
  

 
Planning Commission Advertised Public Hearing Date: 6/4/2024 
Board of Commissioners Advertised Public Hearing Date: 6/25/2024 (Public Hearing Tabled to 
7/23/2024)  

 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: CIC2024-00015 
Current Zoning: C-1 (Neighborhood Business District)  
Request: Change in Conditions 
Overlay District: Gateway 85  
Additional Request:  Variance 
Addresses:  5620, 5634, and 5644 Singleton Road 
Map Numbers:  R6188 017, 360, and 361 
Site Area:  3.60 acres  
Square Feet:  33,088   
Proposed Development: Multi-tenant Retail Center 
Commission District:  District 2 – Ku 
Future Development Types: Neighborhood Low Mix and Neighborhood Traditional+ 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS 
 
Planning Commission 
Recommendation:  APPROVAL WITH CONDITIONS 
 

           



Applicant: GMI1, Inc. Owner: GMI1, Inc. 
c/o Andersen, Tate & Carr, PC 1867 Independence Square, Suite D 

 1960 Satellite Boulevard, Suite 4000  Dunwoody, GA 30338 
 Duluth, GA 30097   
    

Contact:  Melody A. Glouton Contact Phone:              770.822.0900 
                                                                                                                                                                                                                
Zoning History  
 
The subject property is zoned C-1 (Neighborhood Business District). The property was most recently 
rezoned from O-I (Office-Institutional District) and R-75 (Single-Family Residence District) to C-1, 
pursuant to RZC2022-00018. A 1995 rezoning case, RZ-95-077, rezoned Parcel 6188 017 from R-75 to 
O-I for a commercial development that was never constructed. No other rezoning cases are on record 
for Parcels 6188 360 and 361.  
 
Existing Site Condition 
 
The subject site is a 3.60-acre assemblage of three parcels located along Singleton Road, west of its 
intersection with Harbins Road. Parcels R6188 360 and 361 are currently developed with single-family 
residences. Parcel R6188 017 is undeveloped and heavily vegetated with a stream and associated 
buffers along its rear property line. The undeveloped portion of the site slopes down approximately 42 
feet from the road frontage to the stream along the rear property line. A sidewalk is present along the 
entire road frontage. A 20-foot-wide sewer easement and a 20-foot-wide drainage easement run 
through the front portion of the site. The adjacent Dollar General property includes a 20-foot-wide 
interparcel access easement along a portion of the site's eastern property line. The nearest Gwinnett 
County Transit stop is approximately 250 feet from the site located along the frontage of the Dollar 
General retail store, at the intersection of Harbins Road and Singleton Road.  
 
Surrounding Use and Zoning 
 
The subject site is surrounded by single-family residences and commercial uses. To the north are 
commercial uses, including a convenience store with fuel pumps at the intersection of Singleton Road 
and Harbins Road. South of the site is the Terremont townhouse development. To the west is the 
Myrtle Creek single-family subdivision. A Dollar General retail store and an early childhood education 
center are east of the site. The following is a summary of surrounding uses and zoning: 
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Project Summary 
 
The applicant requests a change in conditions to revise Conditions #2 and #8, and eliminate Condition 
#3 of RZC2022-00018 to allow a new site plan, strike architectural standards referring to the previous 
Unified Development Ordinance, and to allow a required fence to be placed outside of the existing 
drainage and sewer easements, including: 
 

• A 33,088 square foot multi-tenant commercial building for retail, restaurant, and office uses with 
two stories in the front half of the building facing Singleton Road and three stories in the rear 
half of the building. 

• A total of 21 suites, seven on each floor, with each unit containing approximately 1,750 square 
feet on the first floor, and 1,250 square feet per unit on the second and third floors. 

• Building façades comprised of smooth stucco, composite siding, stone veneer, brick veneer, 
and glass storefronts.  

• 67 parking spaces located to the front, eastern side, and rear of the building. 
• An electric vehicle charging station serving two EV parking spaces. 
• A 10’x30’ loading space behind the building. 
• One full-access driveway with a deceleration lane from Singleton Road and one cross-access 

driveway to the adjacent Dollar General property to the east. 
• An eight-foot-wide sidewalk and a 10-foot-wide landscape strip along Singleton Road with a 

five-foot-wide walkway connecting to the building entrance.  

Location Land Use Zoning 
Proposed Commercial C-1 

North Commercial C-1 
East Commercial C-1 

South Townhouses RM 
West Single-Family Residential R-75 
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• A dumpster enclosure located to the east of the building. 
• A segmental retaining wall with a maximum height of 20 feet along the eastern side and behind 

the building. 
• An 8-foot-tall privacy fence running along the western side of the building, outside of the zoning 

buffer and easements, and to the rear of the property outside of the impervious setback.  
• The existing drainage easement in the front of the site to be abandoned. 
• A 50-foot-wide zoning buffer adjacent to R-75 zoned property to the west and a 10-foot-wide 

zoning buffer adjacent to RM zoned property to the south. 
• No stormwater management facility is indicated on the site plan. 
• Development is proposed outside of the stream and associated buffers. 

