Georgia Mountains
Regional Commission

DRI Review Findings

T 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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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 1-85. 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.

Other State or regional plans for the area?

Best environmental practices
recommended to protect a downstream
water supply resource.

Applicable Service Delivery Agreements and/or land
use management measures?

Yes

Projected capacity for utilities and services?

Yes

Are there any potential inter-jurisdictional conflicts
identified by the GMRC?

No significant or standing conflict was
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: Canel .M. Flowite 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




Developments of Regional Impact

DRY Home DRX Rules Thresholds Tler Map FAQ Apply Viow submlisslons

. DEVELOPMENT OF REGIONAL IMPACT
i Inltlal DRI Information

' ! This form Is lo be compleled by the ity or counly govemment Lo provide basle project Informalien thal vl allow the ROC lo
datelmrne If the projecl appears to rneell cfu' exoteled applicable DRI thresholds. Refer lo both the Rules for the DR| Process and
r more Information,

Local Government Information

* ‘Submilling L
. é“.,f",'; ocal IllHall County, Georgla

‘ ’“”M“““‘W'“P"”“ﬂ v‘lSteven P. Gllilam, Altorney
|
|

‘ Telopton: | 7755363301
Emal: | [sgTTam@sgwflrm.com

i ‘Nole: The laon! governmenl represenlative completing this form is responsible for lhe accuracy of the Informallon contalned

| heteln. If a project Is to be localed In more than one Jurisdiclion and, In lolal, the project meels or exceeds a DRI threshold, the |
ln.ha.lnm!ad.lmsmnsmla

|J local governmen! in which lha Iarqell porllon of the project Is rnr In1lln1lng lhe DRI review procals

i —
J! 7 Proposed Project Inforimation
\ Nam“"’wm"d 1'15401 OId Winder Highway, Brasellon GA 30617 - Residential

i’ L""“g‘;i‘s‘%?.';fé;ﬂ;'f';: 4, “ |5401 Old Winder Highway, Brasallon "GA 30517

! Legal Land Lot
i Descdplion): !‘
| T S e o
| Dilef Des "°"°" The Intenlls lo develop a
pmlmanls Maxlmu ount of unlis: 350) an
“1!2 t a mixlure of ﬂaekedl-rl lals and To\willomea (mn)ﬂ]mum amounlolurzitl' g;[151.'))

'

i.| Amendment Change 350 lo 380 on apartmenls and 350 to 320 on lowwnhomes/stacked, lolaling 700 unils.

|

" Development Typo:

! @ (nol selecled) " Holels € Wastewater Trealment Facliilles
i " Olfico " Mixed Use € Pelroleum Slorage Facliiles

! € commerclal  Nrporls € Waler Supply Intakes/Reseivolrs
1  Wholesale & Distibution € Allractions & Recrealional Facllilles € Inlermodal Terminals

:‘ " Hospllals and Heallh Care Faclllles ¢ Posl-Secondaty Schools " Tiuck Stops

i X Housing € Wasle Handling Faclliies € Any other development lypes

| € Induslial € Quarrles, Asphall & Cemen! Planls

If olher davelopment lype, desciibe:

s

L

Lopln

Amendment: Change multi-family
to 380 and townhomes/stacked to 320



Project ,f;ﬁ‘,’ g:e ‘Z.',%'f'o[j? JlApproxlmalley 350 multi-famlly and 350 townhomes and stacked flate

Oeveloer: | [RZP Land Pariners, LLC

Malling Address: :]390 Brogdon Road
Address 2: ’; I
i

Ecuy.]Suwanee Slato: | GA : 2ip:| 30024

Telephone: E 404-063-‘;‘3195
Emall ;;j‘lmpha!ps@blhcompaﬂ!f-com

Is P%’ﬁ;?gﬂ?}‘:;g{;l @ (notselected) & Yes € No

doveloper/applicant? |

Wyes, propedener:i [kook-Ja Les, Been Chuan Les, and Maln DI Chéng

Is the proposed pr ue!? ; o
en!lrg‘lyf;owle v.?llhln @ (notselected) X Yes € No

your local goveinment's
Juiisdiclion?

