
 

Planning and Appeals Board Meeting Agenda 
Tuesday, December 9, 2025, 5:30 PM 

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

 

CALL TO ORDER 

MINUTES 
   A. Minutes of November 10, 2025 

OLD BUSINESS 

NEW BUSINESS 
   A. Annexation 

      

1) Request from Jesus Carrillo to annex a 0.42± acre tract located on the north side of Dorothy Drive, 
east of Washington Avenue (a/k/a 1450 Dorothy Drive, SW), with a zoning of Residential-II (R-II).  

 Ward Number: Five 
Tax Parcel Number(s): 01-118-004-014 (part) 
Request: Duplex apartment 

   B. Rezoning 

      

1) Request from Candler Development Services to rezone an 8.33± acres tract located on the 
northeast side of Old Athens Road, between Harrison Square and Harrison Drive (a/k/a 815 
Harrison Drive, SE) from Residential-II (R-II) to Planned Unit Development (P-U-D).  

 Ward Number: Three 
Tax Parcel Number(s): 01-142-003-001 
Request: Multi-family, mixed-use development 

MISCELLANEOUS 

ADJOURNMENT 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2025 

Date Submitted: November 20, 2025 

Final Approval Date: November 20, 2025  

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

Item of Business: Minutes of November 10, 2025 

Meeting Date: December 9, 2025 
 
Purpose of Request: 
The purpose of this request is to allow the Planning and Appeals Board to approve the minutes from the 
referenced meeting. 

Facts & Issues / History & Background: 
The draft minutes were reviewed by the Office & Records Coordinator and the Community & Economic 
Development Deputy Director. 

Department Recommendation: 
Approval of the minutes as presented. 

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

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

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

NOVEMBER 10, 2025 
 
 

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

Kelvin Simmons, Rick Young and Ellen DeFoor 
 
Members Absent:  None 
 
Staff Present: Community & Economic Director Rusty Ligon, Community & Economic 

Deputy Director Matt Tate, Community & Economic Planning Manager 
Heather Deweese and Recording Secretary Gwen Fleming  

 
Others Present: None 
 
MINUTES OF OCTOBER 14, 2025 

 
There was a motion to approve the minutes as presented. 
 
   Motion made by Board Member DeFoor 

   Motion seconded by Board Member Fleming 
   Vote – 6 favor, 1 vacant 
 

OLD BUSINESS 
 
There was a motion to remove the annexation request from the table. 

 
   Motion made by Board Member Martin 
   Motion seconded by Board Member Young 
   Vote – 6 favor, 1 vacant 

 
A. Annexation Request 
 

1) Request from Bryan Brinson to annex a 13.36± acres tract located at the southeast 
corner of the intersection of Old Cornelia Highway and East Ridge Road, having road 
frontage on the east and west side of I-985 (Lanier Parkway) (a/k/a 1376 East Ridge 
Road), and to establish a zoning of Residential-II (R-II). 
Ward Number: Three 
Tax Parcel Number(s): 15-033B-000-005 
Request: Residential townhomes 

 
Staff Presentation:  Deputy Director Matt Tate gave the following staff presentation: 
 
The applicant is proposing to annex the subject 13.36± acres property with a zoning of 
Residential-II (R-II) for residential townhomes on public sewer. The property is currently zoned 
Residential-I (R-I) within unincorporated Hall County, is partially wooded and has road 
frontage on East Ridge Road, Old Cornelia Highway and I-985.  
 
Prior to being tabled, the original proposal included a total of 93 fee-simple townhomes 
consisting of a mixture of one and two-car garage units at a residential density of 7.45 du/ac. 
The amended request proposes a total of 79 fee-simple townhome units, all with two-car 
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Gainesville Planning and Appeals Board 
November 10, 2025 Minutes  
Page 2 of 7 
 

garages at a residential density of 5.91 du/ac. As well, a total of 25 of the 79 units are targeted 
towards 55 years of age or older.  
 
As part of the development, two access roads are proposed from East Ridge Road, which is 
a county-maintained road.  A total of 36 guest parking spaces, a mail kiosk and a dog park 
are proposed as well. The proposed townhomes are two-story units and include 3 bedrooms 
and 2.5 bathrooms, 1,670 sf of heated space.   
 
The Gainesville Comprehensive Plan places the subject property within the Single-Family 
Residential Future Land Use category and the Suburban Neighborhoods Character Area 
which permits single-family detached or semi-detached and limited multi-family residential at 
densities ranging from 2 to 4 du/ac which is a maximum of 54 dwelling units.  
 
The Gainesville City School System provided a letter of opposition to the request. It is the 
staff’s opinion that the proposed use is consistent with the Gainesville Comprehensive Plan, 
but the residential density is above 4 du/ac.     
 
The Planning Division staff is recommending conditional approval of this annexation request 
with Residential-II (R-II) zoning with 9 conditions. However, if the PAB is considering 
approving this request, staff would recommend an amendment to zoning condition #1 to limit 
the total number of units to 79 and 25 of them being age restricted units. 
 
Applicant Presentation: Attorney Steve Gilliam, 340 Jesse Jewell Parkway, Suite 300 
stated the applicant and builder were both unable to attend the meeting due to weather or 
traffic issues.  Attorney Gilliam presented a power-point presentation explaining the proposed 
project with 79 for sale fee-simple townhome units of which 25 units age restricted 55 & older.  
He advised the average cost would be $350,000 with a density 5.9 units per acre, mandatory 
HOA and restrictions for developers/investors to no more than 20 percent of the units leased, 
two access points on East Ridge Road and would be serviced by city water and sewer.  
Attorney Gilliam spoke about the development called “The Edmund Product” with Rockhaven 
Homes being the developer, 3 bedroom / 2 ½ bath homes, offset and staggered, 1,670 heated 
square feet, open floor plan, 16 ft standard driveway width, two car garages, 36 guest parking 
spaces, dog park, mail kiosk, and in agreement with the conditions.  He mentioned the city 
school board was not in favor of the project with concerns of school age children but received 
a census from the developer considering percentages equals to approximately 10 school age 
children for the entire development and there would not be a playground or other amenities 
for children.  He spoke about the Gainesville Future Land Use Development Plan being a 
guide, not an ordinance and the board would have authority to recommend a higher density.  
 
 FAVOR:  None 
 
OPPOSE: Tiffany Tuck, 362 Hardwood Drive, Cleveland, spoke on behalf of her mother 
(2012 Old Cornelia Highway) and aunt with two concerns with the project.  The first and main 
concern mentioned was having a 50 ft undisturbed buffer adjacent to the detention pond and 
the other traffic issues since there are no traffic lights to help with traffic flow at Old Cornelia 
and Jesse Jewell.     
 