 
Zoning and Development Standards 
 
The applicant is requesting a change in conditions for a property zoned C-1 for a multi-tenant retail 
center. The following is a summary of applicable development standards from the Unified Development 
Ordinance (UDO):  
 

Standard Required Proposed Meets Standard? 
Maximum FAR 0.5 0.21 YES 

Maximum Lot Coverage 80% 29.7% YES 
Front Yard Setback Minimum 0’ 82.03’ YES 
Side Yard Setback Minimum 0’ 54.12’ YES 
Rear Yard Setback Minimum 0’ 279.52’ YES 

Building Height Maximum 35’ 37’2” NO* 
Parking  Minimum 67 spaces 

Maximum 111 spaces 
67 spaces YES 

EV Charging Stations 1 1 YES 
Loading Spaces 1 1 YES 
Landscape Strip Minimum 10’ 10’ YES 

Zoning Buffer Minimum 50’ against R-75 
Minimum 10’ against RM 

50’ 
10’ 

YES 

Structure Setback Minimum 5’ from buffer 5’ YES 
* The applicant has requested a variance to exceed the maximum building height by 2 feet and 2 
inches.  
 
The property is located within the Gateway 85 Overlay District. The overlay district has additional 
requirements over and above the base zoning requirements. Items such as streetscape, lighting, 
pedestrian access, access management, and building design will be reviewed and must be met during 
the permitting process. 
 
Variance Request 
 
In addition to the change in conditions request, the applicant is seeking a variance from the following 
provision of Title II of the UDO: 
 

1. Section 211-70 Dimensional Standards for Base Non-Residential Zoning Districts 
 

Maximum Building Height within C-1: 35 feet 
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The applicant is requesting to exceed the maximum building height of 35 feet by up to 2 feet 
and 2 inches. 
 

Public Participation 
 
The applicant held a community meeting for the development on May 16, 2024 at the Lilburn Activity 
Center. There were three community members in attendance along with Commissioner Ku and 
Planning Commissioner Crotser. There were questions regarding the inter-parcel access, building 
height, retaining wall, and tenant mix for the development. The applicant addressed questions but did 
not make any changes to the site plan as a result of the public meeting. The public participation plan 
and report are shown in Exhibit J. 

Internal and External Agency Review 
 
In addition to these Development Standards, the applicant must meet all other UDO requirements 
related to infrastructure improvements. Internal and External agency review comments are attached 
(Exhibit K). Standard site and infrastructure improvements will also be required related to stormwater, 
transportation, water, and sewer utilities. Recommended improvements not already required by the 
UDO have been added as staff recommended conditions. 
 
Staff Analysis 
 
Change in Conditions Request Analysis: According to the UDO, if a proposed amendment is for the 
rezoning of property and involves a change in zoning classification, or change in conditions, the 
Department shall evaluate the request and make a recommendation with respect to the standards 
governing exercise of zoning power as defined in Section 270-20.6. After this evaluation, staff makes 
the following findings based on the standards from the UDO: 
 

A. Whether a proposed change in conditions will permit a use that is suitable in view of the use 
and development of adjacent and nearby property. 

 
The proposed change in conditions does not request a change in land use from the retail, 
service-commercial, office uses allowed in the original resolution. Therefore, the proposed 
change in conditions will permit a use that is suitable in view of the use and development of 
adjacent and nearby property. 
 

B. Whether a proposed change in conditions will adversely affect the existing use or usability of 
adjacent or nearby property. 

 
The proposed change in conditions revises the site plan to show a 2- to 3-story, 33,088 square 
foot building where a 1-story, 17,220 square foot building was originally approved. Although the 
building square footage increased, the rear of the building no longer faces adjacent residential 
properties and there is less impervious area than originally proposed. The proposed change in 
conditions will not adversely affect the existing use or usability of adjacent or nearby property. 
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C. Whether the property to be affected by a proposed change in conditions has a reasonable 
economic use as currently zoned. 

 
The property has a reasonable economic use as currently zoned. 

 
D. Whether the proposed change in conditions will result in a use which will or could cause an 

excessive or burdensome use of existing streets, transportation facilities, utilities, or schools. 
 

An increase in impacts on public facilities would be anticipated in the form of traffic, utility 
demand, and stormwater runoff; however, these impacts would be mitigated with appropriate 
conditions, site development requirements, and planning. The traffic impact study estimated the 
proposed development would generate 78 morning and 218 PM evening hour trips. The study 
recommended a right-turn lane into the development and internal site improvements. No impact 
is anticipated on school enrollment. Agency review comments related to any potential 
improvements concerning this change in conditions request are attached (Exhibit K).  
 

