
  

 
Planning Commission Advertised Public Hearing Date: 10/3/2023 
Board of Commissioners Advertised Public Hearing Date: 10/24/2023 

 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: RZR2023-00019 
Current Zoning: R-SR (Senior Oriented Residence District)  
Request: Rezoning to R-100 (Single-Family Residence District) 
Address:  3022 Fence Road 
Map Number:  R2003A 194 
Site Area:  5.26 Acres  
Lots:  5  
Proposed Development: Single-Family Detached Subdivision 
Commission District:  District 3 – Commissioner Watkins 
Character Area:  Vibrant Communities 
 
Staff Recommendation:   DENIAL  
 
Planning Commission 
Recommendation:   DENIAL 
 
 

           

  



Applicant: Epcon Bailey Farms, LLC Owner: Epcon Bailey Farms, LLC 
 100 Mansell Court East, Suite 105  100 Mansell Court East, Suite 105 
 Roswell, GA 30076  Roswell, GA 30076 
    

Contacts:  Ted Turner 
Hayley Todd                 

  Contact Phones:              678.283.8483 
757.508.6593 

                                                                                                                                                                                                                               
Zoning History  
 
The subject property is zoned R-SR (Senior Oriented Residence District). The property was recently 
subdivided from the adjacent parcel (R2003 012A). In 2022, the subject property still part of the larger 
adjacent parcel and was rezoned from RA-200 (Agriculture-Residence District) to R-SR for a senior 
oriented detached residential subdivision, pursuant to RZR2022-00027.  
 
Existing Site Condition 
 
The subject property is a 5.26-acre parcel located along Fence Road, south of its intersection with 
Bailey Road. There is an existing single-family residence on the property. Another single-family 
residence and a large accessory structure were recently removed from the property. Access is provided 
by two gravel driveways along Fence Road. A 20-foot-wide sewer easement runs along the eastern 
perimeter of the property. Several large trees are around the perimeter of the property. Dense 
vegetation exists on the southern portion of the property consisting of a mixture of evergreen and 
hardwood trees. The property slopes down from north to south by approximately 46 feet and from 
north to southeast near to the neighboring pond by 30 feet. There are no sidewalks located on either 
side of Fence Road. The nearest Gwinnett County Transit stop is approximately 6.9 miles from the 
subject property. 
 
Surrounding Use and Zoning 
 
The property is surrounded by single-family residences on large lots and within subdivisions. Bailey 
Farms, a senior oriented detached residential subdivision, is located to the east and is currently under 
development. Alcovy Ridge and Willow Park, single-family detached subdivisions, are to the south. 
Large lot single-family residences are located to the west across Fence Road. The following is a 
summary of surrounding uses and zoning: 
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Project Summary 
 
The applicant requests rezoning of a 5.26-acre property from R-SR to R-100 for a single-family detached 
subdivision including: 

• Five single-family residential lots, each with at least 15,000 square feet of land area, yielding a 
density of 1.11 units per acre. 

• Residences with heated floor areas ranging from 1,500 to 4,000 square feet. 
• Two car garages for each residence. 
• Elevations consisting of a mixture of fiber-cement siding, stacked stone, board & batten, and 

wooden shake siding. 
• Direct driveway access from each lot to Fence Road. 
• A 12-foot-wide sidewalk along the property frontage on Fence Road. 
• A 20-foot-wide sanitary sewer easement running along the rear of the proposed lots. 
• Multiple environmental features including a stream, associated buffers, floodway, floodplain, 

and wetlands all proposed as part of Lot 5. 
• This property was originally part of a larger R-SR (Senior-Oriented Residence District) 

development. Removing this site from the larger R-SR property changes the development 
standards for this development. Removing the subject acreage would increase the density and 
decrease the open space of the adjacent development. 

 
Zoning and Development Standards 
 
The applicant is requesting a rezoning to R-100 (Single Family Residence District). The following is a 
summary of applicable development standards from the Unified Development Ordinance (UDO): 
 

Standard Required Proposed Meets 
Standard? 

