Georgia Mountains
Regional Commission

DRI Review Findings

TO: Kristie Turner, Principal Planner
Hall County Planning and Development
Other Interested Parties
FROM: Adam Hazell, AICP, Planning Director %é
DATE: June 2, 2025
SUBJECT: DRI Project Review, Hall County

PROJECT: DRI-4460, 5401 Old Winder - Residential

The Georgia Mountains Regional Commission (GMRC) has completed the review of the
project identified above. Based on comments received and staff analysis of this project, conducted
in accordance with the Georgia Department of Community Affair's Procedures for the Review of
Developments of Regional Impact, the GMRC finds that the proposed action does not present any
potential adverse inter-jurisdictional impacts. Please note that this finding is advisory only and
assumes the project will proceed as presented to the GMRC and will comply with all applicable
local, State and federal rules and regulations.

Copies of the staff review, any comments from interested stakeholders and any
recommendations have been included with this memo. They should be considered and addressed
by the local government in its final determination and review/permitting procedures for the finding
to remain as stated.
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Georgia Mountains
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DRI # 4460, 5401 Old Winder - Residential

STATEMENT OF FINDING

Based on the information provided, comments received, a review of the local comprehensive
plan and prevailing DRI review criteria, the GMRC staff analysis finds that this project does not
present any potential adverse interjurisdictional impacts. The finding assumes the project will
proceed as presented to the GMRC and only if the project complies with all applicable local,
State and federal rules and regulations and if the following advisory comments and
recommendations are considered and addressed.

Summary of Staff Review

e This is a proposal calls for approximately 320 multi-family units divided among six
different buildings, 380 single-family attached townhomes, and various amenity areas.

e The project site is located along SR 211/ Old Winder Highway near Braselton, with an
industrial component behind an adjoining residential portion. This is in southern Hall
County, near the burgeoning corridor of Interstate 85, and located near the Atlanta Motor
Speedway complex. The area has experienced a notable degree of suburbanization during
the past decade plus, with several other DRI-sized projects within a 10-mile radius having
already been developed. Water service would be provided by the City of Gainesville,
while sewer service would be provided by Hall County. Both systems are considered to
have sufficient capacity for the proposed project. No regional concerns regarding
utilities.

e The site is located on SR 211/ Old Winder Highway approximately 3.2 miles north of the
interchange with I-85. The site plan proposes one full-access driveway to SR 211, which
would be right across from Pleasant Hill Lane, thus creating a 4-way intersection. Initial
plans propose the intersection be rendered a single-lane traffic circle. The residential
development would be spread into 4 different pods (two each for the apartments and
townhomes), each having its own access to the main internal road to be constructed for
the development. Traffic projections for the residential component would produce peak-
hour vehicles trips per day at 537 in the morning and 610 in the evening.

Given that commercial traffic for the adjoining industrial component would need to pass
by the proposed additional residential development to reach the State route, the County/
GHMPO should ensure that the residential development has strong internal pedestrian
options and that the main road is designed for traffic calming to keep speeds minimal.
The County may also wish to consult GDOT on the best long-term options for the
intersection at SR 211, both to minimize congestion and ensure safety. No regional
concerns regarding transportation infrastructure.
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e The project proposes about 35% of impervious surface coverage for the residential
portion. There is a tributary to Mulberry Creek which bisects the larger development,
including the presence of some floodplains and possible wetlands. Including the
residential portion of the development, the draft site plan shows an internal road network
with three stream crossings. Mulberry Creek is the source of Braselton’s public water
supply and is among waters which Georgia’s Environmental Protection Division has
listed as “Not Supporting” its defined use due to contamination issues, therefore the
development should be mindful to not add further degradation to local water quality.

According to the application, the developer will work “with the (US Army) corps of
engineers and the local jurisdiction prior to any construction.” The application adds
further that “Stormwater management ponds to be provided to treat impervious surface
areas. 50" stream buffers in effect.”

Given the proximity to the stream and the extent of large impervious surfaces on site,
plus the sensitivity of Mulberry Creek downstream, the County should be sure
environmental reviews ensure best practices for managing stormwater runoff and
especially any septic or sewer infrastructure that could leak into the waterways.
Assuming compliance with State and local regulations, no regional concerns regarding
environmental protection. However, best environmental practices are encouraged
regarding stormwater management.
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CONSISTENCY REVIEW
Is the proposed DRI compliant with ... Comment
The GMRC Regional Plan? Yes.

