
 

Planning and Appeals Board Meeting Agenda 
Tuesday, December 12, 2023, 5:30 PM 

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

  

CALL TO ORDER 

MINUTES 
   A. Minutes of November 14, 2023 

OLD BUSINESS 
   A. 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 

   B. Zoning Amendment 

      

1) Request from Weekley Homes, LLC to amend an existing Planned Unit Development (P-U-D) 
zoning on a 120.98± acres tract located on the northwest side of McEver Road, west of the 
intersection of McEver Road and Gould Drive (a/k/a 0 and 1300 Gould Drive, SW).  

 Ward Number: Four 
Tax Parcel Number(s): 08-016-002-001A; 08-017-000-001 
Request: Mixed-use development 

NEW BUSINESS 
   A. Variance 

      

1) Request from Capstone Acquisitions, LLC to vary the minimum lot size requirement, maximum 
building height, maximum impervious surface area and minimum number of parking spaces required 
on a 1.47± acres tract located on the east side of White Sulphur Road, north of the intersection of 
White Sulphur Road and Huntington Drive (a/k/a 622 White Sulphur Road), having a zoning 
of General Business (G-B).  

 Ward Number: Two 
Tax Parcel Number(s): 09-123-000-031 
Request: Residence Inn extended stay hotel 

   B. Rezoning 

      

1) Request from Daniel Medrea to rezone a 5.6± acres tract located on the west side of Ivey Road, 
south of the intersection of Ivey Road and Lost River Drive (a/k/a 0 Ivey Road, SW) from Planned 
Unit Development (P-U-D) to Residential-I (R-I).  

 Ward Number: Four 
Tax Parcel Number(s): 08-020-000-096 
Request: Four single-family lots 

   C. Zoning Amendment 

      1) Request from Nikul Parikh to amend an existing Planned Unit Development (P-U-D) zoning on a 
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1.34± acres tract located at the northwest side of the intersection of Stephens Road and McEver 
Road (a/k/a 0 McEver Road, SW).   

 Ward Number: Four 
Tax Parcel Number(s): 08-042B-000-180 
Request: Automated carwash facility 

   D. Special Use 

      

1) Request from Capstone Acquisitions, LLC for a special use on a 1.47± acres tract located on the 
east side of White Sulphur Road, north of the intersection of White Sulphur Road and Huntington 
Drive (a/k/a 622 White Sulphur Road), having a zoning of General Business (G-B).  

 Ward Number: Two 
Tax Parcel Number(s): 09-123-000-031 
Request: Residence Inn extended stay hotel 

MISCELLANEOUS 

ADJOURNMENT  
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2023 

Date Submitted: November 21, 2023 

Final Approval Date: November 21, 2023  

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

Item of Business: Minutes of November 14, 2023 

Meeting Date: December 12, 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: 
 

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.   2023-11-14 PAB DRAFT minutes 
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GAINESVILLE PLANNING AND APPEALS BOARD 
DRAFT MINUTES OF MEETING 

NOVEMBER 14, 2023 
 
 

CALL TO ORDER Vice-Chair Fleming at 5:30 p.m. 
 
Members Present: Vice-Chair Jane Fleming and Board Members Eddie Martin, Kelvin 

Simmons, Ryan Thompson and Rick Young 
 
Members Absent:  Chairman Doug Carter 
 
Staff Present: Community & Economic Deputy Director Matt Tate and Recording 

Secretary Gwen Fleming  
 
Others Present: Council Members Barbara Brooks and George Wangemann 
 
MINUTES OF OCTOBER 10, 2023 

 
There was a motion to approve the minutes as presented. 
 

   Motion made by Board Member Thompson 
   Motion seconded by Board Member Young 
   Vote – 5 favor, 1 absent (Carter) 
 

OLD BUSINESS 
 
NEW BUSINESS 
 
A. Annexation Request 
 

1) Request from Heliodora Galeas De Bonilla to annex a 0.11± acre tract located on the 
east side of Harrison Drive, northeast of Old Athens Road (a/k/a 1338 Harrison Drive) 
and to establish a zoning of Residential-II (R-II). 
Ward Number: Three 
Tax Parcel Number(s): 00-142-001-004 
Request: Existing single-family home 
 

Staff Presentation:  Deputy Director Matt Tate gave the following staff presentation: 
 
The applicant is proposing to annex a 0.11± acre property with a zoning of Residential-II (R-
II) for an existing single-family home for sewer.  The existing private septic system is failing 
and the applicant desires to tie onto sewer which is available on Harrison Drive.  There are 
no other proposed changes to the property.  The adjacent properties include single-family 
homes in the county and the Harrison Square Apartments which are located within the city of 
Gainesville.  The property is currently zoned Residential-II (R-II) in Hall County and contains 
a 1,360 square foot single-family home built in 1940.  
 
The Future Development Map for the City of Gainesville places the subject property within the 
Multi-Family Residential Future Land use category and the Suburban Neighborhood 
Character Area which allows for single-family residential and limited multi-family residential 
uses.   
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Gainesville Planning and Appeals Board 
November 14, 2023 Minutes  
Page 2 of 3 
 

The Planning Division staff is recommending approval of this annexation request with 
Residential-II (R-II) zoning, based on the Comprehensive Land Use Plan and the adjacent 
residential land uses. 
 
Applicant Presentation:  Heliodora Galeas De Bonilla, 1338 Harrison Drive, confirmed the 
reason for annexation was to connect to the city sewer.  
 
FAVOR:  None 
 
OPPOSE: None   
 
Planning and Appeals Board Comments:  Board Member Thompson asked if there would 
be any new construction to the home and Mr. Tate stated there would not be.   
 
There was a motion to recommend approval of the annexation request for an existing 
single-family home and establish zoning as Residential-II (R-II). 
 

Motion made by Board Member Thompson 
Motion seconded by Board Member Simmons 

   Vote – 5 favor, 1 absent (Carter) 
 
B. Zoning Amendment Request 
 

1) Request from Weekley Homes, LLC to amend an existing Planned Unit Development (P-
U-D) zoning on a 120.98± acres tract located on the northwest side of McEver Road, west 
of the intersection of McEver Road and Gould Drive (a/k/a 0 and 1300 Gould Drive, SW). 
Ward Number: Four 
Tax Parcel Number(s): 08-016-002-001A and 08-017-000-001 
Request: Mixed-use development 
 

Planning and Appeals Board Comments: Vice-Chair Fleming stated Deputy Director Tate 
received notification from the applicant needing more time and requested the item be tabled 
to the December 12, 2023 Planning and Appeals Board meeting.  
 
There was a motion to table the zoning amendment request to the December 12, 2023 
Planning and Appeals Board meeting. 

 
Motion made by Board Member Young 
Motion seconded by Board Member Thompson 

   Vote – 5 favor, 1 absent (Carter) 
 

ADJOURNMENT 
 
 There was a motion to adjourn the meeting at 5:39 p.m. 
 

Motion made by Board Member Simmons 
Motion seconded by Board Member Martin 
Vote – 5 favor, 1 absent (Carter) 
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Gainesville Planning and Appeals Board 
November 14, 2023 Minutes  
Page 3 of 3 
 
Respectfully submitted, 
 
 
 
   
                 Jane Fleming, Vice-Chair                 
 
 

  
Gwen Fleming, Recording Secretary 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2023 

Date Submitted: November 22, 2023 

Final Approval Date: December 5, 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: December 12, 2023 
 
Purpose of Request: 
This request was previously tabled at the July 11th and September 12th Planning and Appeals Board meetings. 
The applicant proposes to rezone the subject property for a mixed-use building consisting of offices, 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 totaling 
approximately 97,687 square feet. The mixture of uses consists of 146 residential and hospitality units and 
hotel/hospitality units ranging in size from 234 to 342 sf for users staying one night or an extended length. No 
more than 40% of the units will be occupied for 15 days or more at a time. Other uses include 7,028 sf 
restaurant/ bar, 820 sf coffee shop, 12,395 sf Thrive co-working, 1,395 sf office space, 2,913 sf lobby area, 
1,069 sf exercise room and over 6,000 sf of outdoor patio space. Primary access is proposed from Jesse 
Jewell Parkway and Scotland Avenue, and gated access for service and housekeeping vehicles is proposed 
from Johnson Street. Approximately 266 on-site, surface level and underground parking spaces are proposed. 
The property is vacant of structures which previously contained the L&K Cafeteria, an 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: 
There is no Staff Recommendation report attached since the planning staff will be recommending the item be 
tabled to the January 9, 2024, Planning and Appeals Board meeting.   

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

Sources of Funds:  
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Administrative Comments: 
 
Attachments: 

1.   Location Maps 
2.   Survey 
3.   Narrative 
4.   Concept Plan and Floor Plans 
5.   Landscape Plan 
6.   Architectural Renderings 
7.   Traffic report 
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LIVING HOSPITALITY BY 
 

SIMPATICO COMMUNITIES  

PUD NARRATIVE 
The City of Gainesville, Georgia 

 
 
 
 
 
 
 

First Submittal: May 15, 2023 

Second Submittal: November 15, 2023 
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P UD NA R R A T IV E 
 

 

I. INTRODUCTION 
A. EXECUTIVE SUMMARY 

 

Simpatico Communities on behalf of the property owner, is requesting a rezoning for a 
new mixed-use development located at 839 Jesse Jewell Parkway Southwest within the 
City of Gainesville, Georgia. The request is to rezone the property from G-B (General 
Business) to Planned Unit Development (PUD). The property is located within the 
Westside Character District and is bordered by Jesse Jewell Parkway to the north and 
Pearl Nix Parkway to the south. The property is composed of two vacant parcels, 

identification numbers 01029 001005 and 01029 001007 totaling an estimated 3.17 
acres. 

 

The PUD zoning district is intended to provide for flexibility in the mixture and 
arrangement of land uses, thus encouraging the development of a mixed-use concept. 
The proposed use for the site is a mixed-use development concept referred to by the 
development team as Living Hospitality (LH), which offers a curated suite of 
accommodations including hospitality and flexible stay lengths, co-working spaces, 
executive members’ clubs, social entertainment venues and food and beverage (F&B) 
operations. This concept is built for the residents to embody the “Stay, Live, Work, 

Play” mentality offering a unique, highly amenitized living experience. 