Building Height Maximum 35’ <35’ YES 
Front Yard Setback Minimum 50’ >50’ YES 
Side Yard Setback Minimum 10’ one yard 

25’ two yards 
Minimum 12.5’ one yard 

25’ two yards 
YES 

Rear Yard Setback Minimum 40’ >40’ YES 
Lot Size Minimum 15,000 Square Feet >15,000 square feet YES 

Lot Width 100’ >100’ YES 
Minimum Heated Floor Area Minimum 1,400 square feet  

 
1,500 square feet 

 
YES 

 
 
 

Location Land Use Zoning Density 
Proposed Single-Family Residential R-100 1.11 units per acre 

North Single-Family Residential R-SR 2.45 units per acre 
East Single-Family Residential 

Single-Family Residential 
R-SR 
R-100 

2.45 units per acre 
0.76 units per acre 

South Single-Family Residential 
Undeveloped 

R-100CSO 
RA-200 

2.59 units per acre 
N/A 

West Single-Family Residential RA-200 0.41 units per acre 
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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. 
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 270-20.5. 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. 

 
This area of the County consists primarily of low-density, single-family residences in 
subdivisions and on large lots. There is a substantial amount of R-100 zoned property in the 
surrounding area. However, the area was proposed as open space for a previously approved 
development and should be maintained as such.  
 

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

 
The proposed rezoning to R-100 to create five lots would adversely affect the existing use or 
usability of adjacent or nearby properties. The change would increase the density and decrease 
the amount of open space for the adjacent previously approved R-SR development, which would 
adversely impact the residents of this development. 

 
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. 

 
A minimal 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).  
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E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan 
and Future Development Map; and 

 
The 2040 Unified Plan and Future Development map indicates this property is within the Vibrant 
Communities Character Area, which intends to serve as a transition between nodes and mixed-
use activity centers and surrounding, established single-family residential areas, and is generally 
located away from the primary intersections where the various types of activity centers and 
nodes are located. Dependent on the setting, zoning pattern, and intensity of development 
characterizing these various locations throughout the County, new development and 
redevelopment in Vibrant Communities may contain a mix of housing types, including small lot 
single-family housing, multifamily housing, townhomes, and senior housing.   
 
The proposed rezoning is located at the perimeter of the Vibrant Communities character area 
and is near the Suburban Estate Living and Emerging Suburban character areas. This area is 
beginning to develop with various housing types recommended in Vibrant Communities. The 
request does not align with the character area. Therefore, this request is not in conformity with 
the policy and intent of the Unified Plan and Future Development Map. 
  

 
 

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. 

 
The proposed development is in an area with a mixture of housing types, including a significant 
amount of large and medium lot residential. The proposed R-100 zoning could be appropriate 
for the area with homes similar in scale to nearby developments; however, construction of the 
site relies on the use of the adjacent neighborhood’s open space. In addition, the proposed 
subdivision includes several environmentally sensitive areas including within private building 
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lots. This will likely result in maintenance issues in the future. In addition, the location of the 
sanitary sewer easement impacts the buildable area of the lots which limits the amount of rear 
yard space. 

 
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 DENIAL of the rezoning request. 
 
Staff Recommended Conditions  
 
NOTE: The following conditions are provided as a guide should the Board of Commissioners choose to 
approve this petition. 
 
Approval as R-100 (Single-Family Residence District) subject to the following conditions: 
 

1. The proposed development shall be constructed in general conformance with Exhibit B: Site 
Plan dated received August 10, 2023, and Exhibit C: Building Elevations dated received July 27, 
2023, and August 10, 2023, subject to the review and approval of the Department of Planning 
and Development. 

2. The property shall be limited to a maximum of five single-family detached lots and accessory 
uses and structures. 

3. All dwellings shall have a minimum of a two-car garage. 

4. All residential buildings shall comply with Category 3 of the Gwinnett County Architectural 
Design Standards. Final building elevations shall be submitted for review and approval by the 
Department of Planning and Development. 

