
Planning Commission Advertised Public Hearing Date: 9/7/2022 (Public Hearing Held/ 
Recommendation Tabled to 10/4/2022) 
Board of Commissioners Advertised Public Hearing Date: 9/27/2022 (Public Hearing Tabled to 
10/25/2022) 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

Case Number: RZC2022-00031 
Current Zoning: R-100 (Single-Family Residence District)
Request: Rezoning to C-1 (Neighborhood Business District)
Address: 885 Collins Hill Road
Map Number: R7011 014B
Site Area: 2.49 acres
Square Feet: 7,000
Proposed Development: Convenience Store with Fuel Pumps
Commission District:  District 4 – Commissioner Fosque
Character Area: Established Neighborhoods

Staff Recommendation:  DENIAL  

Planning Commission 
Recommendation:  DENIAL



Applicant: Nabeel Group of Companies, Inc.  Owner: Estate of Dovie Caudell 
 c/o Andersen, Tate and Carr, PC   Pamela Caudell Harris 
 1960 Satellite Boulevard 

Suite 4000 
Duluth, GA  30097 

  1448 Earlham Lane 
Lawrenceville, GA  30043 

     
Contact: Anré D. Washington  Contact Phone:              770.822.0900 

 
Zoning History 
 
The subject property is zoned R-100 (Single-Family Residence District). No prior zoning cases are on 
record for this property.  
 
Existing Site Condition 
 
The subject site is a 2.49-acre parcel located on the east side of Collins Hill Road at its intersection with 
Lendon Connector. The site is developed with a vacant single-family home with overgrown vegetation. 
The site is heavily wooded in the rear and slopes from Collins Hill towards the rear of the site by 
approximately 50 feet. Access to the site is provided via one driveway from Collins Hill Road and one 
driveway from Lendon Connector. There are sidewalks on both road frontages. The nearest Gwinnet 
Transit stop is approximately 100 feet from the site. 
 
Surrounding Use and Zoning 
 
The surrounding area is characterized by low-density single-family residential subdivisions, multifamily 
and institutional uses. To the north is Forest River, a single-family detached subdivision. To the west, 
across Collins Hill Road is Georgia Gwinnett College within the City of Lawrenceville. To the south and 
east is the University Parkway (SR 316) right-of-way and apartments which are under review for 
permitting. The following is a summary of surrounding uses and zoning:   
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Project Summary 
 
The applicant requests rezoning of 2.49-acre property from R-100 to C-1 to allow for a convenience 
store with fuel pumps and retail space, including:  
 One, three-tenant building totaling 7,000 square feet, including a 4,000 square foot convenience 

store and two 1,500 square foot retail spaces.  
 A total of eight gas pumps located under a single canopy.   
 Two limited-access driveways to the property, one each from Collins Hill Road and Lendon 

Connector with deceleration lanes. 
 Sidewalks along Collins Hill Road and Lendon Connector Road with crosswalks. 
 A dumpster enclosure located to the northwest of the proposed retail building. 
 A parking lot with 22 parking spaces in front of the building. 
 A required 50-foot-wide zoning buffer and 5-foot structural setback along the northern property 

line adjacent to R-100 zoned properties. 
 A required 15-feet building setback and 10-foot-wide landscaped strip along the eastern, 

western, and southern property lines. 
 A stormwater management pond located to the rear of the building.  
 No building elevations were provided by the applicant. 