Donna Jones, 2030 Old Cornelia Highway, advised she owns property at 2020 Old Cornelia 
Highway and 2024 Old Cornelia Highway is under contract and is a lifelong resident of 
Rabbittown.  She advised traffic was a major concern along with drivers speeding and theft of 
vehicle parts.  She mentioned other concerns such as not able to get on the city sewer, the 
development would allow people to come across her property and not safe to be outside, 
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Gainesville Planning and Appeals Board 
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speeding of vehicles making it unsafe to walk to the mailbox and no traffic light for at two 
intersections. 
 
Chairman Carter stated if the project was approved would provide the potential for sewer 
service in future.  He asked Deputy Tate to comment on the setbacks for the detention pond 
and advised there would be a 25 ft buffer required between the property line and detention 
pond with the detention pond being fenced. 
 
Board Member Martin asked about sidewalks and Deputy Tate confirmed five foot wide 
sidewalks will be required. 
 
Attorney Gilliam agreed with Deputy Tate and sewer access would be available for them and 
not just for the development buffer along with complying with code of being fenced.  He 
advised with the home price of $350,000 there would not be anyone stealing parts from 
vehicles. 
 
Board Comments:  Board Member Young asked for confirmation about bus service being 
only on the east and west of Old Cornelia Highway but not on East Ridge Road.  Deputy Tate 
confirmed and stated the bus service goes all the way east to the Gainesville Township 
development which will have school age children. 
 
There was a motion to recommend conditional approval of the annexation request for 
residential townhomes and establish zoning as Residential-II (R-II) with the following 
conditions amending condition one: 
 
Conditions 

1. The subject property shall be limited to a maximum of 79 residential units. A 

minimum of 25 units shall be age-restricted (55 years of age or older).  Multi-family 

apartments are not permitted. 

The development shall comply with applicable U. S. Department of Housing and 

Urban Development (HUD) rules for age-restricted communities.  The organization 

established for the management of the development shall comply with HUD rules 

for verification of occupancy and shall maintain procedures for routinely 

determining the occupancy of each unit.  Such procedures may be part of a normal 

leasing or purchasing agreement and must provide for regular updates as required 

by HUD. 

2. All townhomes shall be a minimum of 24 feet in width and have front or rear loaded 

two-car garages. 

3. The development standards within the applicant’s narrative, site plans, and 

architectural renderings shall be made part of the zoning ordinance and shall be 

subject to the Community and Economic Development Director approval. Any 

zoning conditions adopted as part of this zoning ordinance that conflict with the 

applicant’s narrative, concept plan and architectural renderings shall take 

precedence over the applicant’s development standards. 

4. A mandatory Homeowners Association (HOA) shall be required for the proposed 

development providing for the financial management, architectural controls, 

enforcement of community standards and management of all common areas. The 
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Board will be established and operated by the developer until such time the powers 

are transferred to the HOA. A covenant shall be required to be recorded for the 

proposed development stating that no more than 20% of the total residential units 

may be rented. 

5. All access point design for the subject property shall be submitted for review and 

approval by the Gainesville Public Works Director and Hall County Public Works 

department. 

6. All proposed detention ponds shall be fenced and landscaped to mitigate the view 

from all roads and adjacent properties. All fencing and landscaping materials shall 

be approved by the Community and Economic Development Department Director. 

7. The front yard of each lot shall be sodded and planted with at least one 3” caliper 

in size hardwood tree. 

8. The storage of all trash receptacles shall be screened from view from the road and 

adjacent properties. 

9. The developer shall use a variety of techniques to avoid the monotonous appearance 
of identical townhome buildings. Such techniques may employ among others the use 
of differing front elevations, architectural styles, building exteriors, and other similar 
techniques so that no townhome building is the same as any townhome building 
directly in front or on either adjacent side of the structure. Other architectural 
requirements shall include: 

 

• Carriage-style garage doors with decorative hardware or other embellishments 
shall be used on all townhomes. 

• All roofs shall consist of architectural/dimensional style asphalt shingles. 

• All roofs and gables shall be of a pitch no less than 8/12.  

• The exterior materials shall consist of a mixture of brick, stone, fiber cement 
siding, cedar shake or wood siding. 

• A minimum 3-foot architectural foundation water table of matching brick or 
stone material, that also covers all exposed foundations, shall be required on 
the front and sides of the townhome buildings. 

• Vinyl siding shall only be permitted on soffit areas. 

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

   Vote – 6 favor, 1 vacant 
 
NEW BUSINESS 

 
A. Annexation Request 
 

1) Request from Greg Loyd to annex a 0.43± acre tract located on the northwest side of the 
intersection of Lyman Street and Pearl Nix Parkway (a/k/a 1432 Lyman Street, SW), with 
a zoning of Residential-II (R-II). 
Ward Number: Five 
Tax Parcel Number(s): 00-126-004-006 
Request: Two duplex apartments 

 
Staff Presentation:  Planning Manager Heather Deweese gave the following staff 
presentation: 
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The applicant is proposing to annex the subject 0.43 acre property with a zoning of R-II for 
two-duplex apartments.  The property is currently zoned R-1 within unincorporated Hall 
County and the city limits are adjacent to the property to the north.  There are currently no 
structures on the property.  The subject property is located within the Gateway Corridor 
Overlay Zone and the adjacent uses include established single-family homes within 
unincorporated Hall County. 
 
The proposed duplex units are three stories in height with 2,360 square feet of heated floor 
space, 3 bedrooms and 3 ½ bathrooms, and a one car garage and will be for rent.  Access is 
proposed from Lyman Street, which is a county road.  
 
The Gainesville Comprehensive Plan places the subject property within the General Mixed-
Use land use category and the West Side Character Area which supports a mixture of land 
uses such as office, neighborhood retail, detached and attached residential uses such as 
higher density single-family residential and multi-family residential.  The proposed residential 
density for this development is 9.75± dwelling units per acre. 

 
The Planning Division staff is recommending conditional approval of this annexation request 
with Residential-II (R-II) zoning, based on the Comprehensive Land Use Plan and the 
adjacent residential land uses. 
 
Applicant Presentation: Greg Loyd, 421 Ridgewood Avenue, and office located at 1730 
MLK and is the general contractor representing Mr. Carrillo.  Mr. Loyd advised he has built 
several duplex apartments, similar in style and nothing to add to the staff report.  He did state 
the previous owner had demolished structures on the property before Mr. Carrillo purchased 
it.  He spoke about a 3 ft stone watermark being added, and was unsure of rental rate but 
anticipated it would be $1,600 to $1,800 per month for 3 bedroom, 2 ½ bath, single car garage 
and ample space for another vehicle in driveway. 
 
FAVOR:  None 
 
OPPOSE: None 
 
There was a motion to recommend conditional approval of the annexation request for 
two duplex apartments and to establish zoning as Residential-II (R-II) with the following 
conditions: 
 
Conditions 

1. The development standards within the applicant’s narrative, site plans, and 

architectural renderings shall be made part of the zoning ordinance, and shall be 

subject to the Community and Economic Development Director approval. Any 

zoning conditions adopted as part of this zoning ordinance that conflict with the 

applicant’s narrative, concept plan and architectural renderings shall take 

precedence over the applicant’s development standards. 