5. The developer shall construct shared driveways, with no more than two direct driveway 
connections to Fence Road. 

6. The environmentally sensitive features on Lot 5 shall be located on a separate lot and 
maintained by the homeowners association, subject to the review and approval by the 
Department of Planning and Development. 

 

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 DENIAL of the rezoning 
request. 
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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  
H. Documents presented at the October 3, 2023 Planning Commission Public Hearing 
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Exhibit A: Site Visit Photos  
 

 

View of Fence Road facing south 
 

 

View of Fence Road facing north 
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View of the southern vegetated portion of the property  
 

 

View of the clearing on the property 
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View of the northern portion of the property, closer to Fence Road 
 

 

View of the northern portion of the property, closer to the eastern property line 
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Building Elevations 
 

[attached] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 

RZR2023-00019 Page 13 of 60 MR



RZR2023-00019 Page 14 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 10 of 105

RZR2023-00019 Page 15 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 11 of 105

RZR2023-00019 Page 16 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 12 of 105

RZR2023-00019 Page 17 of 60 MR

MSROSENGART
Zoning Received Stamp



RZR2023-00019 Page 18 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 52 of 105

RZR2023-00019 Page 19 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 53 of 105

RZR2023-00019 Page 20 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 54 of 105

RZR2023-00019 Page 21 of 60 MR

MSROSENGART
Zoning Received Stamp



RZR2023-00019 Page 22 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 76 of 105

RZR2023-00019 Page 23 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 77 of 105

RZR2023-00019 Page 24 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 78 of 105

RZR2023-00019 Page 25 of 60 MR

MSROSENGART
Zoning Received Stamp



RZR2023-00019 Page 26 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 103 of 105

RZR2023-00019 Page 27 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 104 of 105

RZR2023-00019 Page 28 of 60 MR

MSROSENGART
Zoning Received Stamp



Page 105 of 105

RZR2023-00019 Page 29 of 60 MR

MSROSENGART
Zoning Received Stamp



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

[attached] 
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350 Research Ct, Ste. 200, Peachtree Corners, Georgia 30092 48 Atlanta Street, Marietta, Georgia 30060
Main: (770) 451-2741 Fax: (770) 451-3915

www.pecatl.com

7/25/2023

Re: Letter of Intent
Fence Road Rezoning (+/-5.25 acres)
PEC+ Project No. 22117.00

Dear Community Development officials,

This rezoning application is being submitted on behalf of the developer and applicant. This application proposes to 
rezone the approximately 5.25-acre property located on the east of Fence Road and south of Bailey Road from R-SR 
to R-100. This rezoning would facilitate the development of a new, 5-lot subdivision of single-family detached homes.   

Site History and Proposed Development
The proposed development consists of 5 single-family detached lots on a 5.25-acre tract. The subject property is a 
tract that was part of a larger piece of property that was rezoned from RA-200 to R-SR in 2022. After the rezoning, 
the larger property was subdivided, resulting in the 5.25-acre tract located along Fence Road (the subject property). 

The new proposal is to rezone the 5.25-acre subject property from R-SR to R-100, which would facilitate the 
subdivision of the tract into 5 new, single-family lots. Each of the new detached homes would have driveway access 
onto Fence Road and garage parking. The home sizes would range from a minimum of 1,500 square feet to 4,000 
square feet.  

Zoning Rationale
The rezoning of this tract from R-SR to R-100 is a downzoning in terms of density and land use intensity. The proposal 
is in-line with the intent of the comprehensive plan, which designates this site as part of the “Suburban Estate Living” 
character area. The overall density would be approximately 0.95 units per acre, whereas the “net” density would be 
1.1 units per acre. This is in harmony with the recently approved senior development to the north (the subject of 
the previously-mentioned rezoning) as well as the existing homes surrounding the site. The proposed lots will be a 
minimum of 15,000 square feet in size, and will preserve the agricultural character of the area with the relatively 
large estate-style lots. 

