane road approximately 20 feet width with no curb and gutter. Traffic 
generated from the proposal will be minimal given the small scale of the development.  
According to the Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th 
Edition), a total of 7 homes would generate 41 new trips per weekday (50% entering, 50% 
exiting), including 6 A.M. and 7 P.M. peak hour trips.  A traffic impact study was not required for 
the proposal. 

The proposed use will have minimal impact to the Gainesville City School System given the 
small 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?
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The subject property is expected to remain residential in nature. Riverside Terrace is mostly 
built-out with older homes built in the 1950’s and 1960’s with the exception of the condominium 
homes within the subject property, Riverside Village Townhomes and nearby Longstreet 
Cafeteria. The proposed proposal is consistent with the Comprehensive Plan.

(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 residential 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 
original zoning conditions.

▪ Staff Recommendation

The Planning Division staff is recommending conditional approval of this zoning condition 
amendment request, based on the Comprehensive Plan and the mixture of adjacent residential 
uses.

Conditions

1. The use of the property shall be limited to seven (7) detached single-family residential 
condominiums or any use permitted in Residential-I (R-I) zoning.  Single-family 
attached townhomes, two-family dwellings, and multi-family housing are not 
approved uses for the subject property. A gated entrance, subject to the requirements 
of the City of Gainesville’s Unified Land Development Code, shall be allowed. 

2. Each condominium unit shall contain a minimum heated floor space area of 1,800 
square feet. 

3. The architecture and overall design of the proposed single-family residential 
condominiums shall be consistent with the attached narrative, site plan, home 
elevations and floor plans, and shall be subject to the approval of the Community and 
Economic Development Director. Garages shall not be required for the three 
remaining condominium units as depicted on the revised site plan submitted with this 
application. As well, the exterior walls of the condominiums and any accessory 
buildings shall be constructed with Hardiplank siding and/or brick masonry, stone 
masonry, rock masonry; or a combination thereof.

4. Any existing healthy significant trees locate on the subject property shall be retained 
and incorporated into the design of site improvements where possible, and shall be 
protected throughout construction of any required and/or proposed improvements as 
per the approval of the Community and Economic Development Director. 

5. The existing 6 foot tall, double sided wood fence located along the perimeter of the 
property shall be repaired and maintained. In addition, a mixture of evergreen trees 
shall be planted where needed between the fence and the proposed parking areas so 
as to be screened from the adjacent properties zoned Residential-I (R-I). The 
minimum install height of the trees shall be 7 feet. The location, spacing, size and 
type of trees planted shall be subject to the approval of the Community and Economic 
Development Director. 

6. Access points, interior driveways, sidewalks, decorative streetlights, storm sewers, 
garbage pick-up, and all landscaping for the development shall be provided and 
maintained by the Homeowners’ (or Condominium) Association.
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7. An updated as-built survey/plat showing all improvements to the property shall be 
required upon an occupancy permit being issued for the last home built within the 
condominium development. 
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