
Planning Commission Advertised Public Hearing Date: 7/9/2024 
Board of Commissioners Advertised Public Hearing Date: 7/23/2024 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

Case Number: RZR2024-00034 
Current Zoning: RA-200 (Agriculture-Residence District)  
Request: Rezoning to R-100 (Single-Family Residence District) 
Address: 2171 Doc Hughes Road 
Map Number: R3003 198 
Site Area: 1.90 acres 
Lots: 3  
Proposed Development: Single-Family Detached Subdivision 
Commission District:  District 4 – Commissioner Holtkamp  
Future Development Type: Neighborhood Traditional+ 

Staff Recommendation:   APPROVAL WITH CONDITIONS 

Planning Commission 
Recommendation:  APPROVAL WITH CONDITIONS 



Applicant: Jakob Sullins, Sullins Engineering, LLC Owners: Royal Mansions, LLC 
302 West May Street 741 Rock Springs 
Winder, GA 30680 Lawrenceville, GA 30043 

Contact:  Jakob Sullins Contact Phone:        706.773.3849 

Zoning History 

The subject property is zoned RA-200 (Agriculture-Residence District). No prior zoning cases are on 
record for this property. 

Existing Site Condition 

The subject property is a 1.90-acre parcel located along Doc Hughes Road, west of its intersection with 
Spout Springs Road. The site contains heavy vegetation and falls approximately 30 feet from the street 
to the rear of the property. No sidewalk exists along Doc Hughes Road, but there is a guardrail along the 
property frontage. A one-story, 1,238 square foot home is on the property, along with several accessory 
buildings. There is a 20-foot-wide sewer easement along the eastern property line. The nearest 
Gwinnett County Transit stop is approximately 7.1 miles from the subject property. 

Surrounding Use and Zoning 

The surrounding area is comprised entirely of single-family detached residences. The Turnberry 
subdivision abuts the subject property to the north. Across Spout Springs Road to the east is the Water 
Mill subdivision. To the west and south, along Doc Hughes Road, are single-family homes on large lots. 
The following is a summary of surrounding uses and zoning: 
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Project Summary 

The applicant requests rezoning of a 1.90-acre property from RA-200 to R-100 for a single-family 
detached subdivision, including: 

• Three single-family residences on lots ranging from 24,219 square feet to 29,229 square feet,
yielding a density of 1.58 units per acre.

• A minimum heated floor area of 3,000 square feet and front loaded three-car garages.
• Two-story homes with exterior building materials of board and batten siding with stone accents.
• Individual driveways to each lot from Doc Hughes Road.
• A 24-inch pipe with associated 20-foot-wide drainage easement along the property frontage.
• Lots to be served by sanitary sewer. A sewer line extension is to be installed by the developer.

Zoning and Development Standards 

The applicant is requesting a rezoning to R-100 for a single-family detached subdivision. The following 
is a summary of applicable development standards from the Unified Development Ordinance (UDO): 

Standard Required Proposed Meets Standard? 

Lot Size Minimum 15,000 square feet >15,000 square feet YES 
Lot Width Minimum 100’ >100’ YES 

Lot Coverage Maximum 45% <45% YES 
Front Yard Setback Minimum 25’ >25’ YES 
Rear Yard Setback Minimum 30’ >30’ YES 
Side Yard Setback Minimum 10’ >10’ YES 

Building Height Maximum 35’ <35’ YES 

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 F). 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. 

Location Land Use Zoning Density 
Proposed Single-Family Residential R-100 1.58 units per acre 

North Single-Family Residential R-100CSO 2.30 units per acre 
East Single-Family Residential R-75CSO 2.76 units per acre 

South Single-Family Residential RA-200 1.44 units per acre 
West Single-Family Residential RA-200 0.40 units per acre 
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Staff Analysis 

Rezoning Request Analysis: According to the UDO, if a proposed amendment is for the rezoning of 
property and involves a change in zoning classification, 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 rezoning will permit a use that is suitable in view of the use and
development of adjacent and nearby property.