E. Whether the proposed change in conditions is in conformity with the policy and intent of the 
Unified Plan and Future Development Map; and 

 
The Unified Plan's Future Development Map indicates "Neighborhood Low Mix" and 
"Neighborhood Traditional +” for the subject property. Both future development types encourage 
horizontal mixed uses that include office, retail, and missing middle housing types. The targeted 
FAR range is between 0.5 and 1.5 and preferred front setbacks are less than 15 feet. 
 
The proposed change in conditions is for a multi-tenant commercial development along an 
arterial road. The proposed FAR of 0.21 is less than the targeted FAR, but is greater than the 
original 0.11 FAR of the approved site plan. In addition, the proposed building is oriented and 
closer to Singleton Road than the original proposal. Finally, a direct sidewalk connection to the 
building is provided to improve connectivity. The proposed change in conditions brings the site 
closer to conformity with the policy and intent of the Unified Plan and Future Development Map. 
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F. Whether there are other existing or changing conditions affecting the use and development of 
the property which give supporting grounds for either approval or disapproval of the proposed 
change in conditions. 

 
There are no additional conditions to give supporting grounds for either approval or disapproval 
of the proposed change in conditions. 

 
Variance Request Analysis: The standards for granting variances are outlined in Section 270-90.7 of 
the UDO. Staff makes the following findings related to the variance request: 
 

The applicant is requesting to exceed the maximum building height of 35 feet by up to 2 feet 
and 2 inches. The residences in the Myrtle Creek subdivision abutting the western property line 
are entirely single-story. In addition, surrounding properties along Singleton Road are no more 
than two stories tall. The variance request would allow a development that is out of scale with 
the surrounding area and that would have an adverse visual impact on abutting residences. 

 
Staff Recommendation 
 
Based on the staff’s evaluation of the request and the standards governing the exercise of zoning 
power, the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of 
the change in conditions request. 
 
In addition, staff recommends DENIAL of the following variance: 
 

1. To exceed the maximum building height of 35 feet by up to 2 feet and 2 inches. 
 
Planning Commission Recommendation 
 
Based on staff’s evaluation of the request, information presented at the public hearing, and the 
Planning Commission’s consideration of the standards governing the exercise of zoning power related 
to this application, the Planning Commission recommends APPROVAL WITH CONDITIONS of the 
change in conditions request. 
 
In addition, the Planning Commission recommends APPROVAL of the following variance request:  
 

1. To exceed the maximum building height of 35 feet by up to 2 feet and 2 inches. 
 
Planning Commission Recommended Conditions (includes Staff Recommended Conditions, 
as Amended)  
 
Approval as C-1 (Neighborhood Business District) for a retail development, subject to the following 
conditions: 
 

1. To restrict the use of the property as follows:  
a. Retail and service-commercial, office, and accessory uses. The following uses shall be 

prohibited: 
i. Adult bookstores or entertainment 
ii. Automotive parts stores 
iii. Contractor’s offices 
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iv. Convenience stores with fuel pumps
v. Emissions inspection stations
vi. Equipment rental
vii. Smoke shops/novelty stores
viii. Hookah, /vapor bar or lounge
ix. Tattoo parlors
x. Pool halls
xi. Coin laundries
xii. Lounge or nightclub
xiii. Packaged sales of alcoholic beverages

1. The proposed development shall be constructed in general conformance with Exhibit B: Site Plan
dated June 7, 2022 received April 12, 2024, with revisions required by conditions of approval and
the Unified Development Ordinance, as reviewed and approved of the Department of Planning
and Development.

2. Buildings shall be constructed of brick, stone, and/or glass with accents of stucco and/or EIFS,
subject to the review and approval by the Department of Planning and Development, in general
conformance with elevations dated received May 13, 2024. Buildings shall comply with the
requirements of Architectural Design Category 3. Final building elevations shall be submitted for
review and approval by the Department of Planning and Development.

3. No temporary tents, temporary canopies, temporary banners, temporary streamers, or
temporary roping decorated with flags, tinsel, or other similar materials shall be displayed, hung,
or strung on the site, except within 60 days of grand opening and during special events which
shall occur no more than twice per calendar year, and last no longer than seven days each.

4. Outdoor loudspeakers shall be prohibited.

5. Natural vegetation shall remain on the property until the issuance of a development permit.

6. Billboards shall be prohibited.

7. Provide an eight-foot-tall privacy fence adjacent to all residentially zoned properties, outside of
any required zoning buffers, impervious setbacks, or easements.