 
Zoning and Development Standards 
 
The applicant is requesting a rezoning for a convenience store with fuel pumps and retail space in the 
in C-1, Neighborhood Business District. The following is a summary of applicable development 
standards from the Unified Development Ordinance (UDO): 
 

 
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 D). Standard site and infrastructure improvements will also be required related to 

Location Land Use Zoning Density 
Proposed Convenience Store with Fuel Pumps C-1 N/A 

North Single-Family Residential R-100 1.47 units per acre 
East Right of Way N/A N/A 

South Right of Way N/A N/A 
West Institutional (Georgia Gwinnett College) LM (City of Lawrenceville) N/A 

Standard Required Proposed Meets Standard? 
Building Height Maximum 35’  ≤35’ YES 

Front Yard Setback Minimum 15’ >15’ YES 
Side Yard Setback Minimum 10’ >15’ YES 
Rear Yard Setback Minimum 30’ >30’ YES 
Off-Street Parking Minimum: 14 spaces  

Maximum: 35 spaces 
22 YES 

Landscape Strip 10’ 10’ YES 
Zoning buffer 50’ undisturbed buffer adjacent to R-100 50’ YES 
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transportation, stormwater, water, and sewer utilities. Recommended improvements not already 
required by the UDO have been added as staff recommended conditions. 
 
Staff Analysis 
 
Rezoning 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 270-20.5.  After this evaluation, staff makes the following findings based on the 
standards from the UDO: 
 

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

 
The site is surrounded by residential and institutional uses. Non-residential uses are currently 
limited to the west of Collins Hill Road and to the south of Lendon Connector in the area.  
Therefore, the proposal would not be 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 existing use and usability of adjacent or nearby properties would be impacted by the zoning 
change. The subject site is adjacent to existing residential uses which would be impacted by an 
automobile related use. The commercial development, as proposed, is not an appropriate use 
for this location.   

 
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 increased impact on public facilities is anticipated in the form of traffic, utility demand, and 
stormwater runoff. However, with appropriate conditions and site development requirements, 
these impacts would be mitigated. No impact is anticipated on school enrollment. Agency 
review comments related to any potential improvements, related to this request, are attached 
(Exhibit D). 
 

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 Future Development Map indicates that the subject property lies within 
the Established Neighborhoods Character Area. These areas are well established 
neighborhoods and single-family residential areas that are unlikely to undergo any significant 
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changes or redevelopment in the next 20 years. While corner/neighborhood-serving, non-
residential or institutional developments/uses may be integrated into Established 
Neighborhoods, a development of this nature would serve those beyond the neighborhood.  
Therefore, the proposed convenience store with fuel pumps would be inconsistent with the 
goals and intent of the Unified Plan.  
 

 

 
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 surrounding area is characterized predominantly by low-density single-family residential 
and institutional uses. The site is located across from Georgia Gwinnett College which would 
support the development of the site into a neighborhood serving use or additional residential 
units. The site could support a much needed “missing middle” housing type geared toward 
college students. Therefore, the proposed use of a convenience store with fuel pumps would 
not be appropriate at this location.  

 
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 DENIAL of the rezoning request. 
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Staff Recommended Conditions 
 
NOTE: The following conditions are provided as a guide should the Board of Commissioners choose to 
approve this petition. 
 
Approval as C-1 (Neighborhood Business District) for a convenience store with fuel pumps, subject to 
the following conditions: 
 

1. The proposed development shall be constructed in general conformance with Exhibit B: Site Plan 
dated received July 21, 2022, with revisions required by conditions of approval and the Unified 
Development Ordinance, as reviewed and approved by the Department of Planning and 
Development.  

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

elevations shall be submitted for review and approval by the Planning and Development 
Department.  

 
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. An 8-foot-tall wooden privacy fence shall be provided along the northern property line zoning 

buffer. 
 

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

7. Billboards shall be prohibited. 
 

8. The location of entrances/exits shall be subject to the review and approval of the Gwinnett 
County Department of Transportation. 

 
9. Hours of operation shall be limited to 7:00 am to 11:00 pm daily. 

 
10. The applicant shall coordinate with Gwinnett County Department of Transportation (GCDOT) 

Preconstruction Division on the Collins Hill Road Improvement Project (F-1271). 
 

11. A 12’ wide multi-use path, within the right of way along Collins Hill Road, shall be constructed 
subject to review and approval by Gwinnett County Department of Transportation. 

