
Planning Commission Advertised Public Hearing Date: 6/8/2022 
Board of Commissioners Advertised Public Hearing Date: 6/28/2022 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

Case Number: CIC2022-00017 
Current Zoning: M-1 (Light Industry District)
Request: Change in Conditions
Additional Request: Buffer Reduction Waiver
Address: 3900 Steve Reynolds Boulevard and 1510 Pavilion Place
Map Numbers: R6202 019 and 035
Proposed Development: Heavy/ Civil Construction Contractors Office
2022 Commission District: District 1 – Commissioner Carden* 
Character Area: Workplace Center 

Staff Recommendation:  APPROVAL WITH CONDITIONS 

*This property will be in Commission District 2 beginning on January 1, 2023.

 Subject Site 



Applicant: 3900 Steve Reynolds Blvd LLC  Owner: 3900 Steve Reynolds Blvd LLC 
c/o Andersen, Tate and Carr, P.C. 3900 Steve Reynolds Boulevard 
3900 Steve Reynolds Boulevard 
Norcross, GA  30093 

Norcross, GA  30093 

Contact:  Melody A. Glouton, Esq.  Contact: 770.822.0900 

Zoning History 

The subject property is zoned M-1 (Light Industry District). A rezoning approval in 1983, RZ-153-
83, amended the property’s zoning classification from R-75 (Single-Family Residence District) to 
RM-10 (Multi-Family Residence District) for apartments. Shortly thereafter a 1985 rezoning 
approval, RZ-251-85, changed the zoning to M-1 for an office, warehouse, distribution, and 
business center. In 1988, a portion of parcel R6202 019 was rezoned from M-1 to C-2 (General 
Business District), with a special use permit for a private social and athletic club, pursuant to 
RZ-73-88 and SUP-33-88. A 1990 rezoning approval, RZ-110-90, reverted that zoning to M-1 for 
office and warehouse uses. In 2019, the approval of special use permit SUP2019-00083 allowed 
for a heavy/civil construction contractor’s office but limited the use to the large parcel. The 
request is to amend conditions from this approval.  

Existing Site Condition 

The subject site contains two parcels totaling 16.64 acres within the Gwinnett Pavilion office 
park, which is located at the southeast corner of the intersection of Steve Reynolds Boulevard 
and Pavilion Place, between Club Drive and Beaver Ruin Road. The western parcel, which is 
adjacent to the intersection, contains a two-story brick office warehouse building, loading docks, 
off-street parking, and a wooded and undeveloped area. The eastern parcel remains entirely 
wooded and undeveloped. The topography slopes downward from north to south on the 
western parcel toward Bromolow Creek, which transverses the southern property line. Likewise, 
the terrain slopes upward from west to east on the eastern parcel, such that the site is at a 
lower elevation than the adjacent single-family residences to the east. Access is provided via 
separate entrances from Steve Reynolds Boulevard and Pavilion Place. A stormwater 
management facility is located along Steve Reynolds Boulevard. No sidewalks are present along 
Steve Reynolds Boulevard or Pavilion Place. The nearest Gwinnett County Transit stop is 0.25 
miles from the site. 

Surrounding Use and Zoning 

The surrounding uses consist of industrial office parks and a single-family residential 
subdivision to the east. The following is a summary of surrounding uses and zoning:   
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Project Summary 
 
The applicant requests a change in conditions for two parcels totaling 16.64 acres zoned M-1 
for a heavy/civil construction contractors office, including: 
 A change in conditions of zoning case SUP2019-00083. The applicant is requesting 

revisions to the following conditions: 
o Condition 1.A.,“Light industrial, office, office/warehouse and accessory uses and 

structures, which may include a Heavy/Civil Construction Contractor’s Office as a 
Special Use. This Special Use is limited to Parcel R6202 035 only.” The applicant is 
requesting to expand the use onto the adjacent parcel to park trucks and store 
associated equipment related to the heavy/civil construction contractor’s office. 

o Condition 2.A., “Provide a 50-foot-wide natural undisturbed buffer on all property 
where outdoor storage abuts residential property. Provide a 50-foot-wide natural 
undisturbed buffer on all other property abutting residential property. The buffer 
shall be enhanced where sparsely vegetated.” The applicant is requesting to 
reduce the undisturbed zoning buffer from 50 feet to 0 feet and to grade and 
replant the area as a 50 foot wide landscape buffer to accommodate truck 
parking and outdoor storage. 

 A gravel outdoor storage yard for heavy/civil construction equipment spanning across 
both parcels.  

Location Land Use Zoning Density 
Existing Office warehouse M-1 N/A 

North Light Industrial M-1 N/A 
East Single-family Residential R-TH 2.85 units per acre 

South Undeveloped M-1 N/A 
West Light Industrial M-1 N/A 
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 Access provided via driveways from Pavilion Place, Steve Reynolds Boulevard, and 
interparcel access with the existing office building. 

 A proposed 100 percent opaque fence and gate surrounding the gravel parking and 
outdoor storage area. 