8. Prior to receiving a land disturbance permit, the Applicant shall pay $15,000 to Gwinnett County
Department of Transportation for traffic signal modifications (specifically, a left turn phase from
westbound Singleton Road onto southbound Harbins Road) at the Singleton Road/Harbins Road
intersection.
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Exhibits: 
A. Site Visit Photos
B. Site Plan
C. Building Elevations
D. Floorplans
E. Previously Approved Resolution for RZC2022-00018
F. Letter of Intent and Applicant’s Response to Standards
G. Application and Disclosure of Campaign Contributions
H. DWR Sewer Capacity Certification Letter
I. Traffic Impact Study
J. Public Participation Plan and Report
K. Internal and External Agency Review Comments
L. Maps
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Exhibit A: Site Visit Photos 
 

 

View of wooded portion of the site 
 

 

View of Singleton Road frontage 
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View of grade change where interparcel access is proposed 
 

 

View of single-story homes in Myrtle Grove 
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Building Elevations 
 

[attached] 
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Exhibit D: Floorplans 
 

[attached] 
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Exhibit E: Previously Approved Resolution for RZC2022-00018 
 

[attached] 
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CASE NUMBER RZC2022-00018  

GCID 2022-0661 

GWINNETT COUNTY 

BOARD OF COMMISSIONERS  

LAWRENCEVILLE, GEORGIA 

RESOLUTION ENTITLED: AMENDMENT TO THE OFFICIAL ZONING MAP 

ADOPTION DATE: JULY 26, 2022 

At the regular meeting of the Gwinnett County Board of Commissioners held in the 

Gwinnett Justice and Administration Center, Auditorium, 75 Langley Drive, Lawrenceville, 

Georgia. 

Present Vote 

Nicole L. Hendrickson, Chairwoman Yes Aye 

Kirkland Carden, District 1 Yes Aye 

Ben Ku, District 2 Yes Aye 

Jasper Watkins, III, District 3 Yes Aye 

Marlene Fosque, District 4 Yes Aye 

On motion of Commissioner Ku, which carried 5-0, the following Resolution was 

adopted: 

A RESOLUTION TO AMEND THE OFFICIAL ZONING MAP 

WHEREAS, the Municipal-Gwinnett County Planning Commission has held a duly 

advertised public hearing and has filed a formal recommendation with the Gwinnett County 

Board of Commissioners upon an Application to Amend the Official Zoning Map from 0-I and 

R-75 to C-1 by GMI1, Inc. for the proposed use of a Retail Development on a tract of land 

described by the attached legal description, which is incorporated herein and made a part 

hereof by reference; and 
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CASE NUMBER RZC2022-00018 

GCID 2022-0661 

WHEREAS, notice to the public regarding said Amendment to the Official Zoning Map 

has been duly published in the Gwinnett Daily Post, the Official News Organ of Gwinnett 

County; and 

WHEREAS, a public hearing was held by the Gwinnett County Board of Commissioners 

on July 26, 2022, and objections were not filed. 

NOW, THEREFORE, BE IT RESOLVED by the Gwinnett County Board of Commissioners, 

this 26th day of July 2022, that the aforesaid application to amend the Official Zoning Map 

from O-I and R-75 to C-1 is hereby APPROVED with the following conditions: 

1. To restrict the use of the property as follows: 

a. Retail, service-commercial, office, and accessory uses. The following uses 

shall be prohibited: 

i. Adult bookstores or entertainment 

ii. Automotive parts stores 

iii. Contractors' offices 

iv. Convenience stores with fuel pumps 

v. Emissions inspection stations 

vi. Equipment rental 

vii. Smoke shops/novelty stores 

viii. Hookah/vapor bar or lounge 

ix. Tattoo parlors 

x. Pool halls 

xi. Coin laundries 

xii. Lounge or nightclub 

xiii. Packaged sales of alcoholic beverages 

2. The proposed development shall be constructed in general conformance with Site 

Plan dated April _11____, 2024 June 7, 2022, with revisions required by conditions 

of approval and the Unified Development Ordinance, as reviewed and approved by 

the Department of Planning and Development. 

3.     Buildings shall comply with the requirements of Architectural Design Category 3.  

Final building elevations shall be submitted for review and approval by the 

Department of Planning and Development. 
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CASE NUMBER RZC2022-00018 

GCID 2022-0661 

4. No temporary tents, temporary canopies, temporary banners, temporary 

streamers, or temporary roping decorated with flags, tinsel, or other similar 

materials shall be displayed, hung, or strung on the site, except within 60 days 

of grand opening and during special events which shall occur no more than twice 

per calendar year, and last no longer than seven days each. 

5. Outdoor loudspeakers shall be prohibited. 

6. Natural vegetation shall remain on the property until the issuance of a 

development permit. 

7. Billboards shall be prohibited. 

8. Provide an eight-foot privacy fence adjacent to all residentially zoned properties, 

outside of any required zoning buffer, as well as existing drainage and sewer 

easements. 