]
 Il'no, Inwhat additonal
Judsdiclions Is the profect l INA
localed? |

1s the current proposala | o
- conlinuation of o%slon “ @ (not satecled) " Yes € No
g of a provious DRI? |

: If yes, provida the |
| follovdng Information: | Prolect Name: |

: Project ID:]

The Inllial aclion belng 1
requesled of the local |
governmenl for his | I~ Varance

PrOJ8ok | ™ connect Sower
! T connect Water
I T™ Pormit
H I™ other |

X Rezonlng

|

|

|

|

I

i ,

Is Ihis project a phase or || v

. pattol nlargfrovemll' @ (oot selacted) € Yos X No
project? |

' I i

i

|

|

Ifyes, whal puwo_nioi the |
%verall roject does thls /; INIA
f projoctphase reprasent?

Estimated Projoc! | [Falzoss
Complelion Dales: This projectphase: | Fall 2028

| | Overol project[FaTZ028 B IRy
;‘ )
!1 s-ubmlt Application | Save viithout Submitting | cancel |

| pack to Top
Y ==

1
]
|

|

|
|
i

+

|
|
|
|

Ii
= |

Amendmenl: Chan,
lownhomes/slacke

q

e multi-family lo 380 and
10 320.

IGRTAIHomeiRage![/ARCIHome Rage || RBC!LInks! |IDCAHome!Page Slte'Map | Statements | Contact
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|

i

| usos?

. vdlh the offictal reglonal review procoss? (If

! Eslimated Valuo at Build-Oul:

i - propoily lox, sales lax) likely to be

Developments off Regional Impact

DRI Home DRI Nules Thresholds Tiar Map FAQ Apply Viaw Submisslons

DEVELOPMENT OF REGIONAL IMPACT
Additional DRI Information

This form Is lo be compleled by (he r.ily or counly govammenl lo fovide Information needed by the RDC for lls roview of the
. proposed DRI. Refer (o both lhe Rules for the DRI Proce and 9 QE! Tiers and Thresholds for more lnrormallon

Local Government Informallon

' Submming l.eca1 Govcrnmom 1 Hall COunly. Georgla

Individual comploting form: IISIevanP Gillam, I\!lomay

Tc-tophone !‘ |7?O 536 3381

Emall: | il | sg“uam@sgwmnrm.com

Project Information
Name of Proposed Pfo]ucl { 5401 oid Wlnder Highway, Brasellon GA 30517 mdusmm
DRID Number: |

Dovelopor/Applicant: UII(?P Land Pmlners LLc

Telophono: t! 404.863.0195

Emall(s} |£

| mphe!ps@bﬂlcompnny .com

Additionial Information Requés(ed

Has the RDC Kentified any addilional |
information requliedin order o proceed @ (ot solected) € Yes Ko

[RDC TO PROVIDE INFO ? |

no, proceed to Economlo Impacts.) 1

If yes, has that additionel Information been ]l @ (ol selected)  Yes xNo

picHded o your ROG and, f opplicabo [RDC TO PROVIDE INFO 7 |
GRTA? |
I

II no, the omcla! revlew process can nol alan unlil |nls audll!onal lnTo:mntlon Is provided

Economlc Development

'Ilsmoouooooo $260,000,000.00 (Approximatey)
e - — —— |INFORMATION |-
EsUmated annual loca lax revenues (l.e., i' | $2,100,000.00 - $2,500,000.00 (Approximately) BY OWNER/DEV

genemwd I.\y the propo:ed daveropmem I

Is!hamgtonalworklom sulfelent fo fil the | @ (nolselco!ed} Kves C No

 domand ceealed by the proposed project? INFORMATION
Will s dovelopment displace any oxlsling | @ (otsele oled) € Yes OXNo BY OWNER/DEV

Il yus. pleasn dascnbo (lncludinu number o! unHa, squaro l‘nol ole):

Login



 Waler Supply

Name of waler supply pmvidaf forthis slte: | | Clly of Galnesville

Whal s the estimated water aupply dema |}d Ll [
lo be generaled by lhe project, measured In , +irraali
Millons of Gallons Per Day (MGD)? . | [0.140 MGD + irigaton

Is sulfictent waler supply capacily available
lu servo lhe p‘roposcﬁpgojegl? J ﬁ (nol selected) X Yes © No

l! no, dnsmlha ony plans lo expand lhe exlsting vealer supply capacily:

(hls projeci?
[ yes, how much additional line (In mites) vill be requlred?

Is a water line extenslon requlred lo serve 1 @ (ﬁol ;(;re;ma)};'.’(és O{No
h

Wastewater Disposal

Name of wastewaler lreatment providar for |

Sl s |Hall Counly Sanllary Sower Services

E‘Ioneralod by the project, measured In 140 MGD

illions of Gul!ons Per Dny (MGD)?