 A proposed stormwater management facility located directly south of the gravel parking 
and outdoor storage adjacent to the 100-year floor limits.  

 Retaining walls separating the proposed gravel parking and outdoor storage from 
existing customer and employee parking for the office building. 
 

Zoning and Development Standards 
 
The applicant is requesting a change in conditions in the M-1, Light Industry District. The 
following is a summary of applicable development standards from the Unified Development 
Ordinance (UDO): 
 

*The applicant is requesting a buffer reduction waiver.  

Waiver Request 
 
In addition to the change in conditions request, the applicant is seeking a waiver from the 
following provision of Title III of the UDO: 
 

1. Section 610-20. Minimum Buffer Requirements: 
A. Required buffers shall be provided in conformity [with] Table 610.1 “Table of 

Minimum Buffer Requirements”. 
 
A 50’ buffer is required between new M-1 development adjacent to the existing R-
TH zoned property. 

 
The required 50-foot natural and undisturbed permanent zoning buffer is required along the 
eastern property line, adjacent to the existing R-TH zoned property. The applicant is proposing 
to reduce the buffer from 50 feet to 0 feet and to grade and replant the area as a 50-foot wide 
landscape buffer.  
 

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 E). Standard site and infrastructure improvements will also be 
required related to transportation, stormwater, water, and sewer utilities. Recommended 

Standard Required Proposed Meets Standard? 
Front Yard Setback  Minimum 50’ >50’  YES 
Side Yard Setback Minimum 25’  >25’ YES  
Rear Yard Setback Minimum 50’ >50’ YES 

Zoning Buffer  Minimum 50’ 0’ NO* 
Landscape Strip Minimum 10’ 10’ YES 
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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 a change in 
conditions, the Department of Planning and Development 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 change in conditions will permit a use that is suitable in view of 
the use and development of adjacent and nearby property. 

 
The heavy/civil construction contractor’s office is located in an intensely developed light 
industrial area. Industrial office parks exist to the north and west along Steve Reynolds 
Boulevard, and a single-family residential subdivision borders the subject property to the 
east. The proposed change in conditions to extend the current use to the adjacent parcel 
is suitable in view of surrounding office warehouse uses; however, the request to amend 
the condition to reduce the buffer would not be appropriate, as the natural and 
undisturbed buffer offers protection to the adjacent residences with dense mature 
vegetation. 

 
B. Whether a proposed change in conditions will adversely affect the existing use or 

usability of adjacent or nearby property. 
 

The gravel area for truck parking and outdoor storage associated with the heavy/civil 
construction contracting business would not affect surrounding light industrial uses. 
Buildings on adjacent parcels are currently separated from this area by existing surface 
parking. Conditions to require screening would mitigate noise, lighting, and visual clutter. 
The requested buffer reduction, though, would exacerbate these impacts on the single-
family residences to the east, particularly as these are located at a higher elevation than 
the subject property. 

 
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. 

 
This change in conditions request would create impacts on public facilities in the form 
of traffic, utility demand, and stormwater runoff; however, appropriate conditions, site 
development requirements, and planning would mitigate these impacts. No impact is 
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anticipated on school enrollment. Agency review comments related to any potential 
improvements concerning this change in conditions request are attached (Exhibit E). 

 
E. Whether the proposed change in conditions is in conformity with the policy and intent 

of the Unified Plan and Future Development Map. 
 
The 2040 Unified Plan Future Development Map indicates the subject property lies within 
the Workplace Center Character Area. This designation includes areas containing office 
parks, industrial parks, and freight-oriented and logistics uses. The character area 
encourages employment-oriented uses to offset the anticipated shrinking of the 
manufacturing sector. The expansion of a heavy/civil construction contractor’s office is 
consistent 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 change in conditions. 

 
The use is within an existing, aging industrial office park, which represents a land use 
that is experiencing higher tenant vacancy rates than in previous decades. The Unified 
Plan encourages attracting service activities to these spaces to mitigate the projected 
decline in manufacturing and light industrial uses. The expansion of a heavy/civil 
construction contractor’s office can help replace other uses that would traditionally 
occupy industrial office parks and maintain their vitality, which lends support for 
approval with conditions of this change in conditions request. Furthermore, no Code 
Enforcement violations have been issued with respect to the subject property and 
operation of the existing contractor’s office. 

 
Waiver Request Analysis: When considering waivers from Title III of the UDO, staff is required to 
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review whether an undue hardship may result from strict compliance with the regulations and 
that approval would not adversely affect the general public welfare or nullify the intent of the 
Development Regulations.  In addition, there must be a determination that there are unusual 
topographical or other exceptional conditions. Staff makes the following findings related to the 
waiver request: 

 
The requested buffer reduction waiver would exacerbate potential negative impacts, 
such as noise, lighting, visual clutter, and vehicle pollution on adjoining residential 
properties. The grade drop from the residential subdivision to the subject property 
presents screening challenges that can be mitigated through providing the required 50-
foot natural and undisturbed buffer. 