Best environmental practices
Other State or regional plans for the area? recommended to protect a downstream
water supply resource.

Applicable Service Delivery Agreements and/or land

Yes
use management measures?
Projected capacity for utilities and services? Yes
Are there any potential inter-jurisdictional conflicts No significant or standing conflict was
identified by the GMRC? raised or identified by staff.

Outside Comments Received
(Copies of any comments received can be found as submitted attached to this report.)

Northeast Georgia Regional Commission
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DEVELOPMENTS OF REGIONAL IMPACT

Comments Form
Project Name: 5401 Old Winder - Residential Project LD.:  DRI-4460

Northeast Georgia Regional Commission
Name of Commenting Organization:

Address: 305 Research Dr.

Athens, GA 30605

Contact Person: _ Carol Flaute, Senior Community Planner Telephone No.:  706-369-5650
Do you believe your jurisdiction will be affected by the proposed development? X Yes No

Please describe the effects (positive and/or negative) the proposed project could have on your jurisdiction:

The stream that flows through the project site is a tributary of the Mulberry River, upstream of a municipal
water intake for the Town of Braselton. Additionally, the reach of the Mulberry River into which

the tributary flows is listed by the Georgia EPD as “not supporting” due to fecal coliform bacteria and
impacts on the macroinvertebrate community (EPD 2024 Integrated 305(b)/303(d) List).

Please ensure that the project is designed to minimize disruption to the existing streams, including
minimizing erosion and controlling stormwater runoff to avoid degradation of downstream water quality.
Low impact design measures like bioswales, rain gardens, and/or other green infrastructure are encouraged.

Form Completed By:  Carol Flaute Title:  Senior Community
Planner
Signature: Covol .M. Flaute Date:  5/23/25
Mail Comments to: Adam Hazell 0:770.538.2617
Planning Director F:770.538.2625
P. 0. Box 1720 E-mail: ahazell@gmrc.ga.gov

Gainesville, GA 30503

Comments Due By: May 23, 2025
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DEVELOPMENT OF REGIONAL IMPACT
Initial DRI Information
This form Is lo be compleled by the ¢lly or county govemmenl lo provide basle project Information thal will allow the RDC lo
8

delermine If the project appoars lo meel o oxceed applicablo DRI thresholds. Refer lo hoth the Rules (or (e DRI Process and
the DRI Tiers ond Thrasholds for more Information.

Local Government Inforimation
Submilling Local
'9 ot ]Hnl] Counly, Georgla

Individual melreo‘r‘ﬂng [Stoven P. Gliltam, Attornoy

Telephono: [770-538-3361

E-malk: I'.g|||ram@sgwmﬁlm.com

*Note; Tha local government represenlalive compleling this form Is responsible for the accuracy of the Information conlalned
hereln. Il a project Is lo be localed In moro than one Jurlsclolion and, intolal, he project meels or exceeds a DRI threshold, the
local goveinment in which the largesi portlon of Ihe project Is lo be located Is responsiule for Intlialing the DRI review process.

Proposed Project Information

Name of Pf;f;:::! [5401 OId Windor Highway, Braselton GA 30517 - Induslial

Locallon (Streel Addrass, I 5401 Old Winder Highway, Brasollon GA 30517

GPS8 Coordinales, or
Legal Lond Lot
Descilption):

Brlef Descri :i:nc‘:' - The Inlent Is lo dovot% sl:?:oxlmalloy 1,750,000SF of Light-Indusirlal

Amendmenl: Change lo 1,719,640 SF of light--induslrial

wvarehouso spaco on - Ocroes. ) ‘ : \rarehouse space on 124,108¢/- acres.
Approximalely near (eef of naw roadwaylparkway il
‘be conslrucled ta'seivé Ihls developmenl
Dovelopmont Type:
® (nol seleclad) € Holels € Wastewaler Trealmenl Faciiillos
 Office € Mixed Use " Pelroleum Slorage Faclilles
€ Commerclal € Niporls € Waler Supply Intokes/iResenvolrs