2. 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. 

3. All access point design for the subject property shall be submitted for review and 
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approval by the Gainesville Public Works Director, Hall County and/or the Georgia 

Department of Transportation. 

4. The front yard of each lot shall be sodded and planted with at least one 3” caliper in 

size hardwood tree. 

5. The front, rear, and sides of each townhome unit shall be constructed with a 

minimum 3-foot-high architectural watermark of brick or stone materials. 

6. The individual garbage containers shall be stored behind each residential unit and 

screened by a privacy fence in a manner so as not to be visible from the proposed 

residential units, adjoining properties, roads and parking areas subject to the 

approval of the Community and Economic Development Director. 

7. The property owner or a property manager shall be responsible for the regular 

maintenance of the entire property. 

Motion made by Board Member Young 
Motion seconded by Board Member DeFoor 

   Vote – 6 favor, 1 vacant 
 

B. Code Amendment Request 
 

1) Request from the City of Gainesville to amend the Unified Land Development Code and 
official zoning map for the City of Gainesville, Georgia to repeal and replace in its entirety 
Title 9, entitled “Unified Land Development Code”. 

 
Staff Presentation:  Nathan Brown with TSW in Atlanta specializing in planning and working 
with staff since May 2023 to revise the ULDC.  He reviewed the edits and proposed changes 
and the request should go to City Council in December.   
 
Mr. Brown advised the process involved Attorney Joe Cooley reviewed codes from a legal 
perspective, reviewed planning documents over past years, Downtown Master Plan, 
Comprehensive Plan, including interviews with sixteen to twenty people that works with the 
code, along with three steering committee meetings.  He stated the existing ULDC is good but 
would not be a full code rewrite, updates to align with policies approved by the council over 
the past few years.  
 
Technical changes:  Reduce number of articles from 24 to 20, combine definitions to single 
location, cleaned up district tables, removed duplicate text and added few more graphics.   
 
Policy Changes:  Stormwater process for single-family and two-family lots, lots with steep 
slopes will have additional stormwater review. 
 
Residential Density: Downtown and Midland overlay density changed from 12 to 18 units per 
acre; Downtown density limited by maximum height and size of property, off-street parking 
required in Central Business districts for developments over 18 dwelling units per acre, special 
use permit to increase density, 2 spaces per unit plus 1 guest space for every 10 units. 
 
Residential Districts:  Residential height for infill development in R-I and N-C districts, 
Adjacency Based Option - property around to determine height, height for buildings within 200 
ft on either direction not to exceed 20 percent above the average height.  Another provision, 
additional height permitted upon an increased side setback; administrative waiver applies 
when topography or other site conditions don’t warrant compatibility.  
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Policy Updates – overlay changes:  Midland Overlay expanded, all residential uses to be 
permitted by right in overlay; added prohibited uses from 32 to 37; setbacks along streets 
reduced from15 ft now 5 ft from back of sidewalk. 
 
Auto Oriented Uses:  Differentiate between new and used sales; standards include minimum 
lot size requirements, no outdoor repairs, storage limits, parking plans, landscaping and 
screening, separation requirement for used auto sales of 1,320 feet (¼ mile). 
 
Auto Repair: Differentiate between minor and major repair; new standards for lot sizes of 1.0 
acres for minor and 2.0 for major; no outdoor repairs, storage limitations, parking plans and 
landscaping and screening. 
 
Policy Updates: Landscaping; property owner must maintain and enhancement landscaping.  
 
Next Steps:  City Council Adoption on December 16, 2025. 
 
Chairman Carter complimented on a great presentation, thorough and understandable.  
 
Deputy Director Tate reminded the board part of the amendment includes amending the 
official zoning map as well.  Chairman Carter stated it only needed one motion amending 
ULDC and the official zoning map. 
 
FAVOR:  None 
 
OPPOSE: None 
 
There was a motion to recommend approval of the code amendment request as 
presented. 

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

   Vote – 6 favor, 1 vacant 
 

ADJOURNMENT 
 

 There was a motion to adjourn the meeting at 6:21 p.m. 
 

Motion made by Board Member Martin 
Motion seconded by Board Member Young 

   Vote – 6 favor, 1 vacant 
 
Respectfully submitted, 
 
 
 
   
                 Doug Carter, Chairman                 
 
 

  
Gwen Fleming, Recording Secretary 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2025 

Date Submitted: November 20, 2025 

Final Approval Date: November 21, 2025  

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

Item of Business: Request from Jesus Carrillo to annex a 0.42± acre tract located on the 
north side of Dorothy Drive, east of Washington Avenue (a/k/a 1450 
Dorothy Drive, SW), with a zoning of Residential-II (R-II). 

Meeting Date: December 9, 2025 
 
Purpose of Request: 
The applicant is proposing to annex the subject property with a zoning of Residential-II (R-II). The intent is to 
annex a remnant tract that is part of an unincorporated island to construct a residential duplex apartment on 
city sewer. A single driveway is proposed from Dorothy Drive and a total of four on-site parking spaces will be 
provided. The proposed duplex is two stories in height, each containing 1,739 square feet of heated floor 
space, 4 bedrooms and 3 ½ bathrooms, and a one- car garage.   
  
The adjacent uses include established single-family homes and a retail shopping center (Moe’s / Firehouse 
Subs). 

Facts & Issues / History & Background: 
 

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

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

Sources of Funds:  

Administrative Comments: 
 
Attachments: 

1.   Staff Recommendation Report 
2.   Location maps 
3.   Narrative 
4.   Plat 
5.   Site plan 
6.   Architectural rendering 
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GAINESVILLE PLANNING and APPEALS BOARD 

STAFF RECOMMENDATION 
 
 

Applicant .................................................................. Jesus Carrillo 

Property Owner………………………………………… Carrillo Realty LLC 

Location .................................................................... 1450 Dorothy Drive, SW 

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

Total Acres ............................................................... .0.42+ acre 

Ward .......................................................................... Five 

Proposed Use ........................................................... Duplex apartment 

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

Date ........................................................................... December 9, 2025  

 
▪ Applicant’s Proposal and Background Information 
 
The applicant is proposing to annex the subject property with a zoning of Residential-II (R-II). The 
current vacant property is zoned Highway Business (H-B) in Hall County and Residential-II (R-II) 
with in the City of Gainesville. The intent is to annex a remnant tract that is located within an 
unincorporated island to construct a residential duplex apartment on city sewer. A single driveway 
is proposed from Dorothy Drive and a total of four on-site parking spaces will be provided. The 
proposed duplex is two stories in height, each containing 1,739 square feet of heated floor space, 
4 bedrooms and 3 ½ bathrooms, and a one car garage. The duplex will be for rent. 
 
