
Planning Commission Advertised Public Hearing Date: 7/6/2022 (Public Hearing 
Held/Recommendation Tabled to 8/2/2022) 
Board of Commissioners Advertised Public Hearing Date: 7/26/2022 (Public Hearing Tabled to 
8/23/2022) 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

Case Number: RZM2022-00030 
Current Zoning: MU-R (Regional Mixed-Use District)  
Request: Rezoning to RM-24 (Multifamily Residence District) 
Address: 1705 Winder Highway 
Map Number: R5243 008 
Site Area:  58.93 acres 
Units:  497  
Proposed Development: Apartments 
Commission District:  District 3 – Commissioner Watkins 
Character Area: Innovation District 

Staff Recommendation:   APPROVAL WITH CONDITIONS 

Planning Commission 
Recommendation:  APPROVAL WITH CONDITIONS 



                       
Applicant: Dacula Development Partners, LLC Owner: WUSF 2 Sugarloaf, LLC 

 c/o Mahaffey, Pickens, Tucker, LLP  8800 North Gainey Center Drive, Suite 345 

 1550 North Brown Road, Suite 125  Scottsdale, AZ  85258 
 Lawrenceville, GA  30043   
    

Contact:  Shane Lanham                 Contact  
Phone:    

770.232.0000 

    
Zoning History 
 
The subject property is zoned MU-R (Regional Mixed-Use District). In 2013, rezoning case RZC2013-
00008 amended the zoning of the northern portion of the property from RA-200 (Agriculture-Residence 
District) to C-2 (General Business District) for retail and office uses. In 2015, rezoning case RZM2015-
00003 changed the entire subject property’s zoning from C-2 and RA-200 to MU-R for a regional mixed-
use development. 
 
Existing Site Condition 
 
The subject site is a 58.93-acre portion of a larger 158.65-acre parcel located at the southeast corner of 
the intersection of Winder Highway and Georgia Highway 316. The site contains a vacant single-family 
home, is mostly wooded, and includes a pond. Additionally, several stream branches and the Colonial 
Pipeline easement bisect the property. The topography slopes downward from north to south towards 
the area of the site near the streams. A sidewalk exists along the northwest side of Winder Highway. 
The nearest Gwinnett Transit stop is 3.9 miles from the site. 
 
Surrounding Use and Zoning 
 
The subject site is surrounded by single-family residences on large lots, undeveloped land, and 
commercial uses. Among these properties are parcels that were rezoned for denser or more intense 
uses, but which remain either undeveloped or developed with a single-family home that existed prior to 
the rezoning. The following is a summary of surrounding uses and zoning:   
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Project Summary 
 
The applicant requests rezoning of a 58.93-acre property zoned MU-R to RM-24 for apartments, 
including: 
 

 497 apartment units, yielding a net density of 8.84 units per acre. 
 354 traditional apartment residences within five buildings ranging from three to five stories, 

which would be constructed to the north of the Colonial Pipeline easement and stream.  
 152 carriage units, containing three to eight units per building, located to the south of the 

pipeline and stream. 
 One, two, and three-bedroom traditional apartment units with a minimum of 700, 1,000, and 

1,250 square feet, respectively. 
 Two and three-bedroom carriage units, containing a minimum of 935 and 1,250 square feet, 

respectively. 
 Building elevations depicting brick and fiber-cement siding. 
 Access provided via a new public right of way from Winder Highway, which would align with 

Alcovy Industrial Boulevard. 
 Two proposed entrances from the new public right of way to the five apartment buildings and a 

single access from the new right of way to the carriage units. 
 A total of 1,070 parking spaces, including surface parking for the apartment buildings. Parking 

for the carriage units is provided via single-car garages and two driveway spaces for each unit, 
and amenity area parking. 

 A total of 21 percent (12.3 acres) of common area. 
 Swimming pools for both the traditional apartments and carriage units, as well as a clubhouse 

in the carriage unit portion of the development. 
 Internal 4-foot-wide sidewalks alongside the new right of way and within the carriage units. 
 A mail kiosk near the entrance of the carriage unit section of the development. 
 Six stormwater management facilities located throughout the development. 