Whalls lhe eslimated aowage flow lo be l l

Is sulficlent wastewaler lrealment capnc!ty
avallable to seive Ihis proposod projoci?

I nb describe any plans {0 expand oxlsllng \vnslewaler lrealmenl oapacity.

| @ (not selected) Ryes © Mo [confirm with Hall Co.

Is a sewer line extenslon required (o serve ]i & {nol seleoted) © Yes a(No Sewer is on the properly. Small exlension
vilhin the developmenl (less than 1 mile)

Ihis project?

Il yes, hov/ much addillonal line (In mlfes) w-III"bB mqul.r-o;i;

Land Transporlahou

HO\‘J' much Imrﬂo vo!uma Is OX,OBMBU lobe

! generated by the proposed devolo‘:monl n | I ho davelopment will generate 637 vuhlclu

peak hour vehicle Lrips per day? (I peak hour, and a lolal ofg?a new vehk.la

INFORMATION BY

TRAFFIC STUDY

s (263 entering & 273 exi
onlyan | Wf
allernative measure of volume Is available, I H (290 entering & 320 exiting) during tha
please provide.) fp A poak hour,
Has a lralfic sludy been performed lo |  (nol selacled) X Yos C No

determine whether or nol ransportalion or
accoss Improvemenls vdll be needed lo
sove [his projeci? |

Ase lransporlalion Improvements needed lo l -
SING VI projocty li & (notselected)  Yos X No

ll'-yes, please describe below:

INFORMATION BY
TRAFFIC STUDY

¥

I
b
I




Solid Waste Disposal

Hove much solid wasle [s the project |' ’
gxfuc!ed {o generale annually (In lons)?

e S = UNSURE ?| - ——
Is sulficlent fandfill capacily avallable to i; @ (nolseleoted) X Yes € No -

servo this proposed project?

I'no, dosdlbé any plans lo expandi}itisﬁg landfill capacity: 7

I —— g . .
T ooveapmanty 0o 9en1eedBY | @ uotsolcled)  Yes Kto  [NOT ANTICIPATED

Wyas, ploase oxpleln: |

é_iofmwaiér Méﬁégement

l
i
.Vr\'_hrﬂiil;mﬂnlega of the site I projectad to ] Eil— APPROX. 35% — == }
i
f

;§J2I£§n“{’§,jfh§‘;’{,1?n°&°.§m3$°“" | [281MP.AC.178.67 TOTAL AC,

Dascribe any measures proposed (such as bulfers, detention orTcie;\llon poﬁ&s, purviBtE phxidng lireas) lo mlllgiagtl_m_ ’
project’s Impacls on slormw/ater managoment;

STORMWATER MANAGEMENT PONDS TO BE PROVIDED TO TREAT IMPERVIOUS SURFACE AREAS.
50' STREAM BUFFERS IN EFFECT.

Environmental Quality
15 the (i&éﬁb?l‘l&“iﬂéﬂiﬂﬂ vdthin, or likely to allect any of Lhe lol_léwgg_: r

|
1.‘1Vétef stappiy?'fatfrsf1uds? i & (nol seloclad) rrYGs € No i
2. Slgnlficanl grounthvaler recharge areas? f'; ® (notselected) © Yos  No !
3. Wallands?

4. Protected mountalns? ! @ (notselocled) © Yes € No @ l
e e = |: = = = = ==

5. P:o!ecu-:d_rive; corrldors? | @ (not selocted) (- Ye_s r- No ’
6. Floodploins? ’; @ (notselesled)  Yes " No |
7. Historle rasourcos? i @ (noteelooted)  Yes © No IEI ‘
:}6 s(gluhrgz gf;vlronmunlally sensllive .! @ (not selected) ¢ Yes € No [El !

If you onswared yes to any question abiove, describe how the dentified resource(s) may bo affected:

| @ (notscloctod) © Yes € No [v] [SMALL POCKETS ONSITE (MOSTLY IN FLOODPLAIN)]




Submit Application | Save villhout Submitting [ Cancel | t

[GRTAIomelRaget| /ARG HomelRagel | RDEILnksH|IDEATTomelRqge S[teiMap!|Statements!|/Contact

Copyrighl © 2007 The Georgla Depailnient of Community AMlfalis. All Righls Reserved.