* Wholasalo & Distilbulion

€ Hospllals and Heallh Caro Facllilles
€ Houslng

K Industial

I other development lype, desciibe:

 Allraclions & Recreallonal Facillles
" Posl-8econdary Schools
" Wasle Handling Facllles

" Quanfes, Asphall & Cemen! Plants

€ Intermodal Terminals
€ Truck Stops

€ Any olher developmenl lypes

[NA



[GR-TA‘IIomu‘f?age‘|:ARCJHomeii?age |IRDEILINKsHIDCAHomelPage

Projact Sizo (I olunlls, |7 770 ¢ -
’ noorlgrea.uio.): I"TSOWDSF

owi: R T |
on 194,108 +/- acres

Malling Address: [as0 Brogdon Road
Address 2; I

city{Suwaneo Slato: |GA 2ip:| 30024

Talephone: [404.083-0195

Emall;

[mphelps@bmeompany.com

Is propeitly ovmer v
P diterent from  © (notselected) X Yes © No

dovoloper/applicani?
Ir'yas, propeity ovmet: |Kook-Ja Loe, Boen Chuan Loe, and Maln DI Chang

I3 the proposed rojecl
enti:&m:als vdthin @ (ratselecten) X Yas No‘

your local government's
Juitsdietion?

Il no, In whal additlonal
Juilsdlelions Is tho profect
located?

Is the cuiren! proposal a \?/
continualion of oxpansion  * (Notselected) © Yes No

of a provious DRI?

N/A

Il yes, provide Iho m
rollo'.-}i’ng Information; Preject Namo: |

Project |D: I
The Initial aclion balng

requested of the focay % ezoning
goveinmenl for thls [~ Varlance

PIOJOE [ oo nnect Sawar
™ ConnectWater
™ Permil
I™ Other |

Is Ils project a phase or
partof olargeroverall © (notselected) © Yes K No

pioject?

I yos, whal percent of the
?:vamll folieuldoot this IN/A
projecUphase represent?

Eslimaled Projoel 11 projectphase: ]

Complelion Dalos:
Overall project: | \H .

Submit Application I Save vilthout Submitling | Cancel l
Back (o Top

Sltaiftapi]!Statemeants| Gontaaty

Copyright @ 2007 The Georp/a Department of Community Affakis, NI Rights Reserved.
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DEVELOPMENT OF REGIONAL IMPACT
Additional DRI Information

This form [s lo be completed by the clly or counly governmenl lo provide Informalion needed by the RDC for Its ravievs of the
proposed DRI. Reler lo both the Rulas for the DI}l Procass and the DRI Tlers and Theasliolds for more Information.

Local Government Information
Submiling Local Governmenl:  Hall Counly, Georgla

Individual compleling (oim:  [{aven P, Gilllam, Altornay

Telephone: [770.536.3301

Emoll: [sgillam@sgwmiirm.com

Project Information
Name of Proposed Project: 5401 Old Winder Highway, Brasellon GA 30517 - Induslilal
DRIID Number:

Doveloper/Applicant:  [K2p Land Partners, LLG

Telophone! [404.663.0195

Emall{s):

| mphelps@bfhcompany.com

Additional Informalion Requested
Has (he RDC Idenlifted any additional g
Informallon required In order lo proceed @ (nol setected)  Yes R No

véih tho officlal reglonal review process? (Il
no, proceed to Economlo Impacts.)

Il yes, has thal addilonal Informalion been K
piavided foyout ROC and, lapplcaby @ (notselocted)  Yes JNo

I no, ho officlal revievs process can nol slail unlil this additional Informalion Is provided.

Economic Development
Etlimaled Valuo al Duitd-Oul; lr'[""{“s {_ﬁ,&( . '$ 2 5‘-‘»0‘ 260 CA p?rom'nu.u ‘D
Eslimaled M local | l.e., ' y E H
broply ton, ssas sy tono. - | Induglaal s FL7S00c5 (Agprovimdilyy
genoialed by the proposed developmenl:

1s the reglonal vwork force sulfilent Lo fil the
demand crealed by lhe proposed projfecl?  fnot selected}){Y o " No

Will this davelopment displaco any oxisling
L @ (not selected) " Yes [(No

Il'yos, pleaso desciibo flndudlng number of units, square feel, olo).