The subject property is located within the Hall County Gateway District and the adjacent uses 
include established single-family homes within unincorporated Hall County. 
 
▪ Adjacent Land Use and Zoning 

 

Location Use Zoning 

North Used auto sales Highway Business (H-B) -County 

South Retail General Business (G-B)-City 

East Duplex Residential II (R-II)-City 

West Single-family home Highway Business (H-B) -County 

 
Other surrounding uses include Dairy Queen, Moe’s Southwest Grill, Firehouse subs, Hoopla at 
the Hive, and Truist bank. 
 
▪ Other Departmental Comments 
 
There were no departmental comments for this request. 
 
▪ Zoning History 

 
2025 - A request by Branch Lakeshore Associates, LP to rezone a 48.86+ acres tract located at 
150 Pearl Nix Parkway from Regional Business (R-B) to Planned Unit Development (P-U-D) was 
approved with conditions for a mixed-use development. 
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2021 - A request by Two Capital Partners to rezone a 24.857± acres tract located at 600, 610 and 
622 Shallowford Road, SW; 1515 Skelton Roade, SW; 1448 and 1450 Hudgins Street, SW from 
Neighborhood Business (N-B) and General Business (G-B) to Planned Unit Development (P-U-
D) was approved with conditions for a mixed-use development. 
 
2020 - A request by Juan Luna for a special use within Neighborhood Business (N-B) zoning on 
a 1.66± acres tract located at 915 Washington Street, SW was approved with conditions for twenty 
multi-family apartments. 
 
2019 - A request by the Gainesville Housing Authority to rezone a 6.822± acres tract located at 
320 Tower Heights Road from Residential-II (R-II) to Planned Unit Development (P-U-D) was 
approved with conditions for multi-family apartments. 
 
2018 - A request by REB Land Development, LLC to rezone a 2.744± acres tract located at 621 
Lakeshore Drive from Residential-I (R-I) to General Business (G-B) for a multi-tenant retail, office 
and restaurant was withdrawn. 
  
2017- A request by Gainesville Market, LLC for a special use within General Business (G-B) 
zoning on a 5.0± acres located at 600 Shallowford Road was approved with conditions for a 
commercial outdoor recreational facility. 
 
2017 - A request by Masy Seng to annex a 0.19 ± acre tract with a zoning of General Business 
(G-B) located at 593 and 597 Shallowford Road was conditionally approved for a donut shop. 

. 
▪ Staff Analysis 

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

The surrounding area includes property within the city and county consisting of multi-family homes 
and commercial properties.  The purpose of the request is for two duplex apartments, which 
appear to be suitable given the adjacent development.  
  
(2) Will the proposed use adversely affect the existing use or usability of adjacent or 
nearby property? 

The existing property is undeveloped and will function similarly to the adjacent duplex apartment 
homes.  The proposed use is similar to other lots within the city limits served by public sewer and 
should not adversely affect 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 the Commercial 
Land Use District which includes areas with focused retail, office, or other commercial service 
activities such as grocery stores, banks, restaurants, theaters, hotels, and automotive-related 
businesses. Commercial uses may be located as a single use in one building or grouped together 
in a shopping center. 
 
According to the Character Area map for the City of Gainesville, the subject property is located 
within the West side Character Area. This character area is mostly built out, but there are areas 
that are not being used at their greatest or highest use, making redevelopment desirable. The 
overall vision for the area is to leverage the existing cultural resources that serve as assets for 
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the area, such as Alta Vista Cemetery, while making targeted improvements to areas that need 
it. Appropriate uses include higher density single-family residential, multi-family residential, 
general mixed-use, commercial, light industrial, public and institutional, and parks and recreation.  
 
(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 

The property is located partially in the county and the city. The property could remain in the County 
under its current zoning of Residential-II (R-II) and can be used as residential. Annexing the 
property for water and sewer services will further reduce part of an existing unincorporated island 
and allow for the proposed duplex apartments which are in density range with the comprehensive 
plan. 
 
(5) Will the proposed use cause an excessive or burdensome use of public facilities or 
services, including but not limited to streets, schools, water or sewer utilities, and police 
or fire protection? 

The change from County jurisdiction to City jurisdiction should not substantially affect public 
facilities or services.  
 
There is sufficient water and sewer capacity that can serve the property. The Gainesville Fire and 
Police Departments currently respond to adjacent and nearby properties and Gainesville Fire 
Station #1 is approximately 1.83 miles from the subject property.  The proposed duplex 
apartments should have minimal impact on existing roads.  
 
Given the scale of the request (two duplex apartments), minimal impacts to the City school system 
are anticipated as school bus service is currently provided within the immediate area.   
 
(6) Is the proposed use supported by new or changing conditions not anticipated by the 
Comprehensive Plan or reflected in the existing zoning on the property or surrounding 
properties? 

 
The proposed use is supported by new and changing conditions in the surrounding area and 
seems to promote the redevelopment goals of this area.    
 
(7) Does the proposed use reflect a reasonable balance between the promotion of the 
public health, safety, morality, or general welfare and the right to unrestricted use of 
property? 

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

architectural renderings shall be made part of the zoning ordinance, and shall be 
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subject to the Community and Economic Development Director approval. Any zoning 

conditions adopted as part of this zoning ordinance that conflict with the applicant’s 

narrative, concept plan and architectural renderings shall take precedence over the 

applicant’s development standards.  

 
2. 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. 
 

3. All access point design for the subject property shall be submitted for review and 
approval by the Gainesville Public Works Director.   

 
4. The front yard of each lot shall be sodded and planted with at least one 3” caliper in 

size hardwood tree.   
 

5. The front, rear, and sides of each townhome unit shall be constructed with a minimum 
3-foot-high architectural watermark of brick or stone materials.  

 
6. The individual garbage containers shall be stored behind each residential unit and 

screened by a privacy fence in a manner so as not to be visible from the proposed 
residential units, adjoining properties, roads and parking areas subject to the approval 
of the Community and Economic Development Director.  

 
7. The property owner or a property manager shall be responsible for the regular 

maintenance of the entire property. 
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CITY OF GAINESVILLE 
 

Planning and Appeals Board 
Agenda Request 

 

 
  
Item Created: November 20, 2025 

Date Submitted: November 21, 2025 

Final Approval Date: November 21, 2025  

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

Item of Business: Request from Candler Development Services to rezone an 8.33± acres 
tract located on the northeast side of Old Athens Road, between Harrison 
Square and Harrison Drive (a/k/a 815 Harrison Drive, SE) from Residential-
II (R-II) to Planned Unit Development (P-U-D). 