The project will include the following: 
 

• A four-story mixed-use building consisting of 146 residential and hospitality 
units ranging in size from 234 sf - 342 sf. 

 

• A restaurant, coffee bar, and bar and kitchen area. 
 

• A local co-working space designed with individual offices and conference space. 

• An exercise room and an outdoor patio for entertainment. 
 

It should be noted that the property is located within the ‘Budgetel’ area, which has 
been defined by the City as a blighted and underinvested area. Within the 2040 

General Plan, the City and its constituents identified this area as a prime location for 

redevelopment, encouraging a mixed use vibrant area. The property’s location at the 
intersection of Jesse Jewell Parkway, Queen City Parkway, and John W. Morrow, Jr. 
Parkway makes it a “gateway” into the central core of Gainesville and “it should be a 
node of activity that leaves a lasting impression.” With the help of Tax Allocation 
District (TAD) funds and a strong partnership between Simpatico Communities and the 
City, the LH concept aims to transform the ‘Budgetel’ area and serve as a catalyst for 
future redevelopment for years to come. 

 
 
 
 
 
 
 
 
 
 
 
 
 

S I M P A T I C O 3 
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II. LAND USE SUMMARY 
A. COMPREHENSIVE PLAN CONSISTENCY 

 

Per the Gainesville 2040 Comprehensive Plan, the property is designated as Commercial 
and lies within the Westside character area. The Westside character area is defined as 
stable and in good condition, yet there is a desire for redevelopment and revitalization 
of the district. 

 

The proposed development aligns with the Westside character area and the Gainesville 

2040 Comprehensive Plan Goals and Objectives in the following ways: 
 

Land Use 

• Creates design guidelines that encourage walkability. 
 

• Highlights the area’s unique character. 

• Encourages development in distressed areas. 
 

• Encourages development on vacant land. 

Community Facilities and Services 
 

• Promotes education and growth through co-working spaces. 
 

• Possible revenue generating events facility through flex spaces. 

• Provides entertainment opportunities for residents. 
 

Housing 

• Provides residential opportunities adjacent to commercial hubs. 
 

• Prioritizes increasing the availability of housing options in the area. 
 

Economic Development 

• Incentivizes and encourages business investment and job creation. 
 

• Diversified uses within the Westside character area to attract a multitude of users. 
 

• Continues to promote businesses that offer a unique array of goods and services 
to attract customers from a wide area. 
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B. DEVELOPMENT  SUMMARY 
 

Property Address: 839 Jesse Jewell Parkway Southwest, Gainesville, 
Georgia 

 

Parcel Numbers: 01029 001005 & 01029 001007 (To be combined) 

Site Area: 3.17 Acres 
 

Existing Zoning: G-B (General Business) 

Existing Conditions: Vacant 
 

Proposed Zoning: PUD - Commercial, Residential, Office 
 

Proposed Density: 146 units 

Site Development: Mixed Use Building 
 

Approx. Building Footprint: 97,687 sf 

Maximum Structure Height: 5 stories, 75’ 
 

Open Space: 10% 

Parking: Per City of Gainesville Zoning Ordinance 
 

 
 

B. AERIAL OVERVIEW 
 

 
 
 

The property is currently vacant and generally slopes from northwest to southeast, 
with a significant topography drop toward Johnson Street. There is an existing 
billboard on the site which will remain in place. Access is existing off Jesse Jewell 
Parkway and will remain. 
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C. SURROUNDING  AREA 
The immediate surrounding area is diverse consisting of commercial, residential, and 
exempt land uses. To the north of the site there is a Popeye’s fast-food restaurant as 
well as single family residential homes. To the west of the site there are office buildings 
and the Pentecostal Church. To the south of the site there is a motel and a service repair 
garage. To the east of the site there are various single-family residential units. The 
existing land uses, general plan land use, and existing zoning are demonstrated in Table 
1. 

 

Table 1. Surrounding Land Uses 
 
 Existing Land Uses General Plan Land Use Existing Zoning 

Site Vacant Commercial G-B 

North Fast Food Restaurant, 

Single-family Residential 

Commercial, 
Residential 

C-3, R-3 

West Office Buildings, Church Commercial, Exempt C-3, E-2 

South Motel, Service Repair 

Garage 

Commercial C-3 

East Single-family Residential Residential R-3 

 

 

III. GENERAL PUD GUIDELINES 
 

A. PROPOSED  USE 
With continued growth in revenue, supply and popularity, the boutique hotel concept 
has proven to be a growing staple in the hospitality industry. Boutique hotels achieve 
higher revenues than most traditional US hotels and are more appealing to a wider 
audience than traditional mid-scale hotels. Small, suburban towns and mixed-use 
centers have become attractive for boutique hotel development to entice vibrancy and 
curiosity for their location. With an intent to heighten the travel experience, these hotels 
are being designed and introduced to provide a location storyline, food and beverage, 
and unique amenities. 

 

Playing on this growing trend, Simpatico Communities has been in development of a 
concept being branded as Living Hospitality (LH) which is built around both the 
boutique hotel concept and the idea of “Stay, Live, Work, Play” lifestyle. The LH 
concept is contained within one mixed use building providing a blended offering of 
amenities and living accommodation meant to support both users and guests alike. 
The LH development concept understands and remains adaptive towards the growing 
desire for flexible, hybrid interior spaces that encourage a strong community 
environment for residents and visitors. 
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Definition 

For the purposes of this PUD, Living Hospitality is defined as follows: 
 

A boutique facility offering living accommodations for overnight stays and up 
to 365 days that includes two or more of the following lifestyle amenities; food 
and beverage, co-working space, specialty general stores that may include but 
not limited to coffee, baked goods, confections, general merchandise, 
experiential design, and membership clubs. 

 

Permitted Uses 

This PUD shall include all permitted uses under the PUD Code Section per sections § 9- 

7-1-3 and § 9-7-1-4 which include the following: 
 

• Dwelling, multiple-family 
 

• Office 

• Hospitality/Hotel 
 

• Retail or service commercial 

• Live entertainment 
 

• Outdoor entertainment 
 

B. DEVELOPMENT  STANDARDS  TABLE 
 
 

Building and  Site Requirements Existing G-B PUD 

Minimum site area  to rezone to this district (square feet  except as 

shown) 

15,000 15,000 

Maximum Building Coverage (percent of lot area) 60% 60% 

Maximum impervious surface coverage (percent of lot area) 80% 80% 

Minimum landscape open space for non-single-family residential 

use  (percent of lot area) 

10% 8% 

Minimum road frontage (feet) 40 40 

Minimum lot width, all uses  (feet) 100 100 

Minimum lot size,  detached single-family dwelling (square feet) NP NP 

Minimum lot size,  two family dwelling (square feet) NP NP 

Minimum lot size,  all other permitted uses  (square feet) 15,000 15,000 

Maximum Residential density for residential and  hotel uses*** NP 146 units 

Height Requirements   
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Maximum height (feet) 75 75 

Maximum height (number of stories) 5 5 

Principal Building Setbacks and  Buffers   

Front setback, all streets, minimum (feet) 40 25 

Side  setback, minimum (unless otherwise specified) (feet) None 5 

Rear  setback, minimum (unless otherwise specified) (feet) None 5 

Side  or rear  setback, abutting RR r/w  or alley,  minimum (feet) None None 

Landscape Strips   

Minimum landscape strip required along right-of-way for any  non- 

single-family residential use (width in feet) 

10 10 

Minimum landscape strip required alongside property lines  for any 

non-single residential use  (width in feet) 

None None 

Minimum landscape strip required along right-of-way of existing 

street for any  residential subdivision involving a new  street and 

more than five lots (along that part of the frontage not used for the 

new  street). Plantings within landscape strips shall  not obstruct 

sight visibility triangles easements. 

NA NA 

Notes: 
 

*Shall meet the principal building setback and  buffer standards unless otherwise within Chapter 9-10-7 of this 

Unified Land Development Code 

** Required zoning buffers may  be reduced in width with installation of a structural buffer as provided in Chapter 

9-16-2-6 of the Uniform Building Development Code. 

NP = Not Permitted 

***A maximum of 40% of total units may  be occupied by patrons for more than 15  days at a time within one  or 

more rooms/units. 
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C. SITE AND BUILDING DESIGN 
The concept plan provides one access point near its historically located point off Jesse 
Jewell Parkway and another access point on Scotland Avenue. No access planned to 
Johnson Street. Queuing has been considered upon entering and exiting the site, with 
initial pausing points well away from the Jesse Jewell Parkway access points. 

 

The site plan was designed with a vibrant vehicular entry like most hotels with 
reception, vehicular connectivity, lobby functions, guest rooms, kitchen, and dining. 
The building design features an outdoor patio area fronting Jesse Jewell Parkway 

creating an inviting environment which appeals to travelers. When entering the 
property from Jesse Jewell Parkway, residents and guests will arrive at a main porte 
cochere area in the middle of the site creating a destination feel. Residents and guests 
would enter the building through this main porte cochere area which opens to the 
lobby check in counter, restaurant area, coffee shop, and well-placed stairwell (and 
elevator) inviting guests up to the open-air patio on the second floor. 

 

The second level is a key feature where the LH functions blend, share, and merge to 
offer co-working functions, enlarged outside access over the porte cochere and 
entertainment offerings for a special experience. The objective is to create a greater 
space involvement for guests and residents to create a vibrant area encouraging a 
lively atmosphere. 

 

Additional levels of the building offer a variety of stay lengths. Longer term users will 
stay more involved with the various structure offerings and amenities while single 
night users may come and go as in a normal hotel operation. The individual spaces 
within the building are described further in the following sections. 

 

Living Space 
 

Living spaces within the LH component offer blended leisure stays or flexible apartment 
space whether users are staying for one night or an extended length. The idea is to 
deliver travelers and users hotel lifestyle stays adaptable living spaces. Living spaces are 

built to be diverse, exciting, and custom designed to adapt and flex to anyone’s needs. 
The project will include multiple room offerings including studios, one bedroom flex 
spaces, and two bedroom connecting options. 

 

Co-working Space 
 

Co-working space is an exciting office component designed to blend the needs of 
contemporary entrepreneurs, solo-gigger’s and buzzing startups. For those working 
from home, or those looking for an office space nearby, there is an option for 
everyone. The building is designed to provide this exciting and powerful real-life 
destination for all those seeking a customizable work environment. 

