
Planning Commission Advertised Public Hearing Date: 4/13/2022
Board of Commissioners Advertised Public Hearing Date: 4/26/2022

PLANNING AND DEVELOPMENT DEPARTMENT
CASE REPORT

Case Number: RZM2022-00011
Current Zoning: R-100 (Single-Family Residence District)
Request: Rezoning to R-TH (Single-Family Residence Townhouse District) 
Address: 2785 and 2805 Rosebud Road
Map Number: R5124 003 and 004
Site Area: 8.02 acres 
Units 37
Proposed Development: Townhouses 
Commission District: District 3 - Commissioner Watkins
Character Area: Community Mixed-Use

Staff Recommendation:  APPROVAL WITH CONDITIONS    

          

Subject Site



Applicant: Gwinnett Housing Corporation 
c/o Thompson, O'Brien, Kappler &  
Nasuti, PC 

Owner:  Gwinnett Housing Corporation 
502 Glenn Edge Drive 
Lawrenceville, GA 30046 

 2 Sun Court, Suite 400   
 Peachtree Corners, GA 30092   

Contact: William J. Diehl Contact Phone:   470.554.7937 
 
Zoning History 
 
The subject property is zoned R-100 (Single-Family Residence District). No prior zoning requests are on 
record for this property.   
 
Existing Site Condition 
 
The subject site is an 8.02-acre assemblage of two parcels located along the west side of Rosebud 
Road. One of the two parcels is developed with a single-family residence. A curb cut is present along 
Rosebud Road and a long driveway leads to the existing residence. The second parcel is undeveloped. 
The rear portions of both parcels are heavily wooded. The site is encumbered by wetlands, a creek, and 
associated buffers and impervious setback. The overall site gradually slopes down towards the 
southwest by approximately 24 feet. Rosebud Road is classified as a minor arterial street and a 
sidewalk is not present along the property frontage. The nearest Gwinnett County Transit stop is 
approximately 6.1 miles from the site.  
 
Surrounding Use and Zoning 
 
The subject site is surrounded by townhouses and detached single-family residential developments. 
The development pattern progressively increases in density and intensity traveling southward along 
Rosebud Road toward Athens Highway. The following is a summary of surrounding uses and zoning:   
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Project Summary 
 
The applicant requests rezoning of an 8.02-acre site zoned R-100 to R-TH for a townhouses, including: 

 37 single-family attached townhouses with a minimum heated floor area of 1,800 square feet 
and maximum building height of 35 feet, yielding a net density of 4.6 units per acre.  

 One full access entrance from Rosebud Road with a 200-feet deceleration lane proposed at the 
entrance.  

 Double car garages and driveways for each unit.  
 11 guest parking spaces located in a small parking lot near the proposed entrance on Rosebud 

Road.   
 4-foot-wide sidewalks located on both sides of internal streets throughout the development.  
 A 30-foot landscape setback located along Rosebud Road.  
 A 10-foot landscape strip located along Rosebud Road.  
 A 35-foot undisturbed buffer along the northern and western property lines adjacent to 

properties zoned R-100. 
 A stormwater management facility located on the northwestern corner of the property.  
 Building materials combined of brick and Hardie-plank siding or a similar cement fiber siding 

product. 
 27-foot-wide private internal streets with sidewalks on both sides. 
 The required mailbox kiosk is not indicated on the site plan and no common amenities are 

proposed. 
 

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

Location Land Use Zoning Density 
Proposed Townhouses R-TH 4.6 units per acre 

North Single-family Residential R-100 N/A 
East Single family Residential 

Single-family Residential 
R-100 CSO 

R-100 
2.56 units per acre 
1.09 units per acre 

South Townhouses R-TH 7.53 units per acre 
West Single-family Residential 

Single-family Residential 
R-100 
R-100 

0.10 units per acre 
0.26 units per acre 

Standard Required Proposed Meets 
Standard? 