L Water Supply

" Namo of waler supply provider for Ihis slle: [ iy of Galnosville

w-%allslhea:llma!ndwaieuu y demand v i
' tobo goneraled by the rojul,maswedln I Tnolugtria| | 22ty sty

" Mitilons of Gallons Per Day (MGD)? | 028 mgd 1

Is sufficlent vialer supply copacity available
toserva the propos F P‘:o,efw v @ (nolselected) X Yes © No

I(no, describe any plans lo oxpand the exIsling water supply capacily:

' Is a waler line extenslon required lo serve
¢ this project? @ (nol selecled) © Yeos  No

+ Ilyes, how much addilional ine (In milos) vl bo required?

Wastewater Disposal

mm?loi veastewaler trealment provider for [Hail Counly Sanflary Sowar Sorvicos
s sllo}

y | SR ATl - ‘
Doty o e Lnots{iel| 023 MOA GPD (', 02225 M&D)

t Milions of Gallons Per Day (MGD)?

" 1s sulficlent wastowaler (roalment capacity
available (o serve (his proposed project? @ (not selecled) )\/Yes o

+ I1no, describe any plans o expand exlsUng wastewaler trealment copacily:

: Is a sowaer lino exlenslon required to sorve p(
| ths project? ; # (nol selected) © Yos (X'No

N yos, how much addillonal line (in milles) véll bo requlred?

Land Transportation

| How much lrafflo volume Is expected to be The devdop kuﬂ[J@f\

onetaled by tho sed dovelopmonl, In
goakhovahmﬂpt:iojf:parday? (lontyan . AM Qeake howr, an

! sllornalive measure of volume Is avallable & \ x
! please provide,) ¢ 320 c_s-.k:ﬂ Haer ~3 +,

! Has a ralfo sludy been performed lo i K
i dolarmlno\mélrgr or nol [tansportalion or  (not seleoted) R Yos € No

| access Improvomenls vdll bo needed to
1 servo |his projeci?

1
Ase lranspoilalion Improvements needed lo b(
sarve Ihle piojasi? @ (nol selected) © Yes O(No

1t yes, please desciibo below.

ke I3 venide taps (263 anten
Qa ‘h:h.\ ,2 G0 new uld-\n'r.\( ffr.P"

¢« PA Yocke bour,

+273 1?*-""3\ )

290 -r..-d’urfj +



Solid Waste Disposal

- Hows muth solld waste Is the projecl Ao e R e T e
' a¥pocied to gencrale annual:; 11111 lons)? lF'.‘lﬁ lons i ,dgslf_‘lal_-‘_sjq&on!g
!

+ 15 sulficdent landfill capacily avaVable to }‘{

! sorve Ihls proposed pl:Joje ? @ (oot selacted)™] Yos © No

" Il no, dosciibe any plans to expand existing landfill capacily:

i
i
i

Will any hezerdous waste bo generated by (not solecled) © Yes%h

{he dovelopment?
. llyes, ploase explaln:
Stormwater Management
" Whal percenlago of tho site Is projectedto | ThE [ antiihe
| be Impervious suifaco once tho proposed
i development has been consirucled 1 Ul

| Dasciibe any measures proposed (such as b

ulfers, delenlion of relenlion ponds, pervious parking areas) lo mitigate the
projeci’a Impacls on slormyzaler management:

. Environimental Qualily
 Is Ihe dovelopment focated wilhin, of likely lo affecl any of the foXowing:
1. Water supply walersheds? @ (not selected) © Yos 3{".0

- 2. Significant groundwaler rechargo areas? (not selected) YnsR,NO

.

; 3. Wollands? @ (nol selected) ><res C No
; 4. Prolecied mountalns? @ (notselecled) vea}{uo
! 6. Proleclod river corddors? @ (nol selected) O Yes NNU
: 6. Floodplalns? & (notselectedily” Yes 5&(
; 7. Hislolo rosources? & (notsetected)  Yes A~ No
! 0. Other environmenlally sensitive @ (nol selected) Yesy[Nn

’ fesouices?

; Il you answered yes to any question abovo, doscribo how Iho [dentifed resource(s) may b alfected;
& ’ MpRZSBEIAHIB B LAY oratepa el G tinn e iinlbaiar Cieh!
L ehited F AN [1HEES o)
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