 

Restaurant/Bar/Coffee Bar 
 

The food and beverage component brings people together and creates a sense of 
place by creating social interactions. Having a restaurant and bar in the same area as 
lobby and working spaces allows for residents and guests to move seamlessly from 
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one area to the next. The project aims to provide great dining experiences and an 
experiential bar like a speakeasy for entertainment. Additionally, a vibrant coffee bar 
will be provided in the morning hours to incentivize a working and social environment 
that is inviting to both residents and guests. 

 

Entertainment/Social Component 
 

The entertainment/social component allows for experiential activities and competitive 
games that gather friends to play. The indoor spaces and expansive outdoor patio will 
be programed to bring people together and offer a variety of different activities. 

 

D. BUILDING ARCHITECTURE 
The style of the proposed building design and massing is to reflect the architecture 
heritage of Gainesville with a modern interpretation of its historic character. In the 
1880’s the architecture was primitive and classical Greek Rival Style featuring vertical 

columns, horizontal cornices, and balconies. In the 1920’s Civic architecture began to 
simplify from the earlier classical style featuring a recognizable classicism in massing 
and scale but with much less ornamentation. 

 

Simpatico Communities desire to follow in this evolution of style with elements which 
speak of this earlier simplified classicism. We have taken this inspiration and created a 
design which would feel quite at home in Gainesville. It is not foreign to the historic 
influence. 

 

The proposed structure will be a key element and focus in the general area. When 
traveling northeast on Jesse Jewell Parkway the structure will be especially visible due 
to Jesse Jewell Parkway making a curve/bend to the left. The structure will be the focal 
point traveling in this direction. When traveling in the opposite direction some of the 
bends will add prominence, but also the 5-story height will feature the structure. The 
quality and vibrancy of the structure will be an added attribute that will give a very 
noticeable presence. 

 

The design will be crafted to both give a private and controlled nature to the entry that 
is internalized on the site. A porte cochere and the patio on top of the porte cochere 
will add extra vitality. The Jesse Jewell Parkway building frontage will be inviting and 
vibrant. Other elevations will be less extroverted due to either to the north being a blank 
wall, the east being a neighborhood where the least impact is planned for and the south 
where a combination of an older motel and neighborhood also do not warrant an 
extroverted design. 

 

E. PARKING 
A preliminary parking demand study was commissioned by the development team to 
determine adequate parking calculations. Additional details and analysis will be 
provided in the future site plan application following the PUD zoning approval. Using 
provisions within the Gainesville Zoning Ordinance, the preliminary analysis showed an 
estimated parking demand of 242 parking spaces. The subject site proposes to include 
266 on-site parking spaces, using a combination of surface level parking and an 
underground parking deck that plays with the natural slope of the property. 
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Although parking is proposed to be fully accommodated on site, per section 9-17-5-8 
the Community Development Director may permit an allowance of on-street parking in 
addition to the on-site parking. This allowance is an appropriate consideration due to 
the location of the site, and to further ensure adequate parking is provided. As the 
project team moves through the development process, a formal final parking demand 
study will be commissioned based on the final number of rooms and building square 
footage through the site plan/civil review process, subject to the approval of the 
Community Development Director. 

 

F. UTILITIES 
Water: City of Gainesville 

 

Sewer: City of Gainesville 

Electrical: Georgia Power 

Gas: Liberty 

Garbage: City of Gainesville 
 

G. SIGNAGE 
The primary building exposure fronts on Jesse Jewell Parkway. The current signage 

plan would be to utilize vertical signage on the building which orients perpendicular to 
Jesse Jewell Parkway on both the NEC and NWC of the building. This will provide much 
visibility to those driving in either direction. Additional signage such as a monument 
sign may also be considered. 

 

The existing billboard located on the northwest corner of the site is to remain in its 
present condition. The project team has no intention of redeveloping the billboard. 

 

Signage is proposed to follow the zoning ordinance, however, should modifications be 
sought, the developer will provide additional details and a formal request through the 
design/civil review phase of the project, consistent with Sec. 9-18-7-2. - Modification 

of monument signage requirement. 
 

H. LANDSCAPE  AND AMENITY DESIGN 
The landscape design language is complimentary to the classical yet modernized Greek 
Revival architecture, which became Gainesville’s architectural style in the 1920’s. This 
landscape language creates a balanced, organized feel in the built environment using 
symmetry and clean lines. At the same time, the softness of the plantings provides a 
welcome contrast to the hard lines of the building, adding a touch of warmth and 
natural beauty. The chosen plantings are primarily native or adapted 
native plants which promote longevity and attainable maintenance. A mix of evergreen 
and deciduous trees, as well as woody shrubs, and perennial flowering plants provide 
seasonal interest and a pop of color. The auto court can also become a flex gathering 
space for special events. Additionally, two separate multi-functional roof decks add 
another layer of charm to this already stunning architectural masterpiece. 
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I. LIGHTING 
The site lighting design will be carefully planned to highlight the classic features of the 
building. Up and down lighting could be used to accentuate specimen or ornamental 
trees, as well as certain architectural elements of the building, such as vertical columns, 
balconies, or cornices. The lighting is soft and subtle, enhancing the beauty of the 
architecture without overpowering it while meeting code requirements. 

 

J. GRADING AND DRAINAGE 
The property has a mild topography, sloping from Jesse Jewell Parkway to Johnson 
Street. This presents the opportunity to have a daylight basement level along Johnson. 
Driveways are proposed on Jesse Jewell and Scotland Ave. Stormwater detention will 
be addressed with an underground facility and then connecting to the existing storm 
drain infrastructure along Johnson. Landscape islands with bioretention basins or 
infiltration trenches throughout the site will be utilized for stormwater runoff reduction 
and water quality. Pervious pavement may also be applied throughout in select 
locations. 

 

K. TAX ALLOCATION  DISTRICT (TAD) 
The property falls within City of Gainesville Tax Allocation District #3: Westside TAD. 
The purpose of the TAD is to upgrade and enhance the properties within the districts 
and their adjacent commercial corridors to encourage the private redevelopment of 
outmoded, highway-oriented commercial development into modern development 
patterns to achieve the vision set forth in the City of Gainesville’s 2040 Comprehensive 
Plan. 

 

As such, the proposed development seeks to utilize the funds made available by 
Westside TAD to help facilitate development. The project team believes the 
redevelopment of this site will be a primary driver for future redevelopment in the 
blighted area. Following the approval of the PUD, a formal TAD application will be 
submitted along with a detailed justification for allocation of funds to support the 
redevelopment of the site. This will include a detailed market analysis to support the 
justification in addition to all other required materials per the TAD application. 

 

L. CITY BENEFIT 
The City of Gainesville worked with the community as part of the 2040 Comprehensive 
Plan update to develop a long-range vision for the area the property exists in. As 
described previously, the property is centrally situated in the Jesse Jewell Parkway 
West redevelopment area, otherwise known infamously as the ‘Budgetel’ area.  The 
proposed LH proposal includes several of the desired development outcomes 

described within the “Redevelopment Concepts” and will serve as a catalyst for further 
development in a distressed area. The following statements have been taken directly 

from the Redevelopment Concepts which serve to illustrate consistency. 
 

Statements like, 

• “Its location at the intersection of Jesse Jewell Parkway, Queen City Parkway, and 
John W. Morrow, Jr. Parkway makes it a “gateway” into the central core of 
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P UD NA R R A T IV E 
 
 
 

Gainesville and it should be a node of activity that leaves a lasting impression of 
those visiting or passing through.” 

 

• “The resulting concept is a mixed-use center where people can live, work, and 
enjoy leisure time” 

 

• “The parcels between Scotland Avenue and Banks Street showed potential to 
serve as a mixed-use center that could serve the residential development 
behind it, while creating for new infill development” 

 

• “The design of this concept plan puts commercial and mixed use buildings 
along the street where possible to create a sense of walkability .” 

 

The sites proposed height, focal point traveling generally northeast on Jesse Jewell 
Parkway, quality and state-of-the-art architecture will be a beacon for the 
Redevelopment Concept. The development with flexible stay lengths, co-working 
spaces, restaurants, entertainment offerings, innovative room choices and overall 
uniqueness will be magnate for users and other businesses to model. 

 

Simpatico Communities will provide the City of Gainesville, Georgia with a unique 
Planned Unit Development incorporating innovative living spaces, experiential 
components, flexibility, entertainment, co-working spaces, and food and beverage. 
Through this curated lifestyle concept our mixed-use development will cater to all 
residents by providing a variety of uses and an inviting atmosphere. A great benefit of 
this project is that it will be open to the public and guests alike, thus the area will 
become more utilized. This will have the potential to provide the city with 
opportunities for future business and economic development in the area. 
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23001198

Simpatico Communities

4900 N. Scottsdale Rd., Suite 1200

Scottsdale, AZ 85251

Tel: 480.994.0994

www.rviplanning.com

GAINESVILLE LIVING HOSPITALITY  •  CONCEPTUAL LANDSCAPE PLAN

Information furnished regarding this property is 

from sources deemed reliable. RVi has not made 

an independent investigation of these sources 

and no warranty is made as to their accuracy or 

completeness. This plan is conceptual, subject to 

change, and does not represent any regulatory 

approval.

SCALE: 1” = 30’-0”

0 60’30’

KEY NOTES

1. RESTAURANT & BAR PATIO (GROUND LEVEL)

2. PORTE COCHERE BUILDING DROP-OFF

3. OUTDOOR PATIO (SECOND LEVEL)

4. PERIMETER & STREET LANDSCAPE

5. EXISTING BILLBOARD TO REMAIN

6. OVERHEAD UTILITY LINES TO REMAIN
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2023 

Date Submitted: November 22, 2023 

Final Approval Date: December 6, 2023  

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

Item of Business: Request from Weekley Homes, LLC to amend an existing Planned Unit 
Development (P-U-D) zoning on a 120.98± acres tract located on the 
northwest side of McEver Road, west of the intersection of McEver Road 
and Gould Drive (a/k/a 0 and 1300 Gould Drive, SW). 

Meeting Date: December 12, 2023 
 
Purpose of Request: 
This request was previously tabled at the November 14th Planning and Appeals Board meeting.  The applicant 
is asking you to table their request again at the January 9th Planning and Appeals Board Meeting to provide 
more time to revise their proposal. 
  