Meeting Date: December 9, 2025 
 
Purpose of Request: 
The applicant is proposing to rezone the subject property from Residential-II (R-II) to Planned Unit 
Development (P-U-D) for a multifamily, mixed-use development. The proposal includes phase 2 and phase 3 
of the overall Gainesville Housing Authority redevelopment known as Lakeside at Harrison Village.  Phase 1 
includes the neighboring property that was recently developed for the 120-unit “Harrison Village” mixed-income 
apartment community, which is not part of this rezoning request.  
  
Phase 2 includes a total of 100 senior housing units on 4.53 acres, comprised of 50–1 bed/ 1 bath and 50–2 
bed/ 2 bath units within a four-story manor home-style building. Units will range from 714 and 1,002 square 
feet in size. Amenities include a fitness center, community spaces, an outdoor pavilion with a community 
garden and a 10,000 square foot Commercial Maker's Space with a commercial kitchen, classroom, 
entrepreneurial lab, and a neighborhood market/storefront. Phase 2 is anticipated to be completed for 
occupancy by March 2028.  
  
Phase 3 includes a total of 45 workforce housing units on 3.8 acres that will include a mixture of two, three and 
four-unit buildings, cottages, townhomes, and flats not to exceed two-stories in height. The units will include 2 
beds/ 2 baths and 3 beds/ 3 baths and will range from 900 to 1,600 square feet in size. Amenities include a 
3,000± square foot community building and other amenities serving residents. 
  
Vehicular access is proposed from Harrison Drive and Harrison Square, and a total of 195 on-site parking 
spaces will be provided. Phase 3 is anticipated to be completed for occupancy by July 2028. 
  
The property currently contains 75 affordable housing units and a clubhouse within 16 buildings that will be 
demolished. The adjacent uses include the New Life Missionary Baptist Church, a cemetery, single-family 
homes, and two convenience stores that front Athens Street. 

Facts & Issues / History & Background: 
 

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

Department Director: 
Rusty Ligon 
 

Page 22 of 159



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 and Architectural Renderings 
4.   Phasing Plan 
5.   Site Plan 
6.   Plat 
7.   Traffic Impact Study 
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GAINESVILLE PLANNING and APPEALS BOARD 

STAFF RECOMMENDATION 
 
 

Applicant .................................................................. Candler Development Services 

Property Owner ........................................................ Gainesville Housing Authority 

Location .................................................................... 815 Harrison Drive, SE 

Request..................................................................... Rezone from R-II to P-U-D 

Total Acres ............................................................... 8.33+ acres 

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

Proposed Use ........................................................... Multi-family housing (145 units) 

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

Date ........................................................................... December 9, 2025  

 
▪ Applicant’s Proposal and Background Information 
 
The applicant is proposing to rezone the subject property from Residential-II (R-II) to Planned Unit 
Development (P-U-D) for a multi-family, mixed-use development. The proposal is a 
redevelopment of the existing Harrison Square property. This redevelopment includes Phase 2 
and Phase 3 of an overall Gainesville Housing Authority redevelopment known as “Lakeside at 
Harrison Village”. Phase 1 includes the neighboring property that contains the recently 
constructed 120-unit “Harrison Village” mixed-income apartment community which is not part of 
this request.  

 
Phase 2 includes a total of 100 senior housing units on 4.53 acres, consisting of  
a four-story manor home style apartment building. Two driveways are proposed from Harrison 
Drive. The parking ratio for the senior housing component will be a maximum of 1.25 parking 
spaces per dwelling unit, for a total not to exceed 125 parking spaces.  Amenities include fitness 
center, community spaces, outdoor pavilion with community garden, and a 10,000 square foot 
Commercial Maker’s Space to include a commercial kitchen, classroom space, entrepreneurial 
lab, and neighborhood market/storefront. The anticipated completion date is March of 2028.  
 

Phase II Number of Units Unit Size 

1 Bedroom 1 Bath Senior Apartments 50 714 ± sf 

2 Bedroom 2 Bath Senior Apartments 50 1,002 ± sf 

 
Phase 3 includes a total of 45 workforce housing units on 3.8 acres that will include a mixture of 
two, three and four-unit buildings, cottages, townhomes, and flats not to exceed two-story in 
height. One driveway is proposed from Harrison Drive and a minimum of 1.5 parking spaces per 
unit will be provided. Amenities include a 3,000± square foot community center and other 
amenities serving the residents.  The anticipated completion date is July of 2028. 
  

Phase III Building Number of Units Unit Size 

2 Bedroom 2 Bath Flats A 32 900-950 ± sf 

3 Bedroom 2 Bath Townhomes B 8 1,175-1,225 ± sf 

3 Bedroom 2 Bath 
Flats/Townhomes/Cottages 

C 3 1,190-1,600 ± sf 

3 Bed 2 Bath Flats C 2 1,210-1,260 ± sf 
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▪ Adjacent Land Use and Zoning 
 

Location Use Zoning 

North Lakeside at Harrison Village Apartments Residential-II (R-II) -City 

South Convenience Store/ Restaurant Industrial-I (I-1) -County  

East Single Family Homes Residential-I (R-I) -County 
Residential-II (R-II) -City 

West New Life Missionary Baptist Church, Cemetery  Residential-I (R-I) -County 

 
Other significant uses within the immediate are include Fieldale Farms Poultry Processing Plant, 
Hall County Health Department, E. E. Butler Head Start/Pre-K and Butler Park. 
 
▪ Other Departmental Comments 
 
There were no departmental comments at this time.  
  
▪ Zoning History 
 
The following zoning actions have taken place in the immediate area during the last ten years: 
 
2023 – A request by Heliodora Galeas De Bonilla, LLC to annex and establish Residential-II (R-
II) zoning on a 0.11± acre tract located at 1338 Harrison Drive, SE for an existing single-family 
home was approved.  
 
2022 – A request by West Ridge Storage, LLC to rezone a 3.69± acres tract located at 891 West 
Ridge Road, SE from Regional Business (R-B) to Light Industrial (L-I) for climate controlled self-
storage was approved with conditions. 
 
2019- A request by the Gainesville Housing Authority to annex and establish Residential-II  
(R-II) zoning on a 2.031± acres property located at 1368 Harrison Drive was approved with 
conditions for low-income multi-family housing.  
 
2019- A request by Karl Chambers and David Reddicks to annex and establish Residential-II  
(R-II) zoning on a 0.49± acre property located at 1026 Athens Street was approved with conditions 
for a residential duplex.  
 
2018 – A request by KRM 2016 LLC to rezone a 0.855 ± acre tract located at 827, 831 and 851 
Athens Street, SE from Residential-II (R-II) and Heavy Industrial (H-I) to Residential-II (R-II) for 
five residential duplexes was approved with conditions. 
 
2015- A request by Luciano Garcia to annex a 0.15± acre tract with a zoning of Residential II (R-
II) located at 1306 Brown Street was approved for sewer for an existing single-family home.  
 