9. Prior to receiving a land disturbance permit, the Applicant shall pay $15,000 to 

Gwinnett County Department of Transportation for traffic signal modifications 

(specifically, a left turn phase from westbound Singleton Road onto southbound 

Harbins Road) at the Singleton Road/Harbins Road intersection. 
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CASE NUMBER RZC2022-00018 

GCID 2022-0661 

GWINNETT COUNTY BOARD OF COMMISSIONERS 

By:  
i4,aliavu  

 

 Nicole L. L. Hendrickson, Chairwoman 

Date 
Signed:  

 

 
 

ATTEST: 

County Clerk/Deputy County 
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Exhibit F: Letter of Intent and Applicant’s Response to Standards 

[attached] 
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Exhibit G: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Gwinnett County Planning Division 
Change in Conditions Application 

Last Updated 12/2023 

 

3  
 

CHANGE IN CONDITIONS APPLICATION 
AN APPLICATION TO AMEND THE OFFICIAL ZONING MAP OF GWINNETT COUNTY, GEORGIA 

 

APPLICANT INFORMATION PROPERTY OWNER INFORMATION 

Name:      

Address:      

City:      

State:  ZIP:     

Phone:                  

Email:                                                                      

Name:      

Address:      

City:      

State:   ZIP:     

Phone:                  

Email:                                                                      

Contact Person:  Phone:      

Contact’s Email:    

APPLICANT IS THE: 
        Owner’s Agent              Property Owner                  Contract Purchaser 

Zoning District(s):  Prior Zoning Case No.:      

Parcel Number(s):   Acreage:     

Property Address(es):      

Proposed Change in Conditions:    

Variance(s):                                                                              Waiver(s):                                               

RESIDENTIAL DEVELOPMENT: 

No. of Dwelling Units:    

Dwelling Unit Sq. Ft.:    

Density:     

Floor Area Ratio (LRR, MRR, HRR):    

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings:     

Total Building Sq. Ft.:       

Floor Area Ratio:    

MIXED-USE DEVELOPMENT 

No. of Dwelling Units:      Dwelling Unit Sq. Ft.:                                        

  Total Non-Residential Sq. Ft.:                          Floor Area Ratio:                                                   

GMI1, Inc. c/o Andersen Tate & Carr 

1960 Satellite Blvd, Suite 4000

Duluth

GA   30097

770-822-0900

mglouton@atclawfirm.com

GMI1, Inc. 

1867 Independence Square, Suite D

Dunwoody

GA                                       30338

678-458-5185

sunnyomsai@yahoo.com 

Melody A. Glouton                                                            770-822-0900

mglouton@atclawfirm.com 

X

C-1                                                                                                        RZC2022-00018

R6188 017; R6188 360; R6188 361                                                3.599

5644, 5634, and 5620 Singleton Road, Norcross, GA

amend condition 2, 3, and 8 to reflect current site plan (3 story building) 

33,088 SF

Height Variance of 10 feet; inter-parcel access

0.21 / 21.73%

1
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Exhibit H: DWR Sewer Capacity Certification Letter 
 

[attached] 
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February 12, 2024 

Sunny Mehta 
GMI 1, Inc 
1876 Independence Sq, Suite D 
Dunwoody, GA 30338 

RE:   Sewer Availability for Proposed Development – 5624, 5634 & 5644 Singleton Rd
Parcel ID 6188 361, 6188 360, & 6188 017

Dear Sunny Mehta: 

Gwinnett County Department of Water Resources (GCDWR) has reviewed the impact of the 
proposed development consisting of 24,640-SF of retail space and 8,448-SF of community 
assembly/banquet hall space on the above parcel(s) and determined: 

Gwinnett County has adequate sewer capacity to serve the proposed development. 

This confirmation is based on your anticipated annual average daily flow of 3 gpm discharging 
to the sewer tie-in manhole at Facility ID 231522. 

Capacity Allocation: Sewer capacities are allocated only upon the issuance of a Development 
Permit, by Gwinnett County Planning & Development and after all applicable conditions 
established in this Sewer Capacity Certification, if any, are met. 

Certification Expiration: The Sewer Capacity Certification is valid for 12 months from the date 
of this letter. If rezoning is approved, GCDWR will issue a revised Sewer Capacity Certification 
based on the approved units, as needed. The capacity request can be renewed for an additional 
12 months. If a Development Permit has not been obtained by the expiration date above the 
developer may apply for renewal by providing evidence of active rezoning, plan review, or 
permitting efforts. 

Once the Sewer Capacity Certification expires, the capacity is no longer allocated, and a new 
Sewer Capacity Certification request must be submitted for re-evaluation with no guarantee of 
available capacity.  The evaluation will be based on the updated conditions of the sewer 
system. 

Certification Invalidation: This certification is not valid if there are proposed changes to your 
development that could impact downstream sewer capacity (e.g. land use density, sewer tie-in 
manhole, parcel changes, and/or rezoning). In this case the development must resubmit for a 
new Sewer Capacity Request with updated information prior to the expiration of the previous 
one. 

  APPROVED 
  DENIED 
  CONDITIONALLY APPROVED 

Sewer Capacity Request #C2024-026-02 
Expiration Date: 02/12/2025 
Tie-In Manhole FID: 231522 
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Please contact us at 678-376-7026 if you have any questions. 