The previous P-U-D zoning amendment was for a mixed-use development to be called Lanier Landing.  The 
development will contain a total of 507 active adult residential units. Specifically, the units will consist of 187 
single-family detached lots, 40 paired villas and 320 condominiums. The heated floor space of the single-family 
detached units and the paired villa units will be a minimum of 1,400 sf.  The condominium buildings will not 
exceed four stories or 60 feet in height.   Amenities include clubhouses, a resort-style swimming pool, lawns, 
pocket parks, pickleball courts, private boat docking and dry boat storage.  A single access road is proposed 
from McEver Road which will be privately maintained and gated, as well as all interior roads. It is anticipated 
the project will be built over a period of 48 to 60 months. 
  
The property consists of two tracts which touch Lake Lanier and are located within the Gateway Corridor 
Overlay Zone.  An existing powerline easement traverses the larger tract and the property contains three 
tributaries.  The adjacent properties include Societal CDMO, Inc. pharmaceutical company, Waters Edge 
subdivision, Cresswind subdivision, Pemmican Point subdivision, Midgard Self Storage and single-family 
homes in the County. 
  
The subject property was approved in 1982 for a conference center and scientific retreat complex not to 
exceed 55,000 square feet, consisting of 64 guest rooms, an auditorium, cafeteria, conference rooms, 3 
swimming pools, 3 tennis courts, eight horse stables, a single-family caretaker residence and an unspecified 
number of private villas. The property has remained undeveloped. 

Facts & Issues / History & Background: 
 

Department Recommendation: 
There is no Staff Recommendation report attached due to the Applicant requesting the item be tabled to the January 
9, 2024, Planning and Appeals Board meeting.   

Department Director: 
Rusty Ligon 
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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 
2.   Narrative 
3.   Survey 
4.   Land Use Plan 
5.   Open Space Plan 
6.   Regional Activity Map 
7.   Project Detail Booklet 
8.   CWEPR Submission Regarding 1300 Gould Rezoning (11-6-23) 
9.   DRI Review Findings 

10.   Waters Edge Subdivision Petition 
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1 
 

Directly Impacted Neighbors' Objections to the Proposed Weekley Development Plan 
 

There are approximately 2,500 "Directly Impacted Neighbors" consisting of approximately 

2,100 residents of the Cresswind, Waters Edge & Pemican Run subdivisions ("CWEPR 

Communities") PLUS approximately 400 residents in several adjoining neighborhoods. All 

Directly Impacted Neighbors are negatively affected by the current proposed rezoning 

application of Texas-headquartered Weekly Homes, LLC  ("Developer") of approximately 

120.97 acres of the Lake Lanier "Jumping Rock" preserve registered as 1300 Gould Drive. For 

the reasons below, the  Directly Impacted Neighbors oppose the Developer's proposed plan. 

The Jumping Rock preserve is zoned PUD for a natural green space, retreat center, and 

stable. It was designated as Park and Conservation Recreational in the Gainesville 

comprehensive plan and on the current land use map. The Jumping Rock preserve remains 

one of the few undisturbed Lake Lanier peninsulas that hosts many species of animals, plants, 

trees, and the ever-popular Jumping Rock natural lake attraction.  

In contrast to this beautiful undisturbed nature preserve and Lake Lanier jewel, the Developer 

currently proposes to build an out-of-place high-density and disruptive "Weekley Development" 

consisting of:  

(a) 320 prominently visible 6-story condominiums;  

(b) 147 single-family homes; 

(c) 40 multi-story paired villas; 

(c) a boat storage rental business, several clubhouses, and a dock.  

 

The approximately 2,500 Directly Impacted Neighbors respectfully oppose the Weekley 

Development for at least three independent reasons briefly summarized below: 

 

1. Weekley Development exacerbates traffic on an "F" Rated Corridor;  

2. Massively incompatible high-density disruptive uses; 

3. Violation of current Land Use Plan and destruction of nature. 

 

1. Weekley Development Adds Significant Traffic to an "F" Rated Corridor  

Among the most significant adverse impacts of the Weekley Development is its devastating 

negative traffic impact on the McEver Road corridor and the beyond-capacity McEver/Browns 

Bridge Road and McEver/Dawsonville Highway interchanges through which all Weekly 

Development traffic must travel. The GA DOT McEver Road traffic counter near the Weekley 

Development entrance recorded an Annual Average Daily Traffic ("AADT") count of 22,200.i  

 

The recently approved QuikTrip and Dunkin' Donuts (the "Gas & Donuts Uses") at 

McEver/Browns Bridge Road are only a few hundred feet from the Weekey Development 

access. While no traffic study was prepared for the Gas & Donuts Uses, Directly Impacted 

Neighbors researched similar traffic studies for such uses, which are estimated to add 21% 

more traffic (4,677 AADT - see footnote 2 in Exhibit "A") to the already stressed 

McEver/Browns Bridge Road corridor. This negative impact is enough to object to the current 
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2 
 

high-density Weekley Development that would worsen the already unbearable traffic, rated "F" 

(worst classification) peak p.m. times at the McEver/Browns Bridge Road intersection. 

 

Based on the Weekey Development's older traffic study (not updated for its revised proposal)ii 

plus the independent empirical traffic study analysis developed for the Directly Impacted 

Neighbors (see  Exhibit "A"), the proposed Weekley Development would add at least 13% 

more traffic from the 507 additional housing units.iii  

 

If the current Weekley Development is added to the existing traffic, plus the approved Gas & 

Donut Uses, the McEver/Browns Bridge intersection area AADT traffic is projected to be at 

least  34% worse than the currently excessive traffic. Imagine the traffic accidents and 

backlogs that will develop with a one-third worsening at an already over-capacity intersection. 

The older Weekley Development's traffic studyiv admits the Southbound McEver traffic at their 

entrance is presently rated "F" (the worst ratingiv) for an excessively congested road during 

p.m. peak hours, even before either the Weekley Development or Gas & Donut Uses. 

Furthermore, the Weekley Development's traffic studyv concluded several subdivisions' road 

approaches onto McEver (e.g., Directly Impacted Neighbors) will also be rated "F" in both a.m. 

and p.m. peak periods! 

 

While this would be disastrous for the approximately 2,500 Directly Impacted Neighbors, it 

would also create substantial delays and potentially unsafe traffic issues for McEver Road's 

new Gainesville Middle School West Campus, Free Chapel faithful, employees working at 

nearby Hall County Government headquarters, and all Gainesville residents traversing this 

already excessively stressed McEver and Browns Bridge to Dawsonville Highway corridor. On 

this basis alone, the current Weekley Development cannot be justified!  

 

2. Incompatible High-Density Disruptive Uses 

The Directly Impacted Neighbors comprise approximately 1,250 single-family homes, mostly 

owned by highly active seniors. The average density of the three closest CWEPR Communities 

is approximately 1.4 units/acre. The Weekley Development proposed density is 4.19 

units/acre. Weekley proposes a density that is 3 times worse than the surrounding 

neighborhoods and almost double the 2.18 units/acre density limit for R-1 zoned properties 

in Gainesville. This massively overbuilt density is entirely incompatible with Gainesville 

regulations, surrounding communities, and the Gainesville Master Plan.  

The Weekley Development acknowledges a Pod B Condo density of an extraordinary 9.42 

units/acre. This condo pod density is nearly 7 times worse than the three surrounding 

residential CWEPR Communities. The poorly placed high-density condos are also 4.3 times 

greater than the overall 2.18 units/acre density limit for R-1 properties. This massively 

excessive density is entirely incompatible with Gainesville regulations, all surrounding 

communities, and the Gainesville Master Plan.  

While some rational additional active senior detached single-family homes might be built 

consistent with neighboring zoning uses and not cause massive destruction of an area best 
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suited for recreational use, the Weekley Development does the opposite. Its 507 additional 

housing units, including 320 6-story condos, 40 multi-story paired villas, and 147 housing units, 

are excessive and incompatible. While not yet applicable given Hall County's size, the Weekley 

Development proposal is also inconsistent with 5 of the 6 elements of the Steinberg Act Zoning 

Proposal Review Standards of Georgia Law (O.C.G.A § 36-67-3). (See Exhibit "B.”) 

3. Violation of Current Land Use Plan and Destruction of Nature  

The Jumping Rock preserve represents one of the last undisturbed natural beauties in 

Gainesville, Hall County, and Lake Lanier. Its existing approved PUD designation was correctly 

chosen to be consistent with the future comprehensive land use plan as a nature retreat. The 

current Weekly Development would destroy it, displace countless trees and animals, and 

negatively impact the Jumping Rock preserve's beauty with its significant number of 6-story 

condominiums to be built in the location most visible on Lake Lanier and to all surrounding 

communities. Weekly could not point to a similar project they have completed consisting of 6-

story active senior condominiums we could review. This makes their project speculative and 

without precedent to evaluate and assess. As currently designed, it could be a gamble at the 

expense of Gainesville citizens. 

 

The water runoff would further impact silt, erosion, and other environmental impacts in Lake 

Lanier and surrounding areas. The 320 6-story  condos and 40 paired villas on the most 

prominent part nearest the Lake Lanier main channel will also introduce massive noise issues 

and disruptions for lake enthusiasts and the Directly Impacted Neighbors. In our busy and 

polluted world, we need more (not fewer) such beautiful places that clean our air, clear our 

minds, and bring peace. Gainesville's land use plan recognizes this need. The current Weekley 

Development ignores it and violates the city's efforts to optimize land use by considering all 

future growth aspects. 

 

Conclusion 

For the reasons stated above, and for other reasons to be shared at the public meetings for 

the Jumping Rock preserve rezoning, on behalf of the citizens of Gainesville, the approximately 

2,500 Directly Impacted Neighbors respectfully but strenuously object to the Weekley 

Development, as proposed, and urge its rejection. 

 

We appreciate the Developer's stated willingness to limit its development to an active seniors 

community without retail development. We also stand ready to answer any questions and to 

respond to any modifications to create a more consistent and rational proposal. We are 

convicted to engaging as much as necessary to preserve the beautiful and unique Jumping 

Rock preserve. We are equally dedicated to mitigating the introduction of the highly 

incompatible, disruptive, and potentially unsafe portions of  Weekley Development's proposal 

on the Gainesville community and Directly Impacted Neighbors.  