Building Height Maximum 35’ 35’ YES 
External Front Yard Setback Rear Facing – Minimum 30’ >30 YES 
External Side Yard Setback Minimum 20’  20’ YES 
External Rear Yard Setback Minimum 20’  30’ YES  

Off-Street Parking Minimum 111 spaces          
Maximum 222 spaces 

148 spaces 
  

YES 

Guest Parking Minimum 0.25 per dwelling or 
10 spaces 

11 spaces  YES 
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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 E).  The standard site and infrastructure improvements will also be required related to 
transportation, stormwater, 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, the 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 residentially zoned property on all sides. The adjacent property to the 
south is developed with townhouses. In the same direction, along Rosebud Road, properties are 
developed with apartments. To the east, across Rosebud Road, is a detached single-family 
subdivision.  Therefore, the proposed zoning will permit a use that is suitable in view of the use 
and development of the 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 not be impacted by the 
zoning change to R-TH. A rezoning request for the development of townhouses on adjoining 
property was approved in 2021. There is a mix of housing types in the area, including 
apartments, single-family detached homes, and townhouses. The proposed development will 
allow for the appropriate development of underutilized land with the density limited by the 
preservation of existing natural features. The proposed development adheres to the required 
buffers therefore minimizing possible adverse effects of the development.    
 

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

 
The property has reasonable economic use as currently zoned. 
 
 

Zoning Buffer 35’ adjacent to R-100 35’ YES 
Maximum Density  10 units per acre 4.6 units per acre  YES 

Common Area  15% or 1.20 acres >15% YES 
Minimum Dwelling Size  1,400 square feet  1,800 square feet  YES  
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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. 
 
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. An impact is anticipated on school enrollment. 
Agency review comments related to any potential improvements concerning this rezoning 
request is attached (Exhibit E). 
 

E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan 
and Future Development Map. 
 
The 2040 Unified Plan and Future Development Map indicates that the property is within the 
Community Mixed-Use Character Area, which is intended for activity nodes and connecting 
areas located along major corridors. Future development and redevelopment should focus on 
making these corridors more pedestrian-oriented with intensity focused on specific nodes. The 
proposed townhouse development aligns with the Unified Plan recommendation and would be 
consistent with the development patterns of the surrounding area. Previously approved 
townhouse developments have provided sidewalks along Rosebud Road. The proposed 
development would extend sidewalks north along Rosebud Road creating a more pedestrian-
friendly street, which 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 
rezoning. 

 
Recent developments and rezoning approvals for townhouses have allowed for higher-density 
residential development along Rosebud Road. The proposed development will provide 
additional housing supply in an appropriate location.  Therefore, the proposed development is 
compatible with the surrounding area and it would be located along a minor arterial street giving 
supporting grounds for approval of the proposed rezoning.   
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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 
rezoning request. 
 
Staff Recommended Conditions 
 
Approval as R-TH (Single-Family Residence Townhouse District) for townhouses, subject to the 
following conditions: 
 

1. The proposed development shall be constructed in general conformance with Exhibit B: Site Plan 
dated received February 15, 2022, and Exhibit C: Building Elevations dated received February 15, 
2022, with revisions required by conditions and the Unified Development Ordinance, subject to 
the review and approval of the Department of Planning and Development. 
 

2. Uses shall be limited to single-family attached townhouses and accessory uses, not to exceed 37 
units. 
 

3. All townhouses shall comply with Architectural Design Category 3. Façade oriented towards the 
external right of way shall also comply with Architecture Design Standard for category 3, per 
section 6.5.0 - Attached Residential Buildings.  
 

4. The road frontage and subdivision entrance shall be landscaped by the developer and 
maintained by homeowners association or property management company. Entrances shall 
include a decorative masonry entrance feature. Landscape and entrance feature plans shall be 
subject to review and approval by the Planning and Development Department.  

 
5. All dwellings shall have at least a double-car garage. 

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

 
7. All grassed areas shall be sodded. 

 
8. Stormwater BMP facilities shall be screened from view of adjoining properties and rights of way 

by landscaping and/or decorative fencing that is in compliance with the Gwinnett County 
Stormwater Management Manual, subject to review and approval by the Planning and 
Development Department.  
 

9. Guest parking shall be distributed throughout the site instead of within a single parking lot along 
Rosebud Road subject to the review and approval of Department of Planning and Development.   
 

10. An onsite property management office shall be provided with regularly scheduled business 
hours for the convenience of residents, if rental units are provided. 
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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. Internal and External Agency Review Comments 
F. Maps 
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Exhibit A: Site Visit Photos 
 

[attached] 
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Existing house on the site

View of adjacent subdivision

RZM2022-00011 Page 9 of 33 SA



View of single family homes across Rosebud Road

View of the site 
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Building Elevations 
 

[attached] 
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ROSEBUD ROAD REZONING APPLICATION 

PROPOSED BUILDING ELEVATIONS 

 

 

 