Sincerely,  

GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES  

  

 
 
Lorraine Campagne, PE 
Section Manager, Development Support 
678.376.7058   

C:   Gwinnett County DWR – Tai Yi Su, Division Director; Raghu Vemuru, Engineer V; Mikala Weston, Engineer III 
 Gwinnett County P&D – Charli Young, Planning Manager; Geniva Sylvain, Engineer I; Christina Dejarnette, Engineer I 
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Exhibit I: Traffic Impact Study 

[attached] 
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Traffic Impact Study    Retail Plaza Development on Singleton Road          City of Norcross, Gwinnett County, Georgia 

 Executive Summary 

GMI 1, Incorporated proposes to develop a Retail Plaza on Singleton Road near the intersection with Harbins Road in 

the City of Norcross, Gwinnett County, Georgia. The proposed development will be situated on 3.50 acres of land and 

will consist of the land use for an opening year of 2025: 

• A 33,088 sq. ft. retail plaza

The proposed retail development will be designed to have one fully accessible driveway in accordance with the 

Gwinnett County Department of Transportation (GCDOT) driveway standards, details, and guidelines. The 

development will also share a driveway with the existing adjacent retail development. 

The study area and methodology were established and agreed upon by Michael Templeton, Gwinnett County DOT 

Traffic Signal Engineering Manager. The study will follow the Gwinnett County and ITE policies and guidelines for 

conducting traffic impact studies. 

The purpose of this report is to document the impact the proposed development will have on the existing operations at 

the signalized intersection of Singleton Road and Harbins Road. The study area encompasses one (1) signalized 

intersection, an existing driveway with stop sign control and the proposed site’s one (1) access point on Singleton 

Road. The study will be analyzed under three scenarios: 

• Existing Conditions

• Opening Year 2025, No Build Conditions

• Opening Year 2025, Build Conditions

The report will show its findings and have recommendations for any improvements to the intersections in the study 

area. Recommendations for new and existing intersections will include improvements to achieve at a minimum Level 

of Service D or better. 

Traffic data collected by Traffic Data Services, included 2-hour AM and PM turning movement counts during a weekday. 

Historic traffic data was collected from GDOT’s Traffic Analysis and Data Application (TADA) website. The data was 

used to calculate the traffic growth rate in the vicinity of the project site. Within a four (4) year period from 2017 to 2021, 

the area experienced a 3% traffic growth rate. 

Traffic Solution utilized the 11th Edition of Trip Generation Manual to establish weekday and peak hour entering and 

exiting trips for the proposed development land use. The percentage of site traffic assigned to the proposed driveway 

was based upon the recommended distribution provided by CCDOT and the layout of the site. Table 1 shows the Total 

Daily, AM Peak and PM Peak hour trips generated by the proposed development. 

      TABLE 1. TRIP GENERATION FOR PROPOSED LAND USES 

Daily AM Peak PM Peak 

Land Use (ITE Code) Density Total IN OUT Total IN OUT Total 

Strip Retail Plaza (822) 33,088 sf 1802 47 31 78 109 109 218 

Total Unadjusted Volume 1802 47 31 78 109 109 218 

Pass-By Trips 

Adjusted Trips Added to Adjacent Streets 1,802 47 31 78 109 109 218 

CIC2024-00015 Page 47 of 61 BF

beford
Received Stamp



2 

Traffic Impact Study       Retail Plaza Development on Singleton Road          City of Norcross, Gwinnett County, Georgia 

Traffic Solutions (TS) conducted capacity analyses for the intersections in the study area with estimated volumes based 

on the trip generation and existing volumes projected to the opening year of 2024. Synchro highway capacity software 

was used to analyze the intersections under existing and proposed conditions. Table 2 shows the Level of Service, 

Intersection Control Delay, and v/c ratio for each intersection within the study area under the existing conditions, 2024 

No Build conditions, as well as 2024 Build conditions.  

TABLE 2. INTERSECTION CAPACITY ANALYSIS – LEVEL OF SERVICE, DELAY AND V/C RATIO 

 

A right turn deceleration lane will be required for site generating trips that exceed the minimum required 75 right turn 
volumes per day, for a highway with more than 2 lanes carrying 10,000 or more vehicles per day with a posted speed 
limit of 40 mph. However, due to the frontage constraints, the deceleration lane will be less than the minimum required 
length for the storage area and taper. 
 

 

 

 

 

 

 

 

Intersections 

 A.M. Peak Hour P.M. Peak Hour 

Traffic 

Control 
LOS 

Delay 

(sec.) 

Max. 

v/c 

ratio 

LOS 
Delay 

(sec.) 