 

Respectfully submitted on behalf of the Gainesville community and Directly Impacted 

Neighbors.  
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Endnotes 

 
i DOT Station 139-0276: 

https://gdottrafficdata.drakewell.com/annualsitestats.asp?node=GDOT_PORTABLES&cosit=0000139_0276&items=stattype~aadt~suaadt~c

uaadt~dhvsu~dhvcu~pksu~pkcu~kfactor~dfactor~futureaadt 

ii See June 12, 2023 Traffic Study of A&R Engineering  
 
iii See Exhibit “A.” 
 
iv See page 10, Section 4.2 
 
v See page 21, Section 7 
 
 

EXHIBIT “A” 
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EXHIBIT “B” 

The Steinberg Act was one of the first comprehensive zoning laws passed in Georgia to assist in evaluating re-

zoning applications. While Hall County is not yet large enough to be governed by this law, it is instructive to 

consider that the Weekley Development would violate 5 of the 6 Steinberg Act guidelines (S1, S2, S4, S5, and 

S6) since the Weekley Development proposal:  

(S1) would permit “a use that is not suitable in view of the use and development of adjacent and nearby 

property; 

(S2) “will adversely affect the existing use or usability of adjacent or nearby property”; 

 

(S4) “will result in a use which will or could cause an excessive or burdensome use of existing streets, 

transportation facilities, utilities, or schools”” 

 

(S5) “is not in conformity with the (Hall County and Gainesville City) land use plans”; 

(S6) “there are other existing or changing conditions affecting the use and development of the property which 

give supporting grounds for the disapproval of the zoning proposal (e.g., negative impact on environment, Lake 

Lanier, sound attenuation, existing overbuilt multistory housing, and excessive density). 

 For these additional reasons, the Weekley Development which is inconsistent with the guidance of Zoning Law 

should be rejected. 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2023 

Date Submitted: November 22, 2023 

Final Approval Date: November 27, 2023  

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

Item of Business: Request from Capstone Acquisitions, LLC to vary the minimum lot size 
requirement, maximum building height, maximum impervious surface area 
and minimum number of parking spaces required on a 1.47± acres tract 
located on the east side of White Sulphur Road, north of the intersection of 
White Sulphur Road and Huntington Drive (a/k/a 622 White Sulphur Road), 
having a zoning of General Business (G-B). 

Meeting Date: December 12, 2023 
 
Purpose of Request: 
The applicant is proposing to develop a 6-story, 112 room Residence Inn extended stay hotel that will total 
98,718 square feet in size.  Access is proposed from an existing internal drive that has shared-direct access to 
White Sulphur Road.  Parking will be located under the building and surface level between the hotel and White 
Sulphur Road. Amenities within the hotel will include a pool, meeting rooms, fitness center, restaurant open for 
breakfast, and grab and go food. The property is located within the Limestone Corridor Overlay Zone and the 
adjacent uses include the Southern Railroad, Xtreme Clean Auto Spa, New Haven Church and New Holland 
Market. 
  
The applicant is requesting to vary the following standards: 
  

• Minimum lot size requirements from 2.0 acres to 1.47 acres. 
• Building height requirements from 5 stories to 6 stories. 
• Maximum impervious surface area from 60% to 85%. 
• Minimum number of parking spaces from 134 spaces to 115 spaces.  

  
Special use approval is also required for this proposed development, which is item D.1 on the agenda.   

Facts & Issues / History & Background: 
 

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

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

Sources of Funds:  
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Finance Comments:  

Administrative Comments: 
 
Attachments: 

1.   Staff Recommendation Report 
2.   Location Maps 
3.   Narrative 
4.   Plat 
5.   Site Plan Architectural and Floor Plan 
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GAINESVILLE PLANNING AND APPEALS BOARD 
STAFF RECOMMENDATION 

 
 

Applicant and Property Owner ................................ Capstone Acquisitions, LLC  
Property Owner ........................................................ Lareve Properties, LLC 
Location .................................................................... 622 White Sulphur Road, NE 
Request..................................................................... Vary lot size, building height, impervious 

surface and parking requirements  
Size ........................................................................... 1.47± acre 
Zoning ....................................................................... General Business (G-B) 
Ward .......................................................................... Two  
Proposed Use ........................................................... Residence Inn extended stay hotel 
Planning Division Staff Recommendation ............. Approval, with conditions 
 
Date ........................................................................... December 12, 2023  
 
 
 Request 
 
The applicant is proposing to vary four standards within the Unified Land Development Code to 
construct a Residence Inn by Marriott extended stay hotel. Specifically, the variances include the 
following: 
 

• Minimum lot size requirement for an extended stay hotel from 2.0 acres to 1.47 acres. 
• Building height requirements from 5 stories to 6 stories per General Business (G-B) 

zoning. 
• Maximum impervious surface area from 60% to 85% per the Limestone Corridor Overlay 

Zone requirements. 
• Minimum number of required parking spaces from 134 spaces to 115 spaces.   

 
According to the applicant the extended stay hotel is intended to provide upscale lodging for area 
tourism. The proposed extended stay hotel is 6-stories over a basement, 112 rooms and will total 
98,718± square feet in size.  Access is proposed from an existing internal drive that has shared-
direct access to White Sulphur Road.  Approximately 33 basement level parking spaces will be 
located under the building as well as 82 surface level parking spaces will be provided between 
the hotel and White Sulphur Road. Amenities within the hotel will include a pool, meeting rooms, 
fitness center, restaurant open for breakfast, and grab and go food.  The exterior of the building 
will consist of a mixture of EFIS, brick and glass designed to meet the Limestone Corridor Overlay 
Zone standards. 
 
The property is located within the Limestone Corridor Overlay Zone and the adjacent uses include 
the Southern Railroad, Xtreme Clean Auto Spa, New Haven Church and New Holland Market. 
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 Background Information and Existing Conditions 
 
The subject property has been graded and padded out and is part of a commercial subdivision 
that includes five lots of which the subject property has remained undeveloped. Most of the 
property is relatively flat but eastern side slopes down toward the railroad right-of-way which is 
approximately 24 feet below the subject 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 is basing the hardship on the irregular shape of the lot and the steep topography 
on the western side of the property which slopes down to the adjacent railroad right-of-way. In 
addition, the applicant states the right-of-way grassed median along White Sulphur Road is very 
wide (60± feet) which limits the area to build the extended stay hotel.   
 
Special use approval is required for the proposed extended stay hotel. 
 
 Other Departmental Comments 
 
There are no other departmental comments for this request. 
 
 Supporting Documents 
 
Statement of Hardship, Plat, Concept Plan, Floor Plan, and Architectural Renderings. 
 
 Analysis 
 
(1)  Are there extraordinary and exceptional conditions pertaining to the particular piece 
of property in question because of its size, shape or topography? 
 
The subject property is an abnormal, triangle shaped property. The property is relatively flat 
except that the eastern side of the property aggressively slopes downward 24± feet to the adjacent 
railroad right-of-way. As well, there is an existing inter-parcel access drive located at the southern 
end of the property that effects where the building and parking can be located.  
 
(2)  Would the application of the Unified Land Development Code to this particular piece 
of property create an unnecessary hardship? 
 
The Unified Land Development Code provides for standards that promote responsible growth that 
is economically sound and stable land development while providing for secure safety from fire 
and health dangers.  The proposal appears to support these standards, but as presented could 
not be developed on the subject property without a variance.   
 
 
 
(3)  Are there conditions that are peculiar to the property which adversely affect its 
reasonable uses or usability as currently zoned? 
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The property is zoned General Business (G-B) which is allows for office, commercial retail, 
restaurant, hotel and service uses.  The property could be developed for the use if reduced in 
size, but the applicant desires to maximize the site for the development of the proposed extended 
stay hotel to better support the tourism industry within Gainesville and greater Hall County.  Staff 
believes there is a need for hotel space due to its proximity to Exit 24 / I-985 and nearby regional 
facilities such as Northeast Georgia Medical Facility, Lake Lanier Olympic Park, Coop Athletic 
facility and Atlanta Botanical Garden, Gainesville. 
 
(4)  Would relief, if granted, cause substantial detriment to the public good or impair the 
purposes and intent of this ordinance? 
 
Overall, the proposal may not cause detriment to the public good, but will be unique to the 
immediate area and will provide much needed quality lodging within Gainesville. The exiting lot 
size cannot be increased based on the location of the railroad, White Sulphur Road and the 
adjacent commercial use. If the variance were to be approved, the proposed extended stay hotel 
will be approximately 75 feet in height.  The historic New Holland Mill is the only building within 
the nearby area that is of similar height; however, there are other hotels within Gainesville of 
similar height and scale (Courtyard Marriott and Hilton Garden Inn).   
 
A stormwater management plan including sedimentation control, stormwater detention, run-off 
reduction and water quality measures will be required to address the additional proposed 
impervious surface areas.   
   
(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 unusual shape of the property, sloping topography on the eastern edge of the property and 
the width of White Sulphur Road right-of-way appear to limit how the property can be developed. 
The proposed location of the building is also influenced by the location of the inter-parcel access 
drive on the adjacent commercial property. The applicant’s concept plan maximizes the 
developable area by building vertical and locating the structure directly adjacent to the railroad 
right-of-way. 
 
(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. 
 
According to the applicant the property was previously graded with no proposed use. The 
applicant was made aware of the required variances once the hotel standards were provided by 
the Marriott brand.   
 
 Staff Recommendation 
 
The Planning Division staff is recommending conditional approval of this variance request 
based on the shape of the property and the adjacent railroad right-of-way.  
 
Conditions 
 
1. The special use approval shall be limited to the operation of a Residence Inn by Marriott 

extended stay hotel.  No other use on the subject property for “Extended Stay Lodging 
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Services,” as that term is defined in Section 9-10-6-16 of the Gainesville Unified Land 
Development Code, shall be permitted. 

 
2. The proposed development shall be generally consistent with the concept plan and 

architectural renderings provided with this application.  The exterior wall materials 
shall include a mixture of brick or stone and EFIS per the approval of the Community 
& Economic Development Director. 