The subject site is surrounded by single-family detached residences within subdivisions and
residences on large lots along Doc Hughes Road. The proposed development would have
comparable home sizes, density, and exterior materials to the surrounding residences. The
proposed rezoning will permit a use that is suitable in view of the use and development of
adjacent and nearby property.

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

The proposed rezoning would introduce three single-family residences to an existing residential
area and would not adversely affect the use or usability of adjacent or nearby property.

C. Whether the property to be affected by a proposed rezoning has a reasonable economic use as
currently zoned.

The property has a reasonable economic use as currently zoned.

D. Whether the proposed rezoning 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. A minimal impact is anticipated on
school enrollment. Agency review comments related to any potential improvements concerning
this rezoning request are attached. (Exhibit F).

E. Whether the proposed rezoning 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 Traditional+" for the
subject property. This development type envisions relatively denser residential development
with smaller footprint homes at 7-8 units per acre. Although R-100 is not a recommended
zoning district, the proposal is consistent with surrounding uses and recommended land uses
which include single-family detached, single-family cottage, quadplexes, triplexes, duplexes,
townhomes, and stacked flats.
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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
rezoning.

There are no other conditions giving support for approval or disapproval of the proposal.

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 rezoning request. 

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 
rezoning request. 

Planning Commission Recommended Conditions (includes Staff Recommended Conditions, 
as Amended)  

Approval as R-100 (Single-Family Residence District) for a single-family detached subdivision, subject 
to the following conditions: 

1. The development shall be limited to single-family detached dwellings and accessory uses and
structures, not to exceed three lots.
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2. The proposed development shall be constructed in general conformance with Exhibit B: Site
Plan and Exhibit C: Elevations, dated received May 30, 2024, subject to the review and approval
of the Department of Planning and Development.

3. The minimum heated floor area shall be 3,000 square feet.

4. A 5-foot-wide concrete sidewalk shall be provided along Doc Hughes Road, subject to the review
and approval of the Gwinnett County Department of Transportation.

5. The developer shall coordinate with the Gwinnett County Department of Transportation on
removal and re-installation of the guardrail along Doc Hughes Road.

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

7. All homes shall be fee simple.
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Exhibits: 
A. Site Visit Photos
B. Site Plan
C. Building Elevations
D. Letter of Intent and Applicant’s Response to Standards
E. Application and Disclosure of Campaign Contributions
F. Internal and External Agency Review Comments
G. Maps
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Exhibit A: Site Visit Photos 

View of property frontage along Doc Hughes Road 

Eastern portion of property frontage on Doc Hughes Road 
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Western portion of property frontage on Doc Hughes Road 

Existing accessory in front yard 
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Exhibit B: Site Plan 
 

[attached] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

RZR2024-00034 Page 10 of 35 RP



EX. 12"HDPE

EX
. 2

4"
 C

M
P

EX. 24" CMP

EX.HOUSE

N/F

EX.BUILDING

EX
. 4

' W
IR

E 
FE

NC
E

EX. 4' WIRE FENCE

EX. DOT DI

EX. JB

EX. JB

EX
. C

O
N

C
R

ET
E

N/F

20
' S

SE

40
' T

CE

20' DE

N/F

N/F

EX.BUILDING

EX.BUILDING

APPARENT R/W VARIES

GC PROJECT NO. M-0904-01

ASPHALT/PUBLIC

D.B. 54511, PG. 3-6

EX. 18"CMP

EX. 24" CMP

EX. 24" CMP

(P
.B

. 1
38

 P
G

. 1
44

)

(P
.B

. 1
38

 P
G

. 1
44

)

EX. DOT DI

(GC PROJECT NO. M-0904-01)

EX. G
UARD RAIL

CONSTRUCTION AND

DRAINAGE EASEMENT

GC PROJECT NO. M-0904-01

EX.FH

GUARD RAIL TO BE REMOVED

PROPOSED 20' SSE

PROPOSED 20
' D

E

PROPOSED 8" PVC SSL

PROPOSED 24
" C

MP

PROPOSED DROP INLET TO BE
TIED INTO EXISTING 18" CMP

(TBR)

(TBR)

(TBR)

(TBR)