 
Staff Analysis 

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

The property currently contains 75 affordable housing units within apartment buildings that will be 
demolished. The adjacent uses include the New Life Missionary Baptist Church, a cemetery, 
single-family homes, and two convenience stores that front Athens Street zoned R-I, R-II, and 
H-I. The proposed 145 multi-family units will be a redevelopment of the existing housing authority 
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property. The rezoning will allow for a variety of housing options, store front, and entrepreneurial 
lab for residents. Both the commercial and residential uses are consistent with the surrounding 
area.  

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

The proposed use will function similar to the adjacent Lakeside at Harrison Village property that 
was recently developed.  The proposal will provide for more attainable quality housing 
opportunities with amenities that will serve the community.  
 
(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 Residential land use category which includes areas planned for single-family attached or 
multi-family housing at densities ranging from four to twelve dwelling units per acre. The proposed 
residential density is 17.4 dwelling units per acre. However, all three phases of the Housing 
Authority development total 30± acres at an overall density of 8.8 du/ac which is within density 
range. 

According to the Character Area map for the City of Gainesville, most of the subject property is 
located within the Economic Development Gateways Character Area which includes campus-
style master plans or subdivision developments with low-rise office or office-warehouse buildings.  
Other goals include creating gateways for visitors entering the city from I-985, supporting the 
revitalization of the Athens Street corridor, and creating better connections to the Downtown and 
Midland areas. Appropriate land uses in this area include limited multi-family residential, general 
mixed-use, commercial, industrial, public and institutional, parks and recreation. 
 
(4) Are there substantial reasons why the property cannot or should not be used as 
currently zoned? 

The property is currently zoned R-II which allows for a residential density of up to 12 dwelling 
units per acre (100 units). The applicant desires to rezone the property to a Planned Unit 
Development (P-U-D) to allow for a mixture of housing for affordable and market rate housing 
units for families and seniors at a residential density of 17.5 du/ac for phases 2 and 3. The overall 
density of phases 1, 2 and 3 is approximately 8.8 du/ac.  

 
(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? 

Surrounding properties currently utilize City water and sewer services and there is sufficient 
capacity to serve the development.  
 
Existing public safety services respond to the adjacent and nearby properties. Gainesville Fire 
Station #1 located off Queen City Parkway is approximately 1.97 miles from the subject property. 
Gainesville Police currently patrol the Athens Street area.   
 
The provided traffic report includes phase 1 of Harrison Drive Apartments and an additional 45 
units that are not part of this request.   
 
According to the Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th 

Edition), the proposed 146-unit development could generate 1,122 new trips per weekday and 

96 A.M. and 99 P.M. peak hour trips during the weekday. The existing road network appears 
sufficient to accommodate the proposal and it is anticipated that most of the turning movements 
will occur at Athens Street, Harrison Drive, and nearby Monroe Drive, which are unsignalized. 
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The study recommends a right turn lane along Harrison Drive and a left-turn lane on Monroe 
Drive.  
 

It is unknown at this time how many children will be living within the development to know what 
the impact will be on the school system. School bus services are currently provided for the existing 
75 public housing units.  

 

(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 zoned for multi-family purposes and historically developed as public 
housing units. The Comprehensive Plan anticipates the subject properties to be developed for 
multi-family purposes and is located within the Economic Development Gateways Character Area. 
This area supports a mixture of housing types including multi-family and encourages to 
redevelopment of older areas. The rezoning will allow for more diverse housing options and 
opportunities for residents through the proposed Maker’s Space designed to foster innovation, 
skill-building, and entrepreneurship.  

 
(7) Does the proposed use reflect a reasonable balance between the promotion of the 
public health, safety, morality, or general welfare and the right to unrestricted use of 
property? 

The proposal is consistent with the Comprehensive Plan and will bring needed quality and 
affordable residential development to Gainesville-Hall County. The proposed use 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 
P-U-D zoning, based on the Comprehensive Plan and the adjacent and nearby mixture of 
residential uses. 

 
Conditions 
  
1. The development standards within the narrative, site plan, architectural renderings and 

pictures submitted with the applicant’s rezoning application shall be made part of the 
zoning ordinance and shall be subject to the approval of the Director of the Community 
and Economic Development Department. 

2. Any proposed dumpster shall be enclosed and screened from view from the adjoining 
properties, roads and parking areas.  

3. Any individual garbage containers shall be stored behind each residential unit and 
screened by a privacy fence in a manner so as not to be visible from the proposed 
residential units, adjoining properties, roads and parking areas subject to the approval 
of the Community and Economic Development Director.  
 

4. All access point design for the subject property shall require review and approval by 
the Gainesville Public Works Department Director. All required access/traffic/sidewalk 
improvements associated with the proposed development shall be at the full expense 
of the developer/property owner.  

5. An updated as-built survey/plat of the subject property, indicating all improvements 
shall be recorded prior to obtaining a Certificate of Occupancy for the use. 
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815 Harrison Drive, SE 01-142-003-001
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Rezone +/- 8.33 AC from Residential-II (R-II) to Planned Unit Development (P-U-D) for a
multi-family, mixed use development.
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Project:  Lakeside at Harrison Village – Phases 2 and 3 
Subject: Request to Parcel ID # 001142 003001 to PUD 
Date:  October 31, 2025  

 
Executive Summary 

 
Paces Preservation Partners and Gainesville Housing Authority (“GHA”) are excited to redevelop 

GHA’s existing Harrison Square property creating a mixed-income, mixed-use community.   

Relocation of the households at Harrison Square to the new Harrison Village will be completed by 

the end of 2025, with demolition to follow immediately.  We will completely redevelop the Harrison 

Square property located at 815 Harrison Drive (parcel ID # 001142 003001).  Paces and GHA recently 

won a tax-exempt bond award from the Georgia Department of Community Affairs (“DCA”), which 

will facilitate the new construction of 100 units of senior housing which will be located on a portion 

of the existing Harrison Square site along Old Athens Road.  This second phase of the project will be 

named Lakeside at Harrison Village ("Project"), which will be a new construction of 100-unit four-

story manor home style building that will provide seniors with a safe singular building with secure 

access points.  This Phase 2 project is specifically designed with seniors in mind and will consist of 65 

Project Based Vouchers (“PBV”) provided by DCA.  

The property, which consists of two tracts, is approximately 8.33-acres.  The “Lakeside at Harrison 

Village” senior housing development will be situated at the southeast corner of Harrison Drive, 

Athens Street, and Old Athens Road and will involve approximately 4.53 acres of the 8.33-acre 

property (or 54%).    The remaining 3.80-acre tract (or 46%) will be improved with various residential 

dwelling unit types including two-, three- and four-unit buildings, townhomes, and flats, or any 

combination, and multiple community buildings.  The density being proposed for the 8.33-acre tract 

is 17.5 dwelling units per acre; however, when combined with Harrison Village at Lakeside – Phase 1, 

the total overall density falls below 10 dwelling units per acre.   