3. Prohibited uses for the subject property shall include adult novelty stores, group 
homes, crisis centers, adult entertainment centers, pawn shops, dollar-type stores, 
massage parlors, hookah lounge, tobacco or vaping stores, gas station/convenience 
stores, tire stores, auto parts stores, auto body shops, automobile sales 
establishments, marine sales or repair stores, automated or non-automated car 
washes, truck stops, coin-laundry facilities, tattoo parlors, psychics, fortune tellers, 
clairvoyants and the like.   

4. The frontage landscape areas and right-of-way areas along White Sulphur Road shall 
be sodded with grass. The landscape islands within the parking lot shall contain 
minimum 3-inch caliper size hardwood trees subject to the Community & Economic 
Development Director approval.  

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

6. The subject property shall be limited to one (1) monument sign not to exceed 10-feet in 
height, 80 square feet of sign face area, 120 square feet of total sign structure area with 
internal or external lighting. Building signage shall be permitted as regulated within the 
Gainesville Unified Land Development Code. An electronic message board sign or 
electronic changeable copy sign shall not be permitted for the subject property. 
 

7. All access point design for the subject property shall be submitted for review by the 
Gainesville Public Works Director.  The approval of said design shall be required prior 
to issuance of a building permit.  All required access / traffic / sidewalk improvements 
associated with the proposed development shall be at the full expense of the 
owner/developer. 
 

8. The proposed variance requests shall be contingent upon City Council approving the 
special use for the proposed Residence Inn by Marriott extended stay hotel. 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2023 

Date Submitted: November 22, 2023 

Final Approval Date: November 27, 2023  

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

Item of Business: Request from Daniel Medrea to rezone a 5.6± acres tract located on the 
west side of Ivey Road, south of the intersection of Ivey Road and Lost River 
Drive (a/k/a 0 Ivey Road, SW) from Planned Unit Development (P-U-D) to 
Residential-I (R-I). 

Meeting Date: December 12, 2023 
 
Purpose of Request: 
The subject property was originally part of the neighboring Cresswind at Lake Lanier and borders a creek.   
The property was subdivided from the larger Cresswind tract but has retained its P-U-D zoning.  The original P-
U-D zoning for the property originally included four single-family lots but the plan was amended in 2010 and 
was shown as one large parcel. The applicant is proposing to develop the property into four single-family lots, 
of which three lots will be owned and occupied by the applicant's family. The proposed homes are anticipated 
to be ranches on basements with 4,200 to 4,800 square feet of finished area, on lots ranging from 1.015± to 
1.791± acres in size. The applicant desires to utilize nearby sewer services if available; however, the lots 
appear large enough for private septic systems.  The adjacent properties include single-family homes in the 
city and county. 

Facts & Issues / History & Background: 
 

Department Recommendation: 
Planning staff recommended approval with two 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.   Survey 
5.   Renderings 
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GAINESVILLE PLANNING and APPEALS BOARD 
STAFF RECOMMENDATION 

 
 

Applicant and Property Owner ................................ Daniel Medrea  
Property Owner ........................................................ SD & BD Properties, LLC 
Location .................................................................... 0 Ivey Road, SW 
Request..................................................................... Rezone from P-U-D to R-I 
Total Acres ............................................................... 5.6+ acres 
Ward .......................................................................... Four 
Proposed Use ........................................................... Four single-family lots 
Planning Division Staff Recommendation ............. Approval, with conditions 
Date ........................................................................... December 12, 2023  

 
 Applicant’s Proposal and Background Information 
 
The proposal is to rezone the 5.6± acres property from Planned Unit Development (P-U-D) to 
Residential-I (R-I). The subject property was originally part of the neighboring Cresswind at Lake 
Lanier and borders a creek.  The property was later subdivided from the larger Cresswind tract 
but retained its P-U-D zoning.  The original P-U-D zoning for the property originally included four 
single-family lots but the plan was amended in 2010 and was shown as one large parcel. The 
applicant is proposing to develop the property for four single-family lots for ranch-style homes on 
basements with 4,200 to 4,800 square feet of finished area. The lots are anticipated to range from 
1.015± to 1.791± acres in size. The applicant desires to utilize nearby sewer services if available 
by way of an easement through the Cresswind subdivision common area.  However, the lots 
appear large enough for private septic systems.   
 
Adjacent Land Use and Zoning 

 
Location Use Zoning 
North Single Family Homes Vacation Cottage (V-C)- Hall County 

South Single Family Homes Agricultural Residential-III (AR-III)- Hall County  

East 
Cresswind at Lake Lanier 
Subdivision Planned Unit Development (P-U-D)- Gainesville  

West Cresswind at Lake Lanier 
Subdivision 

Planned Unit Development (P-U-D)- Gainesville 

 
 
 Other Departmental Comments 
 
There were no departmental comments for this request. 
 
 Zoning History 
 
The following zoning actions have taken place in the immediate area during the last ten years: 
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2021 - A request by Loan Donuts Holdings, LLC to rezone a 1.063± acres tract located at 2895 
Browns Bridge Road, SW from Office and Institutional (O-I) to Neighborhood Business (N-B) was 
conditionally approved for a Dunkin Donuts restaurant.  
 
2023 – A request by QuikTrip Corporation to amend a 2.86± acres tract located at 2925 Browns 
Bridge Road, SW zoned Planned Unit Development (P-U-D) was conditionally approved for a 
QuikTrip convenience store / gas station.  
 
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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 Staff Analysis 
 
(1) Is the proposed use suitable in view of the zoning and development of adjacent and 
nearby property? 
The surrounding uses include property within the City and County which includes single-family 
homes. The rezoning will be for the same use and allow for the property to be subdivided into 
larger lots. The proposed use appears suitable. 
  
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property? 
Given the small scale of the proposal, the proposed four single-family lots should not affect the 
existing use or usability of the adjacent or nearby property. The proposed single-family homes 
are comparable in size and will function similarly as the adjacent properties.   
 
(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 Single-Family 
Residential land use category. 
 
According to the Character Area map for the City of Gainesville, the subject property is located 
within the Suburban Neighborhoods area. The suburban neighborhoods at the edge of the 
northern city limits were developed as a result of the construction of Lake Lanier and are oriented 
toward it. They are typically designed as a series of cul-de-sacs or loop road subdivisions that 
provide maximum lake frontage. 
 
(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 
The property could remain zoned P-U-D and remain as green space. The proposed rezoning 
allows for the subdivision of the lot and development of comparable single-family homes. The 
proposed lots are larger than a typical R-I zoned lots within the city limits which allows for a 
minimum lot size of 10,000 square feet. 
 
(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 P-U-D zoning to R-I zoning should not substantially affect public facilities or 
services.  
 
There is sufficient existing water and sewer capacity that can serve the property. However, a 
sewer easement will be required from the neighboring Cresswind subdivision for sewer services.  
The Gainesville Fire and Police Departments currently respond to adjacent and nearby properties. 
Gainesville Fire Station #4 is approximately 3.1 miles from the subject property off of Memorial 
Park Drive.  Hall County Fire Station #4 is also located approximately 1.6 from the subject property 
off of McEver Road.  The City and County have an automatic aid agreement which allows the city 
or county to respond first in the event of a fire or medical emergency. 
 
According to the Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th 
Edition), the proposed four single-family detached homes could generate 38± new trips per 
weekday (50% entering and 50% exiting) and 4± A.M. (26% entering and 74% exiting) and 4± 
P.M. (64% entering and 36% exiting) peak hour trips during the weekday.  
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The impacts to the Gainesville City School System would be minimal given there are a maximum 
of four residential lots proposed.   
 
(6) Is the proposed use supported by new or changing conditions not anticipated by the 
Comprehensive Plan or reflected in the existing zoning on the property or surrounding 
properties? 
It is staff’s opinion the residential use appears to be consistent with existing and expected uses 
of the Future Land Use Map. The adjacent properties are anticipated to remain single-family 
residential and consist of established single-family homes. 
 
(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 location within the city limits and other residential properties, the 
proposed rezoning request with the recommended zoning conditions appears to promote a 
reasonable balance between the promotion of the public health, safety, morality, or general 
welfare, and the right to unrestricted use of property. 
              
 
 Staff Recommendation 
 
The Planning Division staff is recommending conditional approval of this rezoning request with 
Residential-I (R-I) zoning, based on the Comprehensive Land Use Plan and the adjacent 
residential land uses. 
 
Conditions 
 

1. An updated as-built boundary survey/plat of the subject property, indicating new 
property boundaries, shall be recorded prior to obtaining a Certificate of 
Occupancy. 
 

2. The development shall be generally consistent with the site plan and pictures 
provided with this rezoning application. 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2023 

Date Submitted: November 22, 2023 

Final Approval Date: November 27, 2023  

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

Item of Business: Request from Nikul Parikh to amend an existing Planned Unit Development 
(P-U-D) zoning on a 1.34± acres tract located at the northwest side of the 
intersection of Stephens Road and McEver Road (a/k/a 0 McEver Road, 
SW).  

Meeting Date: December 12, 2023 
 
Purpose of Request: 
The applicant is proposing to amend an existing Planned Unit Development (P-U-D) for the purpose of 
constructing an automated car wash.  The property was approved for a neighborhood retail center as part of 
the neighboring 177-lot Copper Springs mixed-use development.  The property has been padded out but has 
remained undeveloped. The proposal includes a tunnel-car wash, 10 vacuum machines and parking for 
patrons and employees. One driveway is proposed from McEver Road. The facility will operate 7 days a week 
from 7 a.m. to 9 p.m. and there will be approximately 10 to 12 employees at any given time.   
  
The property is located within the Gateway Corridor Overlay Zone and the adjacent uses include the Copper 
Springs subdivision within Gainesville, Brannon Ridge subdivision within Oakwood and two gas station/ retail 
center stores within Oakwood. 