PROPOSED 5' WIDE SIDEWALK TO
COVER THE ENTIRE ROAD FRONTAGE.
TYP LOCATION IS SHOWN

PERMANENT SLOPE EASEMENT

GC PROJECT NO. M-0904-01

EXISTING DRIVEWAY TO BE
REMOVED

Su
lli
ns

En
gi
ne
er
in
g,
LL
C

DATE

SHEET 1

JOB #
5/30/2024 3071

R
EZ

O
N

E 
C

O
N

C
EP

T 
PL

AN
 F

O
R

:

LA
N

D
 L

O
T 

3,
 3

R
D

 D
IS

TR
IC

T 
G

W
IN

N
ET

T 
C

O
U

N
TY

, G
EO

R
G

IA

LO
C

AT
ED

 IN
:

PA
R

C
EL

: R
30

03
 1

98
 G

M
D

: D
U

N
C

AN
'S

 1
74

9

D
O

C
 H

U
G

H
ES

 R
O

AD











N.T.S.

SITE

I-85

I-85

DOC HUGHES RD.

BEYERS LANDING DR.

SP
O

U
T 

SP
R

IN
G

S 
R

D
.

WELL SPRINGS DR.

MILL FARM LN.

WATER MILL FARM DR.

GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5.30.2024

RZR2024-00034 Page 11 of 35 RP



Exhibit C: Building Elevations 
 

[attached] 
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ROYAL RESIDENCE

GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5.30.2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5.30.2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5.30.2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5.30.2024
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GWINNETT COUNTY
PLANNING AND DEVELOPMENT

RECEIVED 
5.30.2024
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Exhibit D: Letter of Intent and Applicant’s Response to Standards 
 

[attached] 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5/14/2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5/14/2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5/14/2024
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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5/14/2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5/14/2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5/14/2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5/14/2024
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
5/14/2024
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Exhibit F: Internal and External Agency Review Comments 
 

[attached] 
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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:  06.05.2024  
Department/Agency Name:  Transportation  
Reviewer Name:  Brent Hodges  
Reviewer Title:  Construction Manager 2  
Reviewer Email Address:  Brent.Hodges@gwinnettcounty.com  
Case Number:  RZR2024-00034   
Case Address:  2171 Doc Hughes Road, Buford, 30519   
                                      Comments:        X      YES      NO  

1  Doc Hughes Road is a local street. ADT = 3,207.   

2  7.1 miles to the nearest Ride Gwinnett facility located at 3505 Buford Drive (AutoNation 
Mall of Georgia).   

3  The developer shall coordinate with the Gwinnett County Department of Transportation 
(GCDOT) Roadway Operations and Maintenance division on any removal and potential 
re-installation of guardrail. Any improvements that impact the guardrail is subject to the 
review and approval of GCDOT. 

4  A 5’ concrete sidewalk shall be constructed along the site frontage, connecting to the 
existing sidewalk at the NW corner of Doc Hughes Road and Spout Springs Road.   

5  Each direct driveway connection to Doc Hughes Road shall meet minimum sight 
distance per section 360-40 of the UDO. 

6    

7    

   Recommended Zoning Conditions:           YES  X  NO  
1     

2     

3     

4     

5    

6    

7    

mailto:Michael.johnson2@gwinnettcounty.com


 

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:  RZR2024-00034 

Case Address:  2171 Doc Hughes Road 

                                     Comments:       X     YES    NO 

1  Water: The proposed development may connect to an existing 8-inch water main located on the southern 

right-of-way of Doc Hughes Road. A jack-and-bore may be required. 

2  Sewer: A Sewer Capacity Certification is required prior to obtaining a Land Disturbance Permit. Pending 

available capacity, the proposed development may connect to an existing 8-inch gravity sewer on parcel 

3003A372. As-builts for the Turnberry development indicate an easement exists to tie-in to manhole FID 

3321930. 