Max. 

v/c    

ratio 

Existing         

Singleton Rd at Harbins Rd Signal B 16.0 0.87 B 17.5 0.880 

Singleton Road at Dollar General 

Driveway 

NB Stop 

Sign 

NBL B 

WBL B 

14.3 

-- 

0.008 

-- 

NBL C 

WBL B   

19.1 

11.9 

0.036 

0.002 

2025 No-Build         

Singleton Rd at Harbins Rd Signal B 16.2 0.88 B 17.8 0.890 

Singleton Road at Dollar General 

Driveway 

NB Stop 

Sign 

NBL B 

WBL A 

14.5 

0.0 

0.008 

-- 

NBL C 

WBL B 

19.7 

12.2 

0.370 

0.002 

2025 Build        

Singleton Rd at Harbins Rd Signal B 16.2 0.88 B 18.2 0.890 

Singleton Road at Dollar General 

Driveway 

 NB Stop 

Sign 

NBL B 

WBL -- 

11.6 

-- 

0.017 

-- 

NBL D 

WBL B 

26.7 

12.3 

0.234 

0.002 

Singleton Road @ Driveway #1 
NB Stop 

Sign 

NBL B 

WBL A 

12.8 

8.50 

0.054 

0.029 

NBL E 

WBL B 

41.8 

13.3 

0.436 

0.086 
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Traffic Impact Study    Retail Plaza Development on Singleton Road          City of Norcross, Gwinnett County, Georgia 

Based on the findings from the analysis conducted, the following is recommended: 

➢ Singleton Road at Driveway 1 – Northbound approach

o Construct the driveway with a 12-foot entry lane and shared 12-foot right-left turn lane with 35-foot

radii.

o Install a Stop sign (R1-1, 30” Oct.)

o Install a 24-inch solid white stop bar at the driveway exit, extending 12 feet from the front of the gutter

parallel to Singleton Road. Install a 5” solid double yellow 25 feet long from the solid white stop bar.

o Install appropriate ADA ramps per GCDOT details with raised detectable warning strips.

o Install an 8 ft wide crosswalk leading from ADA ramps per DOT detail and specifications.

o No landscaping within the right-of-way that will impede the sight distance of motorists exiting

Driveway 1 or the existing adjacent driveway to the east.

o The right turn lane be installed at minimum length that the County will approve due to constraints

caused by the site’s limited frontage.

➢ Site east exit at Dollar General driveway

o Install 24-inch solid white stop bar 12 feet long, 4 feet from perpendicular travel way.

o Install a Stop sign (R1-1, 30” Oct.) adjacent to stop bar.
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Exhibit J: Public Participation Plan and Report 

[attached] 
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Public Participation Plan 

1. Who do you intend to contact in addition to property owners within 1,000 feet of the
site, if any?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

2. Where do you plan to host the Public Participation Meeting? Ensure that the meeting
is held in person at a convenient location for interested parties.

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

3. What date and time do you plan to host the Public Participation Meeting? Ensure that
the meeting is held at a convenient time for interested parties, e.g. not during typical
work hours on weekdays.

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

4. What is your method for providing opportunities for discussion with interested parties
at the Public Participation Meeting?

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

The Applicant will notify all property owners within 1,000 feet of the site as well as the District 2 Planning  

Commissioners. 

The Applicant is currently researching potential locations close to the site such as a local school, public park, or 

Church that will allow the Applicant to host a meeting.  

The Applicant will conduct a brief presentation and overview of the proposed development and open up the 

meeting to address any questions or concerns from community members.  The Applicant will also follow-up with  

any property owner that has additional questions following the public participation meeting.  

proximity to the site as to their availability for meeting space on May 16th.

Meeting will be held May 16th from 6:00PM to 7:00PM at the law offices of Andersen Tate & Carr, 1960 Satellite

Blvd. S-4000, Duluth, GA  30097.  This is subject to change, the applicant has contacted two churches in close 
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4 

Public Participation Report 

1. List all groups that you notified of the requested application. Include a copy of the
notification package and stamped Postal Service Form 3877 (attached) with itemized
name and address of each addressee.

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

2. Provide the date, time, and location of all meeting(s) that the applicant and/or
representative attended to discuss an application with interested parties.

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

3. Provide the number of people who participated in the meeting(s). Include the sign-in
sheet(s) with meeting date, time, location, and attendee names.

   _____________________________________________________________________________________ 

   _____________________________________________________________________________________ 

4. What issues and concerns were expressed by attendees at the meeting(s)?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

5. What are the applicant’s responses to the issues and concerns that were expressed
at the meetings? What changes to the development will be made?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

All property owners within the notification zone were notified of the requested application. District 2 Planning 

Commissioners and District 2 Commissioner Ku were notified of the public participation meeting via a calendar invitation   

The public participation meeting was held on Thursday, May 16, 2024 from 6:00 pm to 7:00 pm at the  

Lilburn Activity Center located at 788 Hillcrest Road, Lilburn, Georgia.  

In addition to Commissioners Ku and Crotser, three (3) individuals attended the public participation meeting.  

Attached is a copy of the sign-in sheet.  

Please see attached.  