Facts & Issues / History & Background: 
 

Department Recommendation: 
Planning staff recommended denial.  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.   Letter of Intent 
4.   Plat 
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5.   Concept Plan 
6.   Rendering 
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GAINESVILLE PLANNING and APPEALS BOARD 
STAFF RECOMMENDATION 

 
Applicant .................................................................. Nikul Parikh 
Property Owner ........................................................ Dhruvil Rajani 
Location .................................................................... 0 McEver Road, SW  
Request..................................................................... Amend P-U-D zoning   
Size ........................................................................... 1.34± total acres 
Ward .......................................................................... Four 
Proposed Use ........................................................... Automated carwash facility 
Planning Division Staff Recommendation ............. Denial 
Date ........................................................................... December 12, 2023 

 
 Applicant's Proposal and Background Information 
 
The applicant is proposing to amend an existing Planned Unit Development (P-U-D) for the 
purpose of constructing an automated car wash. The property was originally approved for a 
neighborhood retail center as part of the neighboring 177-lot Copper Springs mixed-use 
development approved in 1999.  The property has been padded out but has remained 
undeveloped.  The proposal includes a 5,040 square foot tunnel car wash, 10 vacuum machines 
and 31 parking spaces including the car care area for patrons and employees. One driveway is 
proposed from McEver Road. The facility will operate 7 days a week from 7 a.m. to 9 p.m. and 
there will be approximately 10 to 12 employees at any given time.   

 
The property is located within the Gateway Corridor Overlay Zone and the adjacent uses 
include the Copper Springs subdivision within Gainesville, Brannon Ridge subdivision within 
Oakwood and two gas station/ retail center stores within Oakwood.  
 
 Adjacent Land Use and Zoning 
 

Location Use Zoning 
North - 
Northwest 

Copper Springs Subdivision PUD- Gainesville 

South - 
Southwest 

Brannon Ridge Subdivision;  
Valero Gas Station / Convenience Store 

PRD- Oakwood 
C-1- Oakwood 

East Undeveloped C-2- Oakwood 

Southeast Retail Strip Center and Gas Station (under development) C-2- Oakwood 
 
 Other Departmental Comments 
 
There were no other department comments regarding this request.  
 
 Zoning History 
 
The following zoning actions have taken place in the immediate area during the last ten years: 
 
2018 – A request by Southeastern Land Solutions, LLC to amend a 1.34± acres tract (subject 
property) located at 0 McEver Road, SW zoned Planned Unit Development (P-U-D) was denied 
for five single-family lots.  
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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 subject property is located on the northwest side of the intersection of McEver Road and 
Stephens Road within the Gateway Corridor Overlay Zone. While the property has frontage 
along a commercial intersection, it appears the property would be most suitable for its current 
approved use as a small neighborhood retail center. This is mostly due to its close proximity the 
adjacent residential neighborhoods. Of note, there are currently 7 automated car wash facilities 
within a 2 to 5 mile radius from the property. 
 
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property? 
 
The property was originally planned for neighborhood retail purposes to serve adjacent and 
nearby residential uses with minimal negative impact.  The proposed automated carwash is a 
more aggressive use than what is currently approved for the property.  Staff is concerned the 
operation of the carwash, outdoor vacuums and other incidental noise (amplification devices) 
could negatively impact the adjacent homes within the Copper Springs and Brannon Ridge 
subdivisions. Given the grade of the property, it will be difficult to effectively buffer against the 
single-family homes.  
 
(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 Multi-
family land use category which includes areas containing or planned for single-family attached 
or multi-family housing at minimum densities of four dwelling units per acre.  
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”.  
The quality community objectives include housing choices, connectivity, access to parks and 
greenspace, environmental sustainability, safety and security.  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. 
The proposed use appears to be inconsistent with the Comprehensive Plan. 
 
(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 
 
The property is zoned Planned Unit Development (P-U-D) which is a site-specific zoning. 
Modifications to the existing approved plan requires the zoning to be amended to allow for an 
automated carwash facility.  The current approved use for a small neighborhood retail center 
seems to be more appropriate than the proposed automated carwash facility. 
 
(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 proposed zoning amendment request should not cause an excessive or burdensome use of 
public facilities or services above what is currently approved for the property. Gainesville sewer 
and water services are adjacent to the property and there is sufficient capacity. 
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Both the fire and police departments respond to properties located in the adjacent Copper 
Springs neighborhood which is accessible directly from McEver Road.  The closest fire stations 
include Gainesville Fire Station #4 located 4.0± miles off of Memorial Park Drive and Hall 
County Fire Station #4 located 2.5± miles off of McEver Road. The City and County have an 
automatic aid agreement which allows the city or county to respond first in the event of a fire or 
medical emergency.  
 
The ITE Trip Generation Manual, referenced to estimate the trips generated for an automated 
carwash land use, did not have sufficient data to provide the daily number of trips generated for 
the proposed land use. Therefore, a 2021 traffic study provided for the similar size Tidal Wave 
Auto Spa located further north near the intersection of McEver Road and Browns Bridge Road 
was used. According to the 2021 study, the proposed carwash could generate approximately 
1,512 (756 Enter / 756 Exit) new vehicular trips per day of which 60-70% are expected to be 
pass-by trips and not newly created trips. An estimated 28 new entering and 30 exiting trips are 
expected in the peak morning hour with 39 entering and 39 exiting trips in the peak evening 
hour.  
 
The proposed automated carwash facility will have no impacts on to the Gainesville City School 
System.   
 
(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 commercial as it is located within the Gateway 
Corridor Overlay Zone and is in close proximity to the intersection of McEver Road and Browns 
Bridge Road. Neighborhood scale retail is anticipated for the property so as to serve as a 
transitional use between the more intense commercial uses and the adjacent single-family 
homes.  
 
(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 single-family uses, the proposed zoning 
amendment request does not appear to reflect a reasonable balance between the promotion of 
the public health, safety, morality, or general welfare and the right to unrestricted use of 
property.   
              
 
 
 Staff Recommendation 
 
The Planning Division staff is recommending denial of this zoning amendment request based 
on the comprehensive plan and the adjacent single-family uses. However, if consideration is 
given to approve this request, Staff would recommend the following zoning conditions.  
 
Conditions 

 
1. The car care and vacuum area shall be located on the eastern side of the parking 

lot next to the automated carwash facility. Otherwise, the proposal shall generally 
consistent with the concept plan and picture provided with this zoning amendment 
application and shall adhere to the exterior building material requirements of the 
Gateway Corridor Overlay Zone.    
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2. A minimum 8-foot tall opaque fence shall be installed along the edge of the parking 
lot areas adjacent to the single-family properties. The fence shall be 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 trees adjacent to the Copper Springs Subdivision shall remain 
undisturbed.   

4. A mixture of evergreen trees shall be planted between the 8-foot tall opaque fence 
and the adjacent Copper Springs subdivision and Brannon Ridge subdivision.  The 
minimum height of the trees shall be 10 feet upon installation. The location, 
spacing, and type of trees planted shall be subject to the approval of the 
Community and Economic Development Department Director.  

5. The frontage landscape areas and right-of-way areas 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. 

6. The signage for the proposed development shall be limited to one principal free-
standing sign not to exceed 10-feet in height.  All other standards shall meet the 
Neighborhood Business (N-B) zoning standards. An electronic message board sign 
shall not be permitted for the subject property.  

7. Stormwater detention shall be located underground or if above ground designed as 
a landscape feature subject to the approval of the Community & Economic 
Development Director.  

8. A trash dumpster shall not be allowed on the property. 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. 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. 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2023 

Date Submitted: November 22, 2023 

Final Approval Date: November 27, 2023  

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

Item of Business: Request from Capstone Acquisitions, LLC for a special use on a 
1.47± acres tract located on the east side of White Sulphur Road, north of 
the intersection of White Sulphur Road and Huntington Drive (a/k/a 622 
White Sulphur Road), having a zoning of General Business (G-B). 

Meeting Date: December 12, 2023 
 
Purpose of Request: 
The request is for a special use within General Business (G-B) zoning to allow an extended stay hotel.  The 
applicant is proposing to develop a 6-story, 112 room Residence Inn extended stay hotel that will total 98,718 
square feet in size.  Access is proposed from an existing internal drive that has shared-direct access to White 
Sulphur Road.  Parking will be located under the building and surface level between the hotel and White 
Sulphur Road. Amenities within the hotel will include a pool, meeting rooms, fitness center, restaurant open for 
breakfast, and grab and go food. The property is located within the Limestone Corridor Overlay Zone and the 
adjacent uses include the Southern Railroad, Xtreme Clean Auto Spa, New Haven Church and New Holland 
Market. 

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 spc use 
4.   Plat 
5.   Site Plan Architectural and Floor Plan 
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GAINESVILLE PLANNING and APPEALS BOARD 
STAFF RECOMMENDATION 

 
 

Applicant  ................................................................. Capstone Acquisitions, LLC  
Property Owner ........................................................ Lareve Properties, LLC 
Location .................................................................... 622 White Sulphur Road, NE 
Request..................................................................... Special Use within General Business (G-B)  
Total Acres ............................................................... 1.47+ acres                                                                               
Ward .......................................................................... Two 
Proposed Use ........................................................... Residence Inn extended stay hotel 
Planning Division Staff Recommendation ............. Approval, with conditions 
Date ........................................................................... December 12, 2023 

 
 Applicant's Proposal and Background Information 
 
The applicant is requesting a special use within General Business (G-B) zoning to allow a 
Residence Inn by Marriott extended stay hotel.  According to the applicant the extended stay hotel 
is intended to provide upscale lodging for area tourism. The proposed extended stay hotel is  
6-stories over a basement, 112 rooms and will total 98,718± square feet in size.  Access is 
proposed from an existing internal access drive off of White Sulphur Road which currently serves 
the neighboring commercial uses.  Approximately 33 basement level parking spaces will be located 
under the building as well as 82 surface level parking spaces will be provided between the hotel 
and White Sulphur Road. Amenities within the hotel will include a pool, meeting rooms, fitness 
center, restaurant open for breakfast, and grab and go food.  The exterior of the building will consist 
of a mixture of EFIS, brick and glass designed to meet the Limestone Corridor Overlay Zone 
standards. Stormwater detention is currently provided behind the adjacent car wash and retail strip 
center which was previously designed to handle stormwater capacity for the subject property. If 
determined that additional stormwater capacity is required, on site underground detention will be 
provided. 
  
 
 Adjacent Land Use and Zoning 

 
Location Use Zoning 
North Southern Railroad;  

Juvenile Justice Department  
Agricultural Residential-III (AR-III) -County 
Residential-I-A (R-I-A) -Gainesville 

South Xtreme Clean Auto Spa General Business (G-B) -Gainesville 

East Southern Railroad;  
Single-family Homes 

Agricultural Residential-III (AR-III) -County 
Agricultural Residential-IV (AR-IV) -County 

West New Haven Congregational 
Holiness Church 
New Holland Market Shopping 
Center 

Residential-I-A (R-I-A) -Gainesville 
 
Planned Unit Development (P-U-D) -Gainesville 
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 Other Departmental Comments 
 

Georgia Department of Transportation will require coordination to determine the impacts to the 
traffic signal at SR 369 at White Sulphur Road.  
 