3   

4   

5   

6  

7  

  Recommended Zoning Conditions:         YES X NO 

1   

2   

3   

4   

5  

6  

7  
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Private Road Developments:

Water demands imposed by the proposed development may require upsizing or extensions of existing water mains in order to meet Gwinnett County Standards and fire flow demands. Any cost associated with such required improvements will be the
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                                                    Any development with private roads must comply with the Standard Policy Requirement for the Installation of Water and Sanitary Sewer Mains within Private Developments.  This policy stipulates minimum easement requirements and location of
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Residential Rezoning Impact on Local Schools

Proposed Zoning 

Approximate Student Projections
School Forecast Capacity +/- Cap. Forecast Capacity +/- Cap. Forecast Capacity +/- Cap. from Proposed Developments

Archer High School 2,950 2,850 100 2,887 2,850 37 2,863 2,850 13 11
RZM2024-00007 McConnell Middle School 2,096 1,775 321 2,121 1,775 346 2,185 1,775 410 8

Cooper Elementary School 1,511 1,625 ‐114 1,527 1,625 ‐98 1,543 1,625 ‐82 15
Grayson High School 3,585 3,000 585 3,693 3,000 693 3,803 3,000 803 25

RZM2024-00008 Bay Creek Middle School 1,449 1,150 299 1,485 1,150 335 1,537 1,150 387 19
Trip Elementary School 1,440 1,200 240 1,498 1,200 298 1,558 1,200 358 36
Dacula High School 2,553 2,550 3 2,617 2,550 67 2,682 2,550 132 16

RZR2024-00023 Dacula Middle School 1,855 1,900 ‐45 1,901 1,900 1 1,949 1,900 49 11
Mulberry Elementary School 790 975 ‐185 826 975 ‐149 871 975 ‐104 21
Dacula High School 2,553 2,550 3 2,617 2,550 67 2,682 2,550 132 3

RZR2024-00030 Dacula Middle School 1,855 1,900 ‐45 1,901 1,900 1 1,949 1,900 49 1
Alcova Elementary School 1,501 1,150 351 1,554 1,150 404 1,608 1,150 458 3
Mountain View High School 2,226 2,300 ‐74 2,209 2,300 ‐91 2,253 2,300 ‐47 21

RZR2024-00032 Twin Rivers Middle School 1,683 2,150 ‐467 1,700 2,150 ‐450 1,734 2,150 ‐416 15
Dyer Elementary School 929 1,175 ‐246 903 1,175 ‐272 894 1,175 ‐281 30
Grayson High School 3,585 3,000 585 3,693 3,000 693 3,803 3,000 803 57

RZR2024-00033 Couch Middle School 1,139 1,150 ‐11 1,167 1,150 17 1,197 1,150 47 45
Starling Elementary School 1,322 1,200 122 1,348 1,200 148 1,375 1,200 175 80
Seckinger High School 2,326 2,800 ‐474 2,452 2,800 ‐348 2,550 2,800 ‐250 1

RZR2024-00034 Jones Middle School 1,820 1,575 245 1,893 1,575 318 1,969 1,575 394 1
Ivy Creek Elementary School 1,583 1,275 308 1,614 1,275 339 1,646 1,275 371 1
Meadowcreek High School or: 2,521 2,850 ‐329 2,470 2,850 ‐380 2,433 2,850 ‐417

RZR2024-00035 McClure Health Science High School 1,180 1,500 ‐320 1,190 1,500 ‐310 1,200 1,500 ‐300
Lilburn Middle School 1,588 2,000 ‐412 1,556 2,000 ‐444 1,542 2,000 ‐458 33
Nesbit Elementary School 1,214 1,400 ‐186 1,202 1,400 ‐198 1,220 1,400 ‐180 61
Mill Creek High School 2,721 2,800 ‐79 2,694 2,800 ‐106 2,735 2,800 ‐65 45

RZR2024-00036 Osborne Middle School 1,763 1,575 188 1,798 1,575 223 1,816 1,575 241 35
Pucketts Mill Elementary School 746 1,200 ‐454 725 1,200 ‐475 708 1,200 ‐492 63

2024-25 2025-26 2026-27

Prepared for Gwinnett County BOC, July, 2024

43
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Exhibit G: Maps 

[attached] 