 
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. Letter of Intent and Applicant’s Response to Standards 
D. Internal and External Agency Review Comments 
E. Maps 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
RZC2022-00031 Page 7 of 25 SA



Exhibit A: Site Visit Photos 

[Attached] 

RZC2022-00031 Page 8 of 25 SA



    

Existing house on the property 

Intersection at Collins Hill Road and Lendon Connector Road 
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Exhibit B: Site Plan 
 
 

[Attached] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

RZC2022-00031 Page 10 of 25 SA



RZC2022-00031 Page 11 of 25 SA

sarjyal
RECEIVED



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

 
 

[Attached] 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
7/7/2022
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Exhibit D: 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: 8/17/2022 
Department/Agency Name: DOCS 
Reviewer Name: Glenn Boorman 
Reviewer Title: Division Director – Project Admin – Parks & 

Recreation 
Reviewer Email Address: Glenn.Boorman@GwinnettCounty.com 
Case Number: RZC2022-00031 
Case Address: 885 Collins Hill Road 
                                     Comments:       X     YES    NO 
1 The Gwinnett County Trails Master Plan has identified the Collins Hill Road corridor as 

a proposed location for a multi-use trail. Trails are to be planned for both sides of the 
road. The parcel for this proposed rezoning shall accommodate this requirement 
according to the Unified Development Ordinance, Chapter 900. 

2   

3   

4   

5   

6  

7  

  Recommended Zoning Conditions: X        YES  NO 
1 At no cost to the County the developer shall coordinate with Gwinnett Department of 

Transportation to provide at 12’ wide trail/ side path within the right of way along 
development frontage of Collins Hill Road as required by the Unified Development 
Ordinance, Chapter 900. 

2   

3   

4   

5  
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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:   8.17.22 
Department/Agency Name:  Transportation  
Reviewer Name:  Brent Hodges 
Reviewer Title:  Construction Manager 1  
Reviewer Email Address:  Brent.Hodges@GwinnettCounty.com  
Case Number:  RZC2022-00031   
Case Address:  885 Collins Hill Road 
                                      Comments:        X      YES      NO  

1  Collins Hill Road is a major collector. ADT = 12,229.   

2  100-feet to nearest transit facility (#2454819) Collins Hill Road and Collins Industrial 
Way. 

3  Prior to the issuance of a Development Permit, a sight distance certification shall be 
provided for each driveway. 

4  Standard deceleration lanes with appropriate taper and adequate right-of-way will be 
required for each proposed entrance. 

5  Per Collins Hill Road being listed as a Core Trail network in the GC Trails Master Plan, a 
10’ or 12’ concrete path shall be constructed along the Collins Hill Road frontage. 

6  Coordinate with Loammi Aviles of Gwinnett County Transit on the possible relocation of 
existing transit stop (#2454819) Collins Hill Road and Collins Industrial Way along the 
Collins Hill Road frontage. 

7    

   Recommended Zoning Conditions:  X         YES    NO  
1  Coordinate with Gwinnett County Department of Transportation (GCDOT) 

Preconstruction Division Director Tony Harris or Project Manager Veronica Finol on the 
Collins Hill Road Improvement Project (F-1271). 

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: 8/17/2022 
Department/Agency Name: DWR 
Reviewer Name: Mike Pappas 
Reviewer Title: GIS Planning Manager 
Reviewer Email Address: Michael.Pappas@GwinnettCounty.com   
Case Number: RZC2022-00031 
Case Address: 885 Collins Hill Road 
                                     Comments:       X     YES    NO 
1 Water: The development may connect to an existing 16-inch water main located on the 

east right-of-way of Collins Hill Road. 
2 Sewer: Public sewer availability is limited in the immediate vicinity of the proposed 

development.  
3 Sewer: The developer should contact DWR to discuss sewer connection options. 

4   

5   

6  

7  

  Recommended Zoning Conditions:         YES X NO 
1   

2   

3   

4   

5  

6  

7  
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Exhibit E: Maps 

[Attached] 
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