 
 
 
 
 
 

Location Land Use Zoning Density 
Proposed Apartments RM-24 8.84 units per acre 

North Single-Family Residential 
Single-Family Residential 

RA-200 
MU-R 

0.02 units per acre 
0.02 units per acre 

East Undeveloped 
Undeveloped 

RA-200 
PMUD (Dacula) 

N/A 
N/A 

South Single-Family Residential  R1400 CSO 
(Dacula) 

0.01 units per acre 

West Undeveloped 
Single-Family Residential 

MU-R 
RA-200 

N/A 
0.02 units per acre 

RZM2022-00030 Page 3 of 86 DS



Zoning and Development Standards 
 
The applicant is requesting a rezoning to RM-24, Multifamily Residence 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 E). 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 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 commercial uses. To the north, west, and south are 
single-family homes on lots containing multiple acres. A shopping center is located across 
Winder Highway to the north. Although the proposed multifamily development is incompatible 
with existing uses, properties to the west and south are zoned for denser and more intense 
developments which have not yet been constructed. The requested RM-24 zoning is suitable 
considering the MU-R, C-2, and R1400 CSO (City of Dacula) zoning classifications of 
surrounding properties. 

 

Standard Required Proposed Meets Standard? 
Building Height Maximum 65’ <65’ YES 

Front Yard Setback Minimum 15’ 15’ YES 
Side Yard Setback Minimum 15’ 15’ YES 
Rear Yard Setback Minimum 30’ 30’ YES 
Heated Floor Area Minimum 600 square feet for 

one-bedroom  
Minimum 800 square feet for 

two-bedroom 
Minimum 1,000 square feet 

for three-bedroom 

700 square feet  
(one-bedroom) 
935 square feet  
(two-bedroom) 

1,250 square feet 
(three-bedroom) 

YES 

Density Maximum 24 units per acre 8.84 units per acre YES 
Common Area 20%  21%  YES 

Parking Minimum 746 spaces 
Maximum 1,491 spaces 

1,070 spaces 
 

YES 
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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 could be adversely impacted by 
the proposed density. The densities of the surrounding single-family homes are significantly 
lower than that which is proposed for the subject property; however, denser and more intense 
developments were approved on adjacent properties.  The proposed development would 
generate fewer daily trips than if the approved site plan was to be developed. Furthermore, the 
proposed five-story height, and carriage units are much lower in comparison to the eleven 
buildings of office, commercial, and retail space, with a 12-story height limit, as approved in 
2015 for this property under MU-R zoning. 

 
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, appropriate conditions, site development 
requirements, and planning would mitigate these impacts. An increased impact is anticipated 
on school enrollment. Agency review comments related to any potential improvements 
concerning this rezoning request are 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 Future Development Map indicates the subject property is within the 
Innovation District Character Area. This designation promotes technology and research and 
development uses, and it encourages an enterprise-type relationship between universities and 
research and development companies. Residential uses, including apartments, are expressly 
encouraged to support the research and development enterprises; therefore, the proposed 
rezoning is in conformity with the policy and intent of the Unified Plan and Future Development 
Map. 
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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. 

 
Although the proposed apartment development is inconsistent with adjacent existing single-
family homes, several of these properties were rezoned for denser and more intense 
developments. Moreover, apartments were approved nearby to the west on Winder Highway in 
2019 and 2021. The subject property’s location near Georgia Highway 316, surrounded by MU-R, 
C-2, and R1400 CSO (City of Dacula) zoning, and within the Innovation District Character Area 
provide supporting grounds for approval of the proposed rezoning. 

 
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. 
 
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 RM-24 (Multifamily Residence District) for the development of a multifamily residential 
development, subject to the following conditions: 
 

1. The proposed development shall be constructed in general conformance with Exhibit B: Site Plan 
dated received May 5, 2022 presented at the July 6, 2022, Planning Commission public hearing, 
Exhibit C: Building Elevations dated received May 5, 2022, with revisions required by conditions 
of approval as reviewed and approved by the Department of Planning and Development.  

2. Uses on the site shall be limited to multifamily dwellings, including townhomes and carriage-
style units, with a maximum of 497 units and accessory uses and structures. 

3. The minimum heated floor area per dwelling unit shall be 700 square feet. Efficiency units shall 
be prohibited, and the complex apartment-style units shall be limited to a maximum of 10 
percent of units as three bedrooms or larger. 

4. Buildings shall be constructed to the standards of the Design Category 3. Building elevations 
shall be submitted for review and approval by the Director of Planning and Development prior to 
the issuance of a development permit. 