Conclusion
The applicant and owner respectfully request that the Gwinnett County Board of Commissioners, Planning 
Commission and Planning Staff approve and support the Applicant’s rezoning request to allow for the rezoning of 
this property from R-SR to R-100. This would facilitate the development of a five new, single-family detached lots
that would contribute to the advancement of the purpose and intent of the Gwinnett County comprehensive plan. 
The developer and their representatives welcome the opportunity to meet with all interested parties and 
representatives. 

Sincerely,
Planners and Engineers Collaborative, Inc.
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350 Research Ct, Ste. 200, Peachtree Corners, Georgia 30092 48 Atlanta Street, Marietta, Georgia 30060
Main: (770) 451-2741 Fax: (770) 451-3915

www.pecatl.com

7/25/2023

Re: Zoning Standards Analysis
Fence Road Rezoning (+/-5.25 acres) 
PEC+ Project No. 22117.00

Dear Community Development officials,

Please see below the responses to the Standards Governing the Exercise of the Zoning Power:

The following standards and factors are found to be relevant to the exercise of the county's zoning powers and shall 
govern the review of all proposed amendments to the official zoning map:

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 proposed rezoning will permit a use that is suitable in view of the use and development of adjacent and nearby 
properties. The proposal is a new, 5 lot subdivision consisting of single-family detached homes on large lots on the 
east side of Fence Road. Given the site’s location among other low-density single-family developments, the proposed 
land use of senior housing is reasonable at this location.  The proposal will maintain all stream buffers and have 
access only to Fence Road, so as not to disturb the properties to the south and east.  Nearby properties will not be 
affected by the proposal.

B. Whether a proposed rezoning will adversely affect the existing use or usability of adjacent or nearby property:
The zoning proposal will not adversely affect the existing use or usability of adjacent or nearby properties. Most of 
the nearby properties are already developed into residential uses with large amounts of open space buffering the 
site’s property line. The proposal includes measures to ensure compatibility to have as few effects on neighboring 
properties as possible, including keeping the stream buffer and pond areas undisturbed. 

C. Whether the property to be affected by the zoning proposal has a reasonable economic use as currently zoned: 
The property cannot be developed under the R-SR designation due to the small parcel size, odd lot shape, and other 
restrictions particular to the district. This change would enable the full development of the site with single-family 
homes. 

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:
The proposed rezoning will not result in a use which will or could cause an excessive or burdensome use of existing 
streets, transportation facilities, utilities, or schools. Single-family detached residences are targeted towards older 
persons who are looking to live independently and have access to amenities and greenspace.  Due to this market 
focus, it is not anticipated that the development will cause an excessive burden on nearby schools. Utilities on-site 
are being explored by the development team; the developer will make upgrades (if any) to facilitate the 
development. The site plan includes a multiple stormwater ponds and water quality areas to collect runoff from 
significant rain events, so nearby properties will not experience flooding from this site.  

E. Whether the proposed rezoning is in conformity with the policy and intent of the land use plan: 
The proposed rezoning is in conformity with the policy and intent of the comprehensive plan. The Plan identifies the 
site as part of the surrounding ‘Suburban Estate Living’ character area. The proposed use would support and preserve 
the agricultural character of the area by creating a low intensity development with large lots and adequate open 
space, contributing to the overall health of the area. The R-100 is a downzone from the R-SR. 

RZR2023-00019 Page 32 of 60 MR

MSROSENGART
Zoning Received Stamp



Project No. 22117.00
7/26/2023

2 

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:
The site should be rezoned to facilitate the proposed development for several reasons, and perhaps the most 
compelling is the need for housing for a wide range of age groups.  As the county continues to grow, this proposed 
development will assist in supporting a population that wishes to downsize their homes, while remaining active and 
part of the community at large.  This plan is a forward-thinking proposal that will provide additional high-quality 
housing in an area that will support economic development without putting a strain on the surrounding community.