The applicant requests to rezone the property to Planned Unit Development (PUD) in order to 

accommodate the mixed-use, mixed unit type development.  Rezoning to PUD will facilitate the 

development of various housing options at attainable prices for seniors and our community 

workforce, and the project will feature a commercial Maker’s Space that includes a commercial 

kitchen, classroom space, entrepreneurial lab, and a storefront. 

 

Senior Project Summary 
 
The Lakeside senior project will provide significant interior amenities while the exterior will be 
designed to meet city standards and the Vision for Athens Street yet blend well with the 
neighborhood.  Additionally, the senior housing component will meet corridor requirements and will 
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be a similarly styled Paces Preservation senior apartment community with significantly upgraded 
features in the interior and exterior.  Paces Preservation’s designs often incorporate exterior brick or 
stone, and hardi-plank, with significant fenestrations, and building designs to provide aesthetically 
pleasing communities for the residents, neighborhood, and community at large.  PPP provides larger 
unit sizes for seniors, and provides a beautiful indoor, and outdoor living environment to include items 
in our senior properties such as double-barreled coordinators for easy pass-thru, game rooms, 
libraries, senior gardens, plenty of indoor gather areas to include a larger community room for events, 
movie theaters, beauty parlors, examination rooms for visiting physicians, walking paths, gazebos, 
and outdoor patio space.   Below is the architect’s first rendering of Lakeside and pictures of a Paces 
Preservation senior project, which serves as an example of Paces Preservation’s attention to detail in 
its senior community designs.   
 
 
LAKESIDE AT HARRISON APARTMENTS (100 UNIT SENIOR PROPERTY) 
 
Lakeside senior housing development will consist of one 4-level, L-shaped building that will include 
fifty (50) 1-bedroom/1-bathroom and fifty (50) 2-bedroom/2-bathroom apartment homes.  Units will 
range in size from 714-square feet for the one-bedroom apartments up to 1,002-square feet for the 
two-bedroom units.  Exterior building materials will include fiber cement lap siding, fiber cement trim 
and soffit, brick veneer, and architectural shingles.  The parking ratio for the senior housing 
component will be a maximum of 1.25 parking spaces per dwelling unit, for a total not to exceed 125 
parking spaces.  The property will include communal porches, fitness center, community spaces and 
an outdoor pavilion with community garden beds. 
 
Building Setbacks: 

• Front Setback: Minimum of 15-feet and maximum of 30-feet 

• Side Setback: 10-feet 

• Rear Setback: 20-feet 

• Building Height: maximum of 4 stories and 60-feet 
 
Land Uses: 

• Multi-family residential apartments, with fitness center, community spaces and outdoor 
pavilion with community garden 

• Parking spaces at a maximum ration of 1.25 parking spaces per unit 

• 10,000-square foot commercial space for a Commercial Maker’s Space with a commercial 
kitchen, classroom space, entrepreneurial lab, and neighborhood market/storefront  

• Other residential and residential accessory uses or structures allowed under the city’s R-II 
zoning 
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Workforce Housing Summary 
 
Phase 3, which will be developed on the 3.80-acre tract situated between the proposed senior 
apartments on the Phase 1 units currently in leasing, will consist of a variety of housing types 
including two- and three-bedroom cottages, quadplexes, flats and townhomes or a combination of 
dwellings comprising 45 units.  The images below are sample designs of what we intend to build. 
Cottages and quadplexes will reflect the character of a single-family residential dwelling.  
Townhomes and buildings with flats will not exceed two stories.  The intent is for all buildings to 
reflect the residential character of Phase 1 and design standards illustrated in the city’s residential 
design guide.  Lot coverage by buildings, parking, etc. will be minimized so as to maximize 
greenspace.  A minimum of 1.5 parking spaces per unit will be provided in Phase 3.    
 
Building Setbacks: 

• Front Setback: Minimum of 15-feet and maximum of 30-feet 

• Side Setback: 10-feet 

• Rear Setback: 20-feet 

• Building Height: maximum of 2 stories and 50-feet 

• Building Separation: minimum of 10-feet between detached buildings 
 
Dwelling Units: 

• 2-Bedroom/2-Bathroom Flats: approximately 900-950-square feet in size 

• 3-Bedroom/2-Bathroom Flats: approximately not to exceed 1,210-1,260-square feet in size 
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• 3-Bedroom/2-Bathroom Townhomes: approximately 1,175-1,225-square feet in size 

• Single-family Flats/Townhomes/Cottages/Quadplexes: range between 1,190- to 1,600-square 
feet  

 
Land Uses: 

• Residential dwellings: single-family cottages, two-/three-/four-unit dwellings, townhomes, 
flats, and accessory dwelling units 

• 3,000-square foot Community center and other amenities serving the residents 

• Other residential and residential accessory uses or structures allowed under the city’s R-II 
zoning 
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Community Space Summary 

We are proposing to build a 3,000 square foot community building with a commercial Maker’s 

Space: A flexible-use facility designed to foster innovation, skill-building, and entrepreneurship. 

It will include: 

o A commercial kitchen for culinary training and small food business incubation. 

o Classroom space for workshops, vocational training, and community education. 

o An entrepreneurial lab equipped with tools and technology for prototyping and 

small-scale manufacturing. 

o A storefront to showcase and sell locally made products, supporting 

microenterprise development. 

The community space will be integrated into the community and will comply with the building 
setbacks, separation and height standards noted above for the residential component of Phase 3. This 
space is intended to be used and accessed by the residents of the Harrison Village at Lakeside 
community, and as such, only six parking spaces – above the 1.5 spaces per dwelling unit ratio for the 
Phase 3 project – are to be dedicated to the community space. 
 
The architectural design of the community space will be compatible and complimentary of the 
residential units of Phases 1 and 3 of the Harrison Village at Lakeside community. Building materials 
will be the same as those used in all three phases of residential construction. The image below is visual 
example of what could be constructed.  
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Community Benefit 

 
The proposed development as a Planned Unit Development (PUD) offers a unique opportunity to 

deliver meaningful and lasting benefits to the Gainesville community that far exceed what could be 

achieved through conventional zoning approaches. 

This thoughtfully designed project will introduce a diverse mix of land uses that promote walkability 

and align with sustainable growth principles. The integration of affordable housing for individuals 

aged 55 and older—100 units in Phase 2—addresses a critical need for senior housing, while Phase 

3 will expand attainable housing by an additional 45 dwelling units for our community workforce, 

including a mix of cottages and townhomes, supporting a range of income levels and family types. 

The development prioritizes open space preservation, with green areas strategically linked to larger 

open space networks. These include a community garden, a pavilion, and natural features that are 

retained to enhance the ecological and aesthetic value of the site. These spaces will foster 

community interaction, wellness, and environmental stewardship. 