5. All grassed areas shall be sodded. 
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6. Stormwater BMP facilities shall be screened from view of adjoining properties and rights of way 
by decorative fencing and/or landscaping in compliance with the Gwinnett County Stormwater 
Management Manual. 
 

7. Amenity areas shall consist of, at minimum, a common area including a swimming pool, 
clubhouse, walking trails, and pocket parks. The design and location of all common areas shall 
be subject to the review and approval of the Department of Planning and Development. 
 

8. Buildings located along the right of way shall have direct pedestrian access to the external 
sidewalk. 
 

9. All road frontages shall be landscaped by the developer and maintained by the 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 
Department of Planning and Development. 
 

10. The developer shall coordinate with the Gwinnett County Department of Transportation 
Preconstruction Director on the proposed intersection project F-1256 (SR 316 from Winder 
Highway to Hi-Hope Road). 
 

11. The developer shall coordinate with the Gwinnett County Department of Transportation, Traffic 
Engineering Division, on the signalization of the intersection of Winder Highway and Alcovy 
Industrial Boulevard. 
 

12. The developer shall coordinate with the Georgia Department of Transportation (GDOT) on 
projects: (1) 0000300 – SR 8/US 29 at Alcovy River, and (2) M004884 – SR 8/US 29 from south 
of CS 1315/Stanley Court to northeast of the Barrow County line. 
 

13. The newly construction extension of Alcovy Industrial Boulevard shall be brought to minimum 
Gwinnett County standards for a new roadway. 
 

14. The newly constructed extension of Alcovy Industrial Boulevard shall show a cul-de-sac or other 
approved turnaround beyond the shown access entrance to the 152 multifamily carriage units. 
 

15. At no cost to Gwinnett County, the developer shall provide a future trail connection through this 
parcel, as indicated in the Gwinnett Countywide Trails Master Plan according to the Unified 
Development Ordinance Section 900-110. Further review of a trail location and design shall be 
required and coordinated with the Department of Community Services. 
 

16. The developer shall install a double staggered row of 8-foot-tall evergreen trees spaced on 12-
foot centers in a single row and spaced with 6 feet between rows along the common property 
boundary line of the subject property of the application and the Williams property (parcel 
number R5243 002). The evergreen trees shall contain an equal distribution of Thuga Green 
Giants, Cryptomeria, Tree Form Hollies, and Southern Magnolias; provided, however, that such 
plantings shall not be required within the pipeline easements. 
 

17. The developer shall install a 6-foot-tall chain link fence with nine-gauge wire and 2-inch 
diamond size with a top rail of 1 5/8-inch diameter and line posts of 2 3/8-inch diameter and 
gate posts, corner posts, and terminals with a diameter of 2 7/8 inches, with 40 wall thickness 
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of galvanized tubing along the common property boundary line of the subject property of the 
application and the Williams property (parcel number R5243 002). 
 

18. The developer shall install four curb cuts along the proposed new roadway to provide access to 
the Williams property (parcel number R5243 002). The location of said curb cuts is subject to 
approval by Gwinnett DOT. 
 

19. The final plat for the subject property of the application shall include a disclosure that the 
property is located adjacent to an active agricultural use, which includes all of the sights, 
sounds, and smells of such use. 
 

20. Subject to the approval of Gwinnett County DOT, the developer shall designate an interior road 
or access drive as Little Orth Lane. 
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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. Traffic Impact Study 
G. Maps 
H. Site Plan Presented at the July 6, 2022 Planning Commission Public Hearing 
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Exhibit A: Site Visit Photos 
 

 

Existing single-family residence on property 
 

 

Rear of residence: acreage proposed for development 
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Exhibit B: Site Plan 

[attached] 
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Exhibit C: Building Elevations 
 

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

[attached] 
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Matthew P. Benson 
G. Tyler Boyd 
Catherine W. Davidson 
Gerald Davidson, Jr.* 
Rebecca B. Gober 
Brian T. Easley 
Christopher D. Holbrook 
 
 

   Shane M. Lanham 
Jeffrey R. Mahaffey 
Jessica R. Pickens 
Steven A. Pickens 
Andrew D. Stancil 
R. Lee Tucker, Jr. 
 