Sincerely,
Planners and Engineers Collaborative, Inc.

Kenneth J. Wood, P.E., LEED AP
President

For the Firm

kjw/ht
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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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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:  09.06.2023  
Department/Agency Name:  Transportation  
Reviewer Name:  Brent Hodges 
Reviewer Title:  Construction Manager 1  
Reviewer Email Address:  Brent.Hodges@gwinnettcounty.com  
Case Number:  RZR2023-00019 
Case Address:  3022 Fence Road, Dacula, 30019 
                                      Comments:        X      YES      NO  

1  Fence Road is a major collector. ADT = 10,677.  

2  6.9 miles to the nearest transit facility (#2454819) Collins Hill Road and Collins Industrial 
Way. 

3  
 

4  
 

5  
 

6  
 

7    

   Recommended Zoning Conditions:   X        YES    NO  
1  To minimize the number of direct driveway connections to Fence Road, the developer 

shall utilize shared driveways, with no more than (3) direct driveway connections to 
Fence Road.    

2     

3     

4     

5    

6    

7    
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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:  RZR2023-00019 

Case Address:  3022 Fence Rd 

                                     Comments:       X     YES    NO 
1 Water: The proposed development may connect to an existing 12-inch water main along the western right-

of-way of Fence Road. 

2 Sewer: The proposed development plans to connect to the gravity sewer currently under construction for 
the Courtyards at Bailey Farms subdivision, permitted under RESDEV2022-00099. 

3   

4   

5   

6  

7  

  Recommended Zoning Conditions:         YES X NO 
1   

2   

3   

4   

5  

6  

7  
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Water Comments:

Sewer Comments:

Water Availability:

Sewer Availability:

Water and Sewer Design and Construction Requirements:

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
responsibility of the development.  Current Gwinnett County Standards require a minimum of 12” pipe size for commercial developments and a minimum of 8” pipe size for residential developments.  Additionally, connection to a minimum of 12” and 8” mains are required for
commercial and residential developments, respectively. It is the responsibility of the developer’s engineer to confirm pressure and volumes are available for the development.

                                   A Sewer Capacity Certification must be obtained from Gwinnett County to confirm the existing system can serve the development.  Sewer demands imposed by the proposed development may require upsizing and/or extensions of existing sewer mains,
and/or upsizing of an existing pump station, and/or installation of a new pump station. Any cost associated with such required improvements will be the responsibility of the development. The developer shall provide easements for future sewer connection to all locations
designated by Gwinnett County during plan review.

                                                                                                        Extensions of the water and/or sanitary sewer systems within the subject development must conform to this department’s policies, Gwinnett County’s ordinances, and the Water Main and Sanitary Sewer Design and
Construction Standards and Specifications, dated April 5th, 2016. Subsequent to design, construction, inspection, and final acceptance of the required utilities, service would then become available under the applicable utility permit rate schedules.
                                                    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
public mains and appurtenances, among other requirements.

!R Manhole

Sewer Collector

Sewer InterceptorSewer Force Main

The proposed development may connect to an existing 12-inch water main along the western right-of-way of Fence Road.

The proposed development plans to connect to the gravity sewer currently under construction for the Courtyards at Bailey Farms subdivision, permitted under RESDEV2022-00099.
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Residential Rezoning Impact on Local Schools
Prepared for Gwinnett County BOC, October, 2023

Proposed Zoning 

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

Dacula HS 2,550 2,550 0 2,641 2,550 91 2,755 2,550 205 2
RZR2023-00019 Dacula MS 1,892 1,900 -8 1,959 1,900 59 2,042 1,900 142 1

Dacula ES 1,162 1,550 -388 1,144 1,550 -406 1,161 1,550 -389 2

2023-24 2024-25 2025-26
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Exhibit G: Maps 
 

[attached] 
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Exhibit H: Documents Presented at the October 3, 2023 Planning Commission Public Hearing 
 

[attached] 
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