There were no other departmental comments for this request. 
 
 Zoning History 
 
The following zoning actions have taken place in the immediate area during the last ten years: 
 
2023 – A request by Dutton Properties to annex a 1.44± acres tract with a zoning of Office and 
Institutional (O-I) located at 2041 Beverly Road and to amend the zoning conditions for a 1.44± 
acres tract zoned Office and Institutional (O-I) located at 0 Beverly Road zoned for a medical office 
was conditionally approved. 
 
2022 – A request by Elizabeth Evans to annex a 2.7± acres tract with a zoning of General Business 
(G-B) located at 410 Crescent Drive for a climate controlled & non-climate controlled storage facility 
was conditionally approved. 
 
2022 – A request by Brand Properties to rezone 69.18± acres located at 515 Lakeview Drive, NE; 
2065 Limestone Parkway and 1881 Jesse Jewell Parkway from Planned Unit Development  
(P-U-D) and Residential-II (R-II) to Planned Unit Development (P-U-D) for a mixed-use 
development was approved with conditions.    
 
2022 – A request by Moez Hasni to annex a 5.503± acres tract with a zoning of General Business 
(G-B) located at 374 and 400 Crescent Drive for a retail shopping center was conditionally 
approved. 
 
2022 – A request by Caballero Holdings, LLC to annex a 140.77± acres tract with a zoning of 
Planned Unit Development (P-U-D) located at 0 Eberhart Cemetery Road; 2465 Floyd Road, SE; 
2166, 2170 and 2210 Old Cornelia Highway was conditionally approved for a master planned 
mixed-use development.   
 
2022 – A request by Caballero Holdings, LLC to amend a 14.43± acres tract zoned Planned Unit 
Development (P-U-D) located at 0, 2490 and 2544 Floyd Road, SE; 0 Lenox Drive, SE; 0 Old 
Cornelia Highway, SE was conditionally approved for a master planned mixed-use development.   
 
2021 – A request by Optum Development to annex a 7.77± acres tract with a zoning of Planned 
Unit Development (P-U-D) located at 1744 Cleveland Highway was conditionally approved for 
residential townhomes.   
 
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 was 
conditionally approved for residential cottages and townhomes.   
 
2020 – A request by Frank Norton, Jr. to amend a 14.75± acres tract zoned Planned Unit 
Development (P-U-D) located at 0 Lakeview Drive NE; 52, 54 and 56 Quarry Street NE was 
conditionally approved for residential cottages 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.   
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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.   
 
2017 – A request by the City of Gainesville to rezone 53.177± acres located at 1514, 1515, 1545, 
1560 and 1581 Community Way from Residential-II (R-II) to Office and Institutional (O-I) zoning 
was approved for existing uses and for future professional office purposes.     
 
2016 – A request by Timothy Bullard to annex a 20.417± acres tract located at 1582 and 1586 Pine 
Valley Road was denied for a 240-unit apartment complex with Residential-II (R-II) zoning.  
 
 
 Staff Analysis  
 
(1) Is the proposed use suitable in view of the zoning and development of adjacent and 
nearby property? 
 
The subject property is adjacent to a carwash, church and three single-family home located east 
of the Southern Railroad in the county.  The subject property is located near a commercial corridor 
that has had substantial growth within the past 10 years due to its proximity to Exit 24/I-985 and 
nearby medical facilities.  It appears the proposed use is suitable given its proximity to the 
Interstate and nearby regional facilities such as Northeast Georgia Medical Facility, Lake Lanier 
Olympic Park and Atlanta Botanical Garden, Gainesville.  
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property? 
 
The subject property is the remaining lot within a commercial subdivision that includes Chipotle 
restaurant, Xtreme Clean Auto Spa and a small strip shopping center. Additional traffic turning 
movements will be increased on White Sulphur Road. However, the existing inter parcel access 
drive and dedicated right turn and left turn lanes on White Sulphur Road appear sufficient to serve 
the development. The inter parcel access was created to provide connectivity within the 
commercial subdivision to reduce turning movements on White Sulphur Road.  The closest 
residential homes are located off of Crescent Drive in the county. The homes are separated from 
the development by the Southern Railroad and are over 200+ feet away.  
 
(3) Is the proposed use compatible with the purpose and intent of the Comprehensive 
Plan? 
 
It is staff’s opinion that the proposed retail building is supported by the Comprehensive Plan.  The 
Future Development Map for the City of Gainesville places the subject property within the 
Commercial land use category which includes areas focused on retail, office, or other commercial 
service areas such as grocery stores, banks, restaurants, theaters, hotels and automotive-related 
businesses which may be located as a single use in one building or grouped together in a shopping 
center.  
 
The subject property is located within the Limestone Medical Corridor Character Area which is 
envisioned as an employment corridor and not anticipated to expand Gainesville’s traditional 
neighborhood fabric, but there is space for housing development.  Limestone Creek is a sensitive 
environment and should be buffered and protected from new development. There should be a 
focus on preservation of existing character through an adaptive reuse where feasible.  Land uses 
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supported in the character area are public / institutional, low density residential, medium density 
residential, multi-family residential, mixed-use, commercial, and parks / recreation / conservation.    
 
It appears the proposal is consistent with the Comprehensive Plan. 
(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 
 
The property is currently zoned General Business (G-B) which allows for a hotel.  The applicant is 
proposing an extended stay hotel which requires special use approval. The proposed use appears 
reasonable given the property’s proximity to Exit 24 / I-985.  However, four separate variance 
requests are also required which include varying the minimum lot size requirements from 2.0 acres 
to 1.47 acres, varying the maximum building height from 5 stories to 6 stories, varying the 
maximum impervious surface area from 60% to 85% and to vary the minimum parking spaces from 
134 to 115 spaces.  If this request were to be denied, the property owner would retain their right 
to develop the property for a lodging service hotel. 
 
(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? 
 
Existing infrastructure such as water, sewer and access are in place to serve the proposed use. 
Nearby developments currently utilize City water and sewer services have sufficient capacity to 
serve the development. Gainesville Fire Station #2 off of Cleveland Highway is located 
approximately 2.4 miles away. As well, Hall County Fire Station #7 off of East Crescent Drive is 
located approximately 0.5 mile away. The proposed extended stay hotel is designed for no more 
than 30 days lodging within one or more rooms within the same facility and is catered to traveling 
professionals and tourism including the Northeast Georgia Medical Center, Lake Lanier Rowing 
Venue, Coop Athletic Facility and other area destinations. The applicant does not anticipate there 
will be impacts to the Gainesville City School System given the design and amenities of the 
extended stay hotel and the limited length of stay permitted by the Unified Land Development 
Code.  
 
According to the Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th 
Edition), the proposed extended stay hotel could generate 699± new trips per weekday (50% 
entering and 50% exiting) and 58± A.M. (67% entering and 33% exiting) and 62± P.M. (42% 
entering and 58% exiting) peak hour trips during the weekday. The existing shared driveway and 
dedicated right turn and left turn lanes on White Sulphur Road appear sufficient to serve the 
development. However, Georgia Department of Transportation (GDOT) will require coordination 
to determine the impacts to the traffic signal at SR 369 at White Sulphur Road. 
 
(6) Is the proposed use supported by new or changing conditions not anticipated by the 
Comprehensive Plan or reflected in the existing zoning on the property or surrounding 
properties? 
 
As previously stated, the surrounding area has experienced significant residential, office and 
commercial growth along Jesse Jewell Parkway due to its proximity to Exit 24/I-985, Northeast 
Georgia Medical Center and downtown Gainesville.  The growth within the surrounding area was 
anticipated by the Comprehensive Plan and the proposed extended stay hotel appears to be 
supported by the changing conditions.  
 (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? 
 

Page 163 of 180



Page 5 of 5 

Due to the subject property’s proximity to existing commercial land uses, the proposal, with the 
recommended conditions of zoning appears to promote a reasonable balance between the 
interests of the City, the property owner, and neighboring residents and property owners. 
              
 
 
 
 Staff Recommendation 
 
The Planning Division staff is recommending conditional approval of the proposed special use 
request within General Business (G-B) zoning, based on the Comprehensive Plan and the 
adjacent nonresidential land uses. 
 
Conditions 

 
1. The special use approval shall be limited to the operation of a Residence Inn by Marriott 

extended stay hotel.  No other use on the subject property for “Extended Stay Lodging 
Services,” as that term is defined in Section 9-10-6-16 of the Gainesville Unified Land 
Development Code, shall be permitted. 
 

2. The proposed development shall be generally consistent with the concept plan and 
architectural renderings provided with this application.  The exterior wall materials shall 
include a mixture of brick or stone and EFIS per the approval of the Community & 
Economic Development Director. 

3. Prohibited uses for the subject property shall include adult novelty stores, group 
homes, crisis centers, adult entertainment centers, pawn shops, dollar-type stores, 
massage parlors, hookah lounge, tobacco or vaping stores, gas station/convenience 
stores, tire stores, auto parts stores, auto body shops, automobile sales 
establishments, marine sales or repair stores, automated or non-automated car washes, 
truck stops, coin-laundry facilities, tattoo parlors, psychics, fortune tellers, clairvoyants 
and the like.   

4. The frontage landscape areas and right-of-way areas along White Sulphur Road shall 
be sodded with grass. The landscape islands within the parking lot shall contain 
minimum 3-inch caliper size hardwood trees subject to the Community & Economic 
Development Director approval.  

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

6. The subject property shall be limited to one (1) monument sign not to exceed 10-feet in 
height, 80 square feet of sign face area, 120 square feet of total sign structure area with 
internal or external lighting. Building signage shall be permitted as regulated within the 
Gainesville Unified Land Development Code. An electronic message board sign or 
electronic changeable copy sign shall not be permitted for the subject property. 
 

7. All access point design for the subject property shall be submitted for review by the 
Gainesville Public Works Director.  The approval of said design shall be required prior 
to issuance of a building permit.  All required access / traffic / sidewalk improvements 
associated with the proposed development shall be at the full expense of the 
owner/developer. 
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