*Of Counsel 

 

      

LETTER OF INTENT FOR REZONING APPLICATION 

OF DACULA DEVELOPMENT PARTNERS, LLC 

 

Mahaffey Pickens Tucker, LLP submits this Letter of Intent and attached rezoning 

application (the “Application”) on behalf of Dacula Development Partners, LLC, (the 

“Applicant”), for the purpose of requesting the rezoning of an approximately 58.93-acre tract of 

land (the “Property”) situated along University Parkway (State Route 316) near its intersection 

with Winder Highway (U.S. Route 29). The Property is a component of Gwinnett County tax 

parcel number R5243 008. The surrounding area is characterized by a mix of land uses including 

commercial, industrial, and residential. The Property is currently zoned MU-R.  

The Applicant is requesting to rezone the Property to the RM-24 zoning classification in 

order to develop the Property as a multifamily residential community including multifamily 

carriage units and traditional apartment residences. The proposed development would be accessed 

by a new public right-of-way which would also provide access to the balance of the parent tax 

parcel located to the south. The proposed new road would intersect with Winder Highway aligned 

with Alcovy Industrial Boulevard. The proposed development includes a total of 497 residential 

units with 354 traditional apartment-style units and 152 multi-family carriage units. The carriage 

units would be provided with three to eight units per building and single-car garages. Both two- 

and three-bedroom configurations are provided with two-bedroom units having a minimum heated 

floor area of 935 square feet and the three-bedroom units having a minimum of 1,250 square feet. 

In addition to the single-car garage, each unit would also have two surface parking spaces in front 

of the unit on a private driveway. The apartment-style homes would be provided in five buildings 

with parking provided in an interior surface parking lot. One-bedroom units would have a 

minimum of 700 square feet of heated floor area. Two-bedroom units would have a minimum of 

1,000 square feet, and three-bedroom units would have a minimum of 1,250 square feet. As 
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depicted on the site plan submitted with the Application, Building 1 and Building 2 are set back 

fifteen feet from the proposed right-of-way to create an attractive streetscape and encourage 

walkability among the overall community. Active amenities are provided for each component of 

the proposed development including a pool and patio area for the use and enjoyment of residents. 

Large areas of green space would also serve as a passive amenity for residents and could be 

activated with walking trails, pocket parks, and dog-walking areas. 

The proposed development is compatible with surrounding land uses and is in line with the 

policies of the Gwinnett County 2040 Unified Plan (the “2040 Plan”). More intense commercial 

and industrial land uses located at the intersection of University Parkway and Winder Highway 

would step down to the proposed medium-density residential development before stepping down 

further to less dense single-family detached land uses and zoning classifications to the south, 

including land zoned R-ZT in unincorporated Gwinnett County and R-1400 CSO in the City of 

Dacula. The 2040 Plan designates the Property as within the Innovation District Character Area 

which specifically identifies “townhomes and apartments” as potential development types. While 

industrial and office uses are encouraged for much of the Innovation District Character Area, the 

2040 Plan provides that these land uses “should be supported where appropriate by opportunities 

for uses including residential and multi-use commercial uses.” The proposed development would 

utilize a site that is extremely challenging to challenging to develop due to streams and steep 

topography for an appropriate land use while also complementing existing and future industrial 

and commercial land uses. Residents of the proposed community would have convenient access 

to nearby employment uses as well as regional employment centers located in the Gwinnett 

Progress Center and along the University Parkway corridor including the upcoming Rowen 

Development.  

The recently-published Gwinnett County Comprehensive Housing Study (the “Housing 

Study”) outlines in great detail the current housing inventory of Gwinnett County and analyzes the 

current and future demand for housing in the County. The Housing Study also addresses evolving 

demand for more diverse housing and provides that “[c]hanging housing trends, particularly 

smaller households and lower-income households point toward demand for an increasingly diverse 

assortment of housing types.” In addition to evolving housing preferences, the Housing Study 

highlights a strong baseline demand for new housing, generally. The Housing Study’s “demand 

model predicts that current and future Gwinnett residents would buy or rent over 15,000 new 
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housing units each year if they were provided at attainable prices for those buyers and renters. 

Over the past ten years, Gwinnett's housing market has delivered an average of just 3,560 new 

housing units each year, meeting just 24% of demand.” Accordingly, the Housing Study concludes 

that “Gwinnett is showing a significant mismatch between demand for housing and the supply of 

new housing units delivered.” 