RZR2024-00034 Page 32 of 35 RP



H
A

Y
W

A
T

E
R

C
V

S
P

O
U

T
S

P
R

IN
G

S
R

D

I85S
I85N

WATER M IL L
D

R

DOC HUGHES RD

Gwinnett County GIS¯ 0 12060

Feet

RZR2024-00034

Created: May 24, 2024

Path: Q:\Planning_and_Development\current planning\monthly agenda maps\2024 agenda maps\07-July\July 2024 Monthly Agenda\July 2024 Monthly Agenda.aprx User: clarosa



¹º

3-7

3-2

3-3

1-2

BR
AN

D
O

N
AC

R
E

S
DR

LATVIA LNSORR EN
T

O

CT WAXWING ST

MILLCREST

CT

P
A

R
C

L
A

N
E

M
IL

L W
A

Y

W
E

LL

SPRINGS DR

W
A

T
E

R

M
ILL C

T

WATER MILL DR

N
U

TH
A

T
C

H
D

R

W
O

O
D

T
H

R
U

S
H

W
A

Y

S
P

R
IN

G

S
TO

N
E

CT

B
E

Y
E

R
S

LA
N

D
IN

G
 D

R

H
A

M
IL

T
O

N
LA

K
E

C
T

LAKE

CO
VE

C
T

SPRING

STONE PL

GROSBEAK

DR

MAGPIE

DR

MANTOVA DR

H
AY

W

ATER
CV

SP
O

UT
SPRIN

G
S

RD

M
ILLC

R
E

S
T

D
R

M
IN

E
RAL

SPRINGS
R

D

BENDER TRL

W

ELL SPRINGS CT

H
O

LM
A

N
 R

D

M
IL

L FARM LN

BEYERS LANDING DR

WATLEY PL

H
AM

ILTO
N

W
A

LK DR

BRASELTON HWY

SPRING
SOUND

LN

O
AKPO

INTE
CTHAMILTON

PARC
LN

DOC HUGHES RD

I85S

I85N

RA200

R75MOD

C2

R75CSO

R75MOD RA200

R75CSO

R75CSO

C2
RA200

RA200

R75

TND

RA200

TND

R100

R100

R100

R100

RM24

RA200

R100CSO

R100CSO

C2

OI

Mill Creek HS

¯ 0 500250

Feet

RZR2024-00034

Created: May 24, 2024 SUBJECT SITE AND SURROUNDING ZONING
Path: Q:\Planning_and_Development\current planning\monthly agenda maps\2024 agenda maps\07-July\July 2024 Monthly Agenda\July 2024 Monthly Agenda.aprx User: clarosa



¹º
LATVIA

LN

W
AX

W
IN

G
ST

WATER M
ILL

D
R

N
U

T
H

AT
C

H
 D

R

W
O

O
D

T
H

R
U

S
H

W
A

Y

SP
O

UT
SPRIN

G
S

RD

M
IL

LC
R

E
ST

D
R

M
IN

E
RAL

SPRINGS
R

D

BENDER TRL

H
O

LM
A

N
 R

D

WATLEY
PL

BRASELTON HWY

O
AKPO

INTE CTHAMILTON PARC
LN

DOC HUGHES RD

I85S

I85N

Traditional Traditional

Traditional

Traditional

Traditional

Traditional

Traditional

Traditional+

Traditional+

Traditional+

Traditional+

Traditional+

Traditional+

Traditional+

Workplace
Center
- Light

Mill Creek HS

¯ 0 500250

Feet

RZR2024-00034

Created: May 24, 2024 2045 UNIFIED PLAN FUTURE DEVELOPMENT CLASSIFICATION
Path: Q:\Planning_and_Development\current planning\monthly agenda maps\2024 agenda maps\07-July\July 2024 Monthly Agenda\July 2024 Monthly Agenda.aprx User: clarosa


	RZR2024-00034e.pdf
	RZR2024-00034.pdf
	RZR2024-00034.pdf
	RZR2024-00034.pdf
	RZR2024-00034.pdf
	RZR2024-00034.pdf
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034
	RZR2024-00034


	DOT
	DWR


	JULY2024_GCPS_RZ
	RZR2024-00034
	RZR2024-00034.pdf
	RZR2024-00034
	RZR2024-00034.pdf
	RZR2024-00034_Aerial
	RZR2024-00034_Zoning
	RZR2024-00034_2045FD