 
Staff Recommendation 

Based on the staff’s evaluation of the request and the standards governing 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 waiver: 
 

1. To reduce the required buffer along the R-TH property line to the east from 50 feet to 0 
feet. 

 

Staff Recommended Conditions 
 
NOTE: The conditions below are those from SUP2019-00083 with suggested changes in bold or 
strikethrough. 
 
Approval of a Change in Conditions for a heavy/civil construction contractor’s office, subject to 
the following enumerated conditions: 
 

1. To restrict the use of the property as follows: 
 
A. Light industrial, office, office/warehouse and accessory uses and structures, which 

may include a Heavy/Civil Construction Contractor’s Office as a Special Use. This 
Special Use is limited to Parcel R6062 035 only. 
 

B. The property shall not be used as a towing/wrecker service or junk salvage yard. No 
inoperable or junk vehicles are permitted. 

 
C. Buildings shall be finished with architectural treatments of glass, brick and/or 

stacked stone on all sides. Final building elevations shall be submitted for review 
and approval by the Director of Planning and Development. 

 
D. Hours of operation for the outdoor storage area shall be limited to between the hours 

of 7:00am to 9:00pm. 
 

2. To abide by the following site development considerations: 
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A. Provide a 50-foot-wide natural undisturbed buffer on all property where outdoor 

storage abuts residential property. Provide a 50-foot-wide natural undisturbed buffer 
on all other property abutting residential property. The buffer shall be enhanced 
where sparsely vegetated. 

 
B. Outdoor storage activities shall be restricted to areas screened on all sides by a 100 

percent opaque fence and gate. The fence height shall be greater than materials and 
equipment stored in the outdoor storage area. Materials and design of the fence 
shall be subject to the review and approval by the Director of Planning and 
Development. 

 
C. Gravel outdoor storage areas shall be maintained free of vegetation. 

 
D. New ground signage shall be limited to monument-type sign(s) and shall be subject 

to review and approval by the Director of Planning and Development. The sign shall 
include a minimum two-foot-high brick or stacked stone base, complementing the 
building’s architectural treatment. The masonry base shall extend at least the full 
width of the sign cabinet, and the sign cabinet shall be fully recessed and surrounded 
by the same materials. Ground signage shall not exceed ten feet in height. 

 
E. No tents, canopies, temporary banners, streamers or roping decorated with flags, 

tinsel, or other similar material shall be displayed, hung, or strung on the site. No 
decorative balloons or hot-air balloons shall be displayed on the site. Yard and/or 
bandit signs, sign-walkers and sign-twirlers shall be prohibited. 

 
F. Any new or replacement outdoor lighting shall be contained in cut-off type luminaries 

and shall be directed in toward the property so as not to reflect into adjacent 
properties or rights of way. 

 
G. Any new dumpster areas shall be screened by a 100 percent opaque brick or stacked 

stone wall with an opaque metal gate enclosure or shall be located within the 
screened outdoor storage area. Hours of dumpster pick-up shall be limited to 
between 7:00am and 7:00pm. 

 
H. Outdoor loudspeakers shall be prohibited. 

 
I. Peddlers and/or parking lot sales shall be prohibited. 

 
J. The property owner shall repaint or repair any graffiti or vandalism that occurs on the 

property within 72 hours. 
  

CIC2022-00017 Page 8 of 35 DS



Exhibits: 
 

A. Site Visit Photos 
B. Previously Approved Resolution and Site Plan 
C. Site Plan 
D. Letter of Intent and Applicant’s Response to Standards 
E. Internal and External Agency Review Comments 
F. Maps 
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Exhibit A: Site Visit Photos 

 
Proposed outdoor storage area: view from Pavilion Place 

 

 
Proposed outdoor storage area: view from adjacent M-1 parcel 
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Entrance from Pavilion Place to parcel developed with building 

 

 
Entrance from Steve Reynolds Boulevard to parcel developed with building 
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Front of building  
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Exhibit B: Previously Approved Resolution and Site Plan 
 

[attached] 
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Exhibit C: Site Plan 
 

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

[attached] 
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Exhibit E: 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:   5.18.22 
Department/Agency Name:  Transportation  
Reviewer Name:  Brent Hodges 
Reviewer Title:  Construction Manager 1  
Reviewer Email Address:  Brent.Hodges@gwinnettcounty.com 

Case Number:  CIC2022-00017 
Case Address:  3900 Steve Reynolds Boulevard 
                                      Comments:        X      YES     NO  

1  Steve Reynolds Boulevard is a minor arterial. ADT = 26,799.  

2  0.25 miles to the nearest transit facility (#2334944) located at Club Drive and Steve 
Reynolds Boulevard.   

3     

4     

5     

6    

7    

   Recommended Zoning Conditions:          YES  X  NO  
1     

2     

3     

4     

5    

6    

7    
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Water & Sewer
Utility Map

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.
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#7 Regional
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City Effluent Ouƞall
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There are no DWR water comments for this case

There are no DWR sewer comments for this case.
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Exhibit F: Maps 
 

[attached] 
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