Accordingly, the proposed development is compatible with surrounding land uses and 

zoning classifications, is in line with the policy and intent of the 2040 Plan, and would meet 

extremely strong demand for housing units and diversity of housing as outlined in the Housing 

Study. The Applicant and its representatives welcome the opportunity to meet with staff of the 

Gwinnett County Department of Planning & Development to answer any questions or to address 

any concerns relating to the matters set forth in this letter or in the Rezoning Application filed 

herewith.  The Applicant respectfully requests your approval of the Application.   

 

Respectfully submitted this 5th day of May, 2022. 

 

       

MAHAFFEY PICKENS TUCKER, LLP 

 

 

      Shane Lanham 
      Shane M. Lanham 

      Attorneys for the Applicant 
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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: June 15, 2022 
Department/Agency Name: DOCS 
Reviewer Name: Glenn Boorman 
Reviewer Title: Deputy Division Director – Project Admin – Parks 

& Recreation 
Reviewer Email Address: glenn.boorman@gwinnettcounty.com 
Case Number:  RZM2022-00030 
Case Address:  1705 Winder Highway 
                                     Comments:       X     YES    NO 
1 The parcel associated with this request has a future trail shown along the Alcovy River 

according to the Gwinnett Countywide Trails Master Plan. Although the area of this 
parcel indicated for development in not near the trail, any development of this parcel 
needs to take this trail into consideration. 

2  

3   

4   

5   

6  

7  

  Recommended Zoning Conditions: X        YES  NO 
1 At no cost to the County a future trail connection through this parcel shall be provided 

as indicated on the Gwinnett Countywide Trails Master Plan according to UDO Section 
900-110. Further review of a potential trail location and design will be required and 
coordinated with the Department of Community Services. 

2   

3   

4   

5  

RZM2022-00030 Page 27 of 86 DS



 

Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE 

 

 

Note: Attach additional pages, if needed 

Revised 7/26/2021
 

  
TRC Meeting Date:  6.15.22  
Department/Agency Name:  Transportation  
Reviewer Name:  Brent Hodges  
Reviewer Title:  Construction Manager 1  
Reviewer Email Address:  Brent.Hodges@gwinnettcounty.com 
Case Number:  RZM2022-00030   
Case Address:  1705 Winder Highway 

                                      Comments:        X      YES      NO  
1  Winder Highway is a major arterial. ADT = 9,080.   

2  3.9 miles to nearest transit facility (#2454819) Collins Hill Road and Collins Industrial 
Way.   

3  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 Unified Development 
Ordinance (UDO).   

4  In the event that the driveway/street connecting the (152) unit multi-family carriage units 
is dedicated as Gwinnett County right-of-way, the developer shall provide Traffic Calming 
Measures, per the Gwinnett County Traffic Calming Guide, to maintain maximum vehicle 
operating speed of 25 MPH.  

   Recommended Zoning Conditions:  X         YES    NO  
1  The Developer shall coordinate with Gwinnett County Department of Transportation 

Preconstruction Director Tony Harris on the proposed intersection project F-1256 (SR 
316 from Winder Highway to Hi-Hope Road). 

2  The Developer shall coordinate with the Georgia Department of Transportation (GDOT) 
on projects: (1) 0000300 – SR 8/US 29 at Alcovy River (3 miles north of Lawrenceville); 
and (2) M004884 – SR 8/US 29 from south of CS 1315/Stanley Court to northeast of 
Barrow County Line.   

3  The newly constructed extension of Alcovy Industrial Boulevard shall be brought to 
minimum Gwinnett County standards for a new roadway.    

4  The newly constructed extension of Alcovy Industrial Boulevard shall show a cul-de-sac, 
or other approved turnaround, just beyond the shown access entrance to the (152) multi-
family carriage units.   

5  Developer shall coordinate with Gwinnett County Department of Transportation, Traffic 
Engineering Division, on the signalization of the intersection of Winder Highway and 
Alcovy Industrial Boulevard.   