Please see attached.  

from the Attorney for Applicant. Commissioner Ben Ku and Planning Commissioner Crotser attended the meeting (attendee.  
list attached).
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Andersen, Tate & Carr, P.C. ▪ One Sugarloaf Centre ▪ Suite 4000 ▪ 1960 Satellite Boulevard ▪ Duluth GA 30097 ▪ www.atclawfirm.com

Melody A. Glouton Telephone:  770.822.0900
Email:  mglouton@atclawfirm.com Direct Dial:  770.339.0475

EXHIBIT TO PUBLIC PARTICIPATION REPORT

CASE NUMBER:             CIC2024-00015

APPLICANT NAME: GMI1, Inc.

MEETING DATE:  May 16, 2024 @ 6:00PM – Lilburn Activity Center 

    788 Hillcrest Road, Lilburn, Georgia   

4. What issues and concerns were expressed by attendees at the meeting(s)?

 Do we have an agreement with adjacent property to the east for inter-parcel connectivity?
 Have we secured any tenants?
 How much of the site will need to be disturbed for the construction of the proposed

segmental/retaining wall?
 Will the development require a height variance? (yes, 10’ increase)

5. What are the applicant’s responses to the issues and concerns that were expressed at the
meetings? What changes to the development will be made?

 There is an existing 20’ inter-parcel access easement between the proposed development
and Dollar General located to the east.  The easement is also reflected in the survey filed
with the application.

 The Applicant has not secured any tenants at this time.  The prospective tenants include
those commercial and retail uses permitted under the Code, with the exception of those
retail, service-commercial, office, and accessory uses specifically prohibited under the
Zoning Resolution for RZC2022-00018.

 As shown on the site plan, the proposed retaining wall will not exceed 20’ and will be a
segmental wall, anchor, diamond and/or keystone, subject to the review and approval of
the planning department. The retaining wall will be tiered so that no single tier is taller than
20 feet and in compliance with the Code.  The Applicant will work with the planning
department during the land disturbance permitting stage of development.  The Applicant
will disturb only the necessary area for the construction of the retaining wall.

 The maximum height allowed under the Code is 35 feet.  The proposed height of the
building is 45 feet, and the Applicant is seeking a variance for the 10-foot increase.

The Applicant is open to continuing discussions with any community members who have questions 

or concerns with the proposed development.  At this time, the Applicant has not made any revisions 

to the site plan as submitted with the change in conditions application.  

4868-7654-9313, v. 1
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Exhibit K: Internal and External Agency Review Comments 
 

[attached] 

CIC2024-00015 Page 54 of 61 BF



Department of Planning and Development 

TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed 

Revised 7/26/2021 

TRC Meeting Date: 05.03.2024 

Department/Agency Name: Transportation 

Reviewer Name: Brent Hodges 

Reviewer Title: Construction Manager 1 

Reviewer Email Address: Brent.Hodges@gwinnettcounty.com 

Case Number: CIC2024-00015  

Case Address: 5644, 5634, 5620 Singleton Road, Norcross, 
30093   

       Comments:      X     YES  NO 

1 Singleton Road is a minor arterial. ADT = 21,054.  

2 250’ feet to the nearest transit facilities in each direction: Transit facility (#2335468) 
located at Singleton Road and Myrtle Creek Drive to the west; and transit facility 
(#2335285) located at Singleton Road and Harbins Road to the east.   

3 Per Section 360-40.5. D: The placement of the interior driveway connection from the 
existing Dollar General site to the east shall be located at a minimum of 100’ from 
Singleton Road. 

4 The traffic impact study analysis included the evaluation of the future operations for the 
“No Build” and “Build” conditions. The results of the future traffic operations analysis 
indicate that all stop-controlled approaches of the unsignalized intersections will 
experience an acceptable level of service with slightly more delay during the PM peak 
hour than during the AM peak hour.    

5 The traffic impact study also indicates that the signalized intersection of Singleton Road 
and Harbins Road will remain at a high level of service for the projected No-Build and 
Build conditions with just a slight increase in delay during the PM peak hour, which is 
expected. 

6 

7 

Recommended Zoning Conditions:        YES X NO 

1 

2 

3 

4 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed 
Revised 7/26/2021 

TRC Meeting Date: 

Department/Agency Name: DWR 

Reviewer Name: Mike Pappas 

Reviewer Title: GIS Planning Manager 

Reviewer Email Address: Michael.pappas@gwinnettcounty.com 

Case Number:  CIC2024-00015 

Case Address:  5644, 5634, and 5620 Singleton Road 

   Comments:     X     YES  NO 
1  Water: The proposed development may extend a 12-inch water main across Singleton Road to the existing 

24-inch water main. A jack-and-bore will be required.

2 Sewer: A Sewer Capacity Certification (C2024-026-02) has been approved for 33,088 square feet of retail 
and community assembly space. The proposed development plans to connect to an existing 8-inch gravity 
sewer on the northern portion of the subject site. 

3 

4 

5 

6 

7 

Recommended Zoning Conditions:    YES X NO 
1 

2 

3 

4 

5 

6 

7 
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Exhibit L: Maps 
 

[attached] 
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