William J. Diehl 
On behalf of the Gwinnett Housing Corporation 

THOMPSON, O’BRIEN, KAPPLER & NASUTI, PC 
2 Sun Court, Suite 400 

Peachtree Corners, Georgia 30092 
WDiehl@TOKN.com // (770) 925-0111 
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Other information concerning the proposed development and design features: 

 

 Lot sizes per unit will be approximately twenty-four feet by fifty feet.  
 Building materials will be a combination of brick and Hardie-plank siding 

(or a similar cement fiber siding product).  
 The development will include green space that will offer recreational 

activities.  
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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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TRC Meeting Date:   3.16.22  
Department/Agency Name:   Transportation   
Reviewer Name:   Brent Hodges  
Reviewer Title:   Construction Manager 1   
Reviewer Email Address:   Brent.Hodges@gwinnettcounty.com   
Case Number:   RZM2022-00011   
Case Address:   2785 and 2805 Rosebud Road   
  Comments:   X   YES   X   NO   

1   Rosebud Road is a Minor Arterial. ADT = 9,705. Nearest Transit Facility is 6.1 miles away 
at #2335042 Johnson Road and Landing Plaza Ob.  
  

2   Provide sight distance certification for ALL driveways/streets connecting to classified 
roads in accordance with sections 900-40.6 and 900-50.7 of the UDO.  
  

3   Standard 200' deceleration lane with 50' taper required for all proposed entrances with 
adequate right-of-way for an 11' shoulder required.  
  

4   Sidewalks shall be constructed in all new development or redevelopment along all 
abutting or internal streets, existing or new, private or public, per UDO Section 900-90.1.  
  

5   For private internal streets, remove label of R/W and replace with U.E. (Utility 
Easement).  

6     

7     

  Recommended Zoning Conditions:   X   YES     NO   
1   Developer shall extend curb and sidewalk along entire frontage of property.  

2     

3     

4     

5     

6     

7     
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TRC Meeting Date:  April 16, 2022  
Department/Agency Name:  DWR  
Reviewer Name:  Mike Pappas  
Reviewer Title:  GIS Planning Manager  
Reviewer Email Address:  Michael.pappas@gwinnettcounty.com   
Case Number:   RZM2022-00011  
Case Address:   2785 and 2805 Rosebud Road  
                                      Comments:        X      YES      NO  

1   Water: The development may connect to either an existing 8-inch or an existing 12-inch water main located 
on the west right-of-way of Rosebud Rd.  

2   Sewer: A Sewer Capacity Certification is required to confirm capacity.  

3   Sewer: Pending available sewer capacity, the development may connect to an existing 8-inch sanitary sewer 
main located approximately 40 feet south on parcel 5124 364.  

4   Sewer: An easement to access this sewer is provided via The Grove at Rosebud Final Plat.  

5     

6    

7    

   Recommended Zoning Conditions:           YES  X  NO  
1     

2     

3     

4     

5    

6    

7    
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Residential Rezoning Impact on Local Schools 

Prepared for Gwinnett County BOC, April, 2022 

Proposed Zoning: R-TH 

2021-22 2022-23 2023-24 Approximate 
Student 

Projections 
from Proposed 
Developments 

RZM2022-
00011 

School Forecast Capacity +/- 
Cap. Forecast Capacity +/- 

Cap. Forecast Capacity +/- 
Cap. 

Bay 
Creek MS 1,282 1,150 132 1,320 1,150 170 1,360 1,150 210 5 

Trip ES 1,238 1,200 38 1,263 1,200 63 1,301 1,200 101 8 

Discovery 
HS 2,785 2,525 260 2,813 2,525 288 2,841 2,525 316 8 
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Exhibit F: Maps 
 

[attached] 
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ROSEBUD REZONING
Rezoning Application Exhibit

Map Printed On 2022-02-04 15:31

COMMENTS Subject property is marked in red.
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ROSEBUD ROAD REZONING APPLICATION 

PROPOSED BUILDING ELEVATIONS 

 

 

 

William J. Diehl 
On behalf of the Gwinnett Housing Corporation 

THOMPSON, O’BRIEN, KAPPLER & NASUTI, PC 
2 Sun Court, Suite 400 

Peachtree Corners, Georgia 30092 
WDiehl@TOKN.com // (770) 925-0111 
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Other information concerning the proposed development and design features: 

 

 Lot sizes per unit will be approximately twenty-four feet by fifty feet.  
 Building materials will be a combination of brick and Hardie-plank siding 

(or a similar cement fiber siding product).  
 The development will include green space that will offer recreational 

activities.  
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