6    

7    
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Residential Rezoning Impact on Local Schools
Prepared for Gwinnett County BOC, July, 2022

Proposed Zoning 

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

Meadowcreek HS (or McClure Health) 2,570 2,850 -280 2,634 2,850 -216 2,674 2,850 -176 12
RZM2022-00014 Radloff MS 1,377 1,575 -198 1,391 1,575 -184 1,405 1,575 -170 9

Meadowcreek ES 923 925 -2 946 925 21 970 925 45 16
Parkview HS 3,208 2,900 308 3,240 2,900 340 3,224 2,900 324 48

RZM2022-00020 Trickum MS 2,160 1,775 385 2,182 1,775 407 2,170 1,775 395 36
Arcado ES 889 750 139 898 750 148 907 750 157 64
Peachtree Ridge HS 3,262 3,050 212 3,295 3,050 245 3,271 3,050 221 20

RZM2022-00024 Northbrook MS 882 1,025 -143 870 1,025 -155 879 1,025 -146 14
& RZM2022-00025 Jackson ES 1,426 1,475 -49 1,440 1,475 -35 1,455 1,475 -20 26

Lanier HS 1,994 1,900 94 2,034 1,900 134 2,075 1,900 175 20
RZM2022-00029 Lanier MS 1,387 1,700 -313 1,395 1,700 -305 1,423 1,700 -277 14

Sugar Hill ES 1,198 1,075 123 1,222 1,075 147 1,246 1,075 171 26
Dacula HS 2,565 2,550 15 2,670 2,550 120 2,748 2,550 198 41

RZM2022-00030 Dacula MS 1,852 1,900 -48 1,906 1,900 6 1,962 1,900 62 30
Alcova ES 1,423 1,150 273 1,451 1,150 301 1,495 1,150 345 53
Seckinger HS 1,345 2,800 -1,455 1,810 2,800 -990 2,015 2,800 -785 5

RZR2022-00019 Jones MS 1,568 1,575 -7 1,599 1,575 24 1,623 1,575 48 3
Ivy Creek ES 1,504 1,275 229 1,519 1,275 244 1,542 1,275 267 6

2022-23 2023-24 2024-25
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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: June 15, 2022 
Department/Agency Name: DWR 
Reviewer Name: Mike Pappas 
Reviewer Title: GIS Planning Manager 
Reviewer Email Address: Michael.pappas@gwinnettcounty.com  
Case Number: RZM2022-00030 
Case Address: 1705 Winder Highway 
                                     Comments:       X     YES    NO 
1 Water: The development may connect to an existing 10-inch water main at the 

intersection of Winder Highway and Alcovy Industrial Boulevard. 
2 Sewer: A Sewer Capacity Certification is required to confirm capacity. 

3 Sewer: Pending available sewer capacity, proposed development may connect to an 
existing 18-inch sanitary sewer main located approximately 400 feet south on parcel 
5244 081. 

4 Sewer: An easement will be required to access this sewer. 
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6  

7  

  Recommended Zoning Conditions:         YES X NO 
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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.

#7 Flow Management

#* Pump Station

#7 Regional

!R Manhole

G!. Hydrant

City Effluent Outfall

Sewer Collector

Sewer Interceptor

Water Main

Reuse Main

Sewer Force Main

The development may connect to an existing 10-inch water main at the intersection of Winder Highway and Alcovy Industrial Boulevard.

A Sewer Capacity Certification is required to confirm capacity. Pending available sewer capacity, proposed development may connect to an existing 18-inch sanitary sewer main
located approximately 400 feet south on parcel 5244 081. An easement will be required to access this sewer.
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Exhibit F: Traffic Impact Study 
 

[attached] 
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Exhibit H: Site Plan Presented at the July 6, 2022 Planning Commission Public Hearing 
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POB

BUILDING SUMMARY:

APARTMENTS: 415,000 SF (345 UNITS)

CARRIAGE UNITS: 145,000 SF (152 UNITS)
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LETTER OF INTENT FOR REZONING APPLICATION 

OF DACULA DEVELOPMENT PARTNERS, LLC 

 

Mahaffey Pickens Tucker, LLP submits this Letter of Intent and attached rezoning 

application (the “Application”) on behalf of Dacula Development Partners, LLC, (the 

“Applicant”), for the purpose of requesting the rezoning of an approximately 58.93-acre tract of 

land (the “Property”) situated along University Parkway (State Route 316) near its intersection 

with Winder Highway (U.S. Route 29). The Property is a component of Gwinnett County tax 

parcel number R5243 008. The surrounding area is characterized by a mix of land uses including 

commercial, industrial, and residential. The Property is currently zoned MU-R.  