Architectural quality is a cornerstone of the project, with designs that reflect the character of the 

community and contribute to a visually appealing and cohesive neighborhood. The inclusion of a 

community space featuring a commercial kitchen and maker’s space and commercial 

storefront/neighborhood market will serve as a hub for local entrepreneurship and economic 

development, offering residents and community members opportunities to collaborate, create, and 
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grow and gain access to goods without leaving their neighborhood. Additionally, the project will 

deliver significant infrastructure improvements, including enhanced access, sidewalks, and 

pedestrian connectivity, which will improve safety and mobility for residents and visitors alike. 

In summary, the proposed PUD represents a forward-thinking, inclusive, and community-oriented 

development that will: 

• Provide senior and workforce housing options at attainable prices 

• Preserve and connect open and natural spaces 

• Encourage economic development through shared community resources 

• Deliver high-quality architectural design 

• Enhance community cohesion and livability 

We respectfully submit that this proposal merits approval based on its comprehensive approach to 

serving the public interest and elevating the quality of life in Gainesville. 

 
Development Schedule 

 
Phase II Lakeside at Harrison Village 

Demolition of Existing Public Housing December 2026 

Closing on Financing    April 2026 

Construction     April 2026 – November 2027 

Occupancy     November 2027 – March 2028 

 

Phase III – Workforce Housing 

Site Development    April 2026 – July 2026 

Construction     November 2027 – March 2028 

Occupancy     March 2028 – July 2028 

 

Phase 3 - Community Space 

Construction      2028 
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PHASE II

SENIOR BUILDING
4 STORIES

TOTAL UNITS

1 BED / 1 BATH: 52
2 BED / 2 BATH: 48  
TOTAL: 100

PARKING
SENIOR BLDG: 1/UNIT: 100 SPACES
PROVIDED: +/- 106 SPACES
COMERCIAL: 1/300 sf: 35 SPACES
PROVIDED: 35 SPACES
TOTAL PROVIDED: +/- 141 SPACES

PHASE III

TOTAL UNITS

BUILDING A: 32
BUILDING B:   8
BUILDING C: 5  
TOTAL:         45

PARKING
REQUIRED         1.5/UNIT: 68 SPACES
TOTAL PROVIDED: 71 SPACES

EXISTING ZONING | R-II
FRONT SETBACK (STREET):30 ft
SIDE SETBACK: 10 ft
REAR SETBACK: 20 ft
MAX BUILDING HEIGHT: 60 ft
MAX BUILDING STORIES: 4

LEGEND

SENIOR BUILDING: 100 UNITS, 
4 STORIES

BUILDING A: 4 UNITS, 2 STORIES
(4) 2 BED/ 2 BATH FLATS

BUILDING B: 4 UNITS, 2 STORIES
(4) 3 BED/ 2 BATH TOWNHOME UNITS

BUILDING C: 5 UNITS, 2 STORIES
(3) 3 BED/ 2 BATH TOWNHOME UNITS
(2) 3 BED/ 2 BATH FLATS

COMMUNITY BUILDING (3000 SF)

EXTERIOR GATHERING AREA

STORMWATER DETENTION

Conceptual Site Plan - Phase III
OPTION 1

Lakeside at Harrison Village - Phase II  | Gainesville, GA  | 10/14/2025
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BUILDING A BUILDING B BUILDING C

Conceptual Site Plan - Phase III
PRECEDENT BUILDINGS

Lakeside at Harrison Village - Phase II  | Gainesville, GA  | 05/19/2025

Page 40 of 159



Page 41 of 159



Page 42 of 159



Page 43 of 159



Page 44 of 159



Page 45 of 159



Page 46 of 159



Page 47 of 159



Page 48 of 159



Page 49 of 159



Page 50 of 159



Page 51 of 159



Page 52 of 159



Page 53 of 159



Page 54 of 159



Page 55 of 159



Page 56 of 159



Page 57 of 159



Page 58 of 159



Page 59 of 159



Page 60 of 159



Page 61 of 159



Page 62 of 159



Page 63 of 159



Page 64 of 159



Page 65 of 159



Page 66 of 159



Page 67 of 159



Page 68 of 159



Page 69 of 159



Page 70 of 159



Page 71 of 159



Page 72 of 159



Page 73 of 159



Page 74 of 159



Page 75 of 159



Page 76 of 159



Page 77 of 159



Page 78 of 159



Page 79 of 159



Page 80 of 159



Page 81 of 159



Page 82 of 159



Page 83 of 159



Page 84 of 159



Page 85 of 159



Page 86 of 159



Page 87 of 159



Page 88 of 159



Page 89 of 159



Page 90 of 159



Page 91 of 159



Page 92 of 159



Page 93 of 159



Page 94 of 159



Page 95 of 159



Page 96 of 159



Page 97 of 159



Page 98 of 159



Page 99 of 159



Page 100 of 159



Page 101 of 159



Page 102 of 159



Page 103 of 159



Page 104 of 159



Page 105 of 159



Page 106 of 159



Page 107 of 159



Page 108 of 159



Page 109 of 159



Page 110 of 159



Page 111 of 159



Page 112 of 159



Page 113 of 159



Page 114 of 159



Page 115 of 159



Page 116 of 159



Page 117 of 159



Page 118 of 159



Page 119 of 159



Page 120 of 159



Page 121 of 159



Page 122 of 159



Page 123 of 159



Page 124 of 159



Page 125 of 159



Page 126 of 159



Page 127 of 159



Page 128 of 159



Page 129 of 159



Page 130 of 159



Page 131 of 159



Page 132 of 159



Page 133 of 159



Page 134 of 159



Page 135 of 159



Page 136 of 159



Page 137 of 159



Page 138 of 159



Page 139 of 159



Page 140 of 159



Page 141 of 159



Page 142 of 159



Page 143 of 159



Page 144 of 159



Page 145 of 159



Page 146 of 159



Page 147 of 159



Page 148 of 159



Page 149 of 159



Page 150 of 159



Page 151 of 159



Page 152 of 159



Page 153 of 159



Page 154 of 159



Page 155 of 159



Page 156 of 159



Page 157 of 159



Page 158 of 159



Page 159 of 159


	 CALL TO ORDER
	 MINUTES
	A. Minutes of November 10, 2025
	Agenda Request
	DRAFT Minutes


	 OLD BUSINESS
	 NEW BUSINESS
	A. Annexation
	1) Request from Jesus Carrillo to annex a 0.42± acre 
	Agenda Request
	Staff Recommendation Report
	Location maps
	Narrative
	Plat
	Site plan
	Architectural rendering


	B. Rezoning
	1) Request from Candler Development Services to rezon
	Agenda Request
	Staff Recommendation Report
	Location maps
	Narrative and Architectural Renderings
	Phasing Plan
	Site Plan
	Plat
	Traffic Impact Study



	 MISCELLANEOUS
	 ADJOURNMENT