The Applicant is requesting to rezone the Property to the RM-24 zoning classification in 

order to develop the Property as a multifamily residential community including multifamily 

carriage units and traditional apartment residences. The proposed development would be accessed 

by a new public right-of-way which would also provide access to the balance of the parent tax 

parcel located to the south. The proposed new road would intersect with Winder Highway aligned 

with Alcovy Industrial Boulevard. The proposed development includes a total of 497 residential 

units with 354 traditional apartment-style units and 152 multi-family carriage units. The carriage 

units would be provided with three to eight units per building and single-car garages. Both two- 

and three-bedroom configurations are provided with two-bedroom units having a minimum heated 

floor area of 935 square feet and the three-bedroom units having a minimum of 1,250 square feet. 

In addition to the single-car garage, each unit would also have two surface parking spaces in front 

of the unit on a private driveway. The apartment-style homes would be provided in five buildings 

with parking provided in an interior surface parking lot. One-bedroom units would have a 

minimum of 700 square feet of heated floor area. Two-bedroom units would have a minimum of 

1,000 square feet, and three-bedroom units would have a minimum of 1,250 square feet. As 

dmschlifka
RECEIVED



 

 

depicted on the site plan submitted with the Application, Building 1 and Building 2 are set back 

fifteen feet from the proposed right-of-way to create an attractive streetscape and encourage 

walkability among the overall community. Active amenities are provided for each component of 

the proposed development including a pool and patio area for the use and enjoyment of residents. 

Large areas of green space would also serve as a passive amenity for residents and could be 

activated with walking trails, pocket parks, and dog-walking areas. 

The proposed development is compatible with surrounding land uses and is in line with the 

policies of the Gwinnett County 2040 Unified Plan (the “2040 Plan”). More intense commercial 

and industrial land uses located at the intersection of University Parkway and Winder Highway 

would step down to the proposed medium-density residential development before stepping down 

further to less dense single-family detached land uses and zoning classifications to the south, 

including land zoned R-ZT in unincorporated Gwinnett County and R-1400 CSO in the City of 

Dacula. The 2040 Plan designates the Property as within the Innovation District Character Area 

which specifically identifies “townhomes and apartments” as potential development types. While 

industrial and office uses are encouraged for much of the Innovation District Character Area, the 

2040 Plan provides that these land uses “should be supported where appropriate by opportunities 

for uses including residential and multi-use commercial uses.” The proposed development would 

utilize a site that is extremely challenging to challenging to develop due to streams and steep 

topography for an appropriate land use while also complementing existing and future industrial 

and commercial land uses. Residents of the proposed community would have convenient access 

to nearby employment uses as well as regional employment centers located in the Gwinnett 

Progress Center and along the University Parkway corridor including the upcoming Rowen 

Development.  

The recently-published Gwinnett County Comprehensive Housing Study (the “Housing 

Study”) outlines in great detail the current housing inventory of Gwinnett County and analyzes the 

current and future demand for housing in the County. The Housing Study also addresses evolving 

demand for more diverse housing and provides that “[c]hanging housing trends, particularly 

smaller households and lower-income households point toward demand for an increasingly diverse 

assortment of housing types.” In addition to evolving housing preferences, the Housing Study 

highlights a strong baseline demand for new housing, generally. The Housing Study’s “demand 

model predicts that current and future Gwinnett residents would buy or rent over 15,000 new 
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housing units each year if they were provided at attainable prices for those buyers and renters. 

Over the past ten years, Gwinnett's housing market has delivered an average of just 3,560 new 

housing units each year, meeting just 24% of demand.” Accordingly, the Housing Study concludes 

that “Gwinnett is showing a significant mismatch between demand for housing and the supply of 

new housing units delivered.” 

Accordingly, the proposed development is compatible with surrounding land uses and 

zoning classifications, is in line with the policy and intent of the 2040 Plan, and would meet 

extremely strong demand for housing units and diversity of housing as outlined in the Housing 

Study. The Applicant and its representatives welcome the opportunity to meet with staff of the 

Gwinnett County Department of Planning & Development to answer any questions or to address 

any concerns relating to the matters set forth in this letter or in the Rezoning Application filed 

herewith.  The Applicant respectfully requests your approval of the Application.   

 

Respectfully submitted this 5th day of May, 2022. 

 

       

MAHAFFEY PICKENS TUCKER, LLP 

 

 

      Shane Lanham 
      Shane M. Lanham 

      Attorneys for the Applicant 
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