
Planning Commission Advertised Public Hearing Date: 12/5/2022  
Board of Commissioners Advertised Public Hearing Date: 12/13/2022 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

Case Number: RZR2022-00024 
Current Zoning: R-140 (Single-Family Residence District)
Request: Rezoning to R-75 (Single-Family Residence District)
Additional Request:  Waiver
Address: 4400 Block of Bradley Drive
Map Number: R4345 013
Site Area: 7.96 acres
Lots:  9
Proposed Development: Single-Family Detached Subdivision
Commission District:  District 3 – Commissioner Watkins*
Character Area: Established Neighborhoods

Staff Recommendation:  APPROVAL AS R-100 WITH CONDITIONS 

Planning Commission 
Recommendation:  APPROVAL AS R-100 WITH CONDITIONS 

*Commission District 2 beginning on January 1, 2023



Applicant: Corand, LLC Owner: Corand, LLC 
 P.O. Box 725446 

Atlanta, GA 31139 
 P.O. Box 725446 

Atlanta, GA 31139 
    
Contact: Charles Ross, Esq. Contact Phone:              770.962.0100 

 
Zoning History 
 
The subject property is zoned R-140 (Single Family Residence District). The property was rezoned from 
R-100 (Single Family Residence District) to R-140 in 1979, pursuant to RZ:73-79. A proposed rezoning 
from R-140 to R-75 (Single-Family Residence District) for a single-family subdivision by Gwinnett 
County Habitat of Humanity was denied in 2002, pursuant to RZR-02-022.  
 
Existing Site Condition 
 
The subject site is a 7.96-acre undeveloped parcel located on Bradley Drive, adjacent to the Norris Lake 
Shores subdivision. The parcel is undeveloped and heavily wooded. The site is irregularly shaped and 
slopes upward approximately 100 feet from the southwest to the northeast corner of the site. Overhead 
utilities span the length of the property with frontage on Bradley Drive. No sidewalks exist in the area. 
The nearest Gwinnett County Transit stop is approximately 11.9 miles from the subject site.  
 
Surrounding Use and Zoning 
 
The subject site is surrounded by the North Lake Shores subdivision to the west and north and 
undeveloped large single-family lots to the north and south. A single-family residence on a large lot is 
also directly to the south of the site. The Doc Moore Branch Park site is located to the east. DeKalb 
County and Rockdale County are located nearby approximately 0.5 miles to the south and east, 
respectively. The following is a summary of surrounding uses and zoning: 
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Project Summary 
 
The applicant requests the rezoning of a 7.96-acre property from R-140 to R-75 for a single-family 
detached subdivision, including: 

• Nine detached single-family residences with a minimum heated floor area of 1,200 square feet, 
yielding a net density of 1.13 units per acre.  

• The intent of the rezoning is to initially construct two single-family residences with provisions 
for the future construction of the remaining seven residences.  

• Access to the lots by an offset cul-de-sac street from Jackson Drive.  
• A 26-foot-wide internal street with 5-foot-wide sidewalks on both sides.  
• A stormwater management facility at the southwestern corner of the site adjacent to Jackson 

Drive. 
• External building materials that appear to include facades of brick and board and batten. 

 
Zoning and Development Standards 
 
The applicant is requesting a rezoning to R-75 (Single-Family Residence District). The following is a 
summary of applicable development standards from the Unified Development Ordinance (UDO): 
 

*One lot indicates the square footage to be less than the minimum required square footage for a septic 
tank system. This requirement must be met during permitting.  
 
 
 
 
 

Location Land Use Zoning Density 
Proposed Single-Family Residential R-75 1.13 units per acre 

North Single-Family Residential RL  2.79 units per acre 
East Doc Moore Branch Park site R-100 N/A  

South Single-Family Residential 
Undeveloped 

RL 0.10 units per acre 
N/A 

West Single-Family Residential RL 2.79 units per acre 

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

Front Yard Setback Minimum 30’ 30’ YES 
Side Yard Setback Minimum 10’ 10’  YES 
Rear Yard Setback Minimum 30’ 30’ YES 

Density Maximum 3 units per acre 1.13 units per acre YES 
Heated Floor Area Minimum 1,200 square feet Minimum 1,200 square feet YES 
Minimum Lot Size Minimum 25,500 square feet 

(septic) 
Minimum 25,181 square feet 

 
NO* 

Minimum Lot Width Minimum 75’ >75’ YES 
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Waiver Request  
 
In addition to the rezoning request, the applicant is seeking a waiver from the following provision of Title 
III of the UDO: 
 

1. Section 900-90 Sidewalk Requirements: 
 
Sidewalks and curb ramps shall be constructed in all new development or redevelopment 
along all abutting or internal streets, existing or new, private or public. 
 

The applicant is showing a 5-foot-wide sidewalk along both sides of the cul-de-sac street. However, the 
letter of intent indicates the property will be immediately developed with only two single-family homes 
for the property owner and a family member. The applicant is rezoning the property for future 
development but does not intend to install the required sidewalk since the property will not be fully 
developed for the foreseeable future. 

 
Internal and External Agency Review 
 
In addition to these Development Standards, the applicant must meet all other UDO requirements 
related to infrastructure improvements. External agency review comments are attached (Exhibit 
F). 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, 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 a single-family residential subdivision, residences on large lots, and a 
County public park. The proposed density and nature of this development is similar to the 
existing, adjacent subdivisions. The site’s proximity to large lot development makes it more 
appropriate for the R-100 zoning district. If developed under R-100 zoning, the proposal would 
be suitable given the surrounding area. 

 
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 adversely affected 
by the zoning change, if approved as R-100. Adjacent properties are developed with a single-
family subdivision and residences on large lots. The addition of a development of this nature 
would complement the surrounding neighborhood. 
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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 is 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 increased impact is anticipated on school 
enrollment. Agency review comments concerning any potential improvements related to this 
request are attached (Exhibit F).  

 
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 that the subject property lies within 
the Established Neighborhoods Character Area. This area designates well established 
neighborhoods and single-family residential areas that are unlikely to undergo any significant 
changes or redevelopment in the next 20 years. The intention of this character area is to 
underscore areas where changes in land use are not anticipated or encouraged, and any new 
development - including residential infill properties - should be consistent in scale, architecture, 
and use with surrounding properties. The surrounding properties were developed over the years 
with homes being constructed since the 1970s into the 2010s. Therefore, architecture and scale 
vary throughout the area, but the proposed new construction would retain the area as a single-
family subdivision. Developing under the R-100 zoning district would ensure development more 
consistent with the surrounding area. 
 

 

 

RZR2022-00024 Page 5 of 33 JL



F. Whether there are other existing or changing conditions affecting the use and development of 
the property which give supporting grounds for either approval or disapproval of the proposed 
rezoning. 
 
The site is heavily wooded and surrounded by single-family residences and the Doc Moore 
Branch Park site. The rezoning is proposed for the immediate construction of two single-family 
residences for the property owner and family, with the intent for the future construction of 
additional homes. The lot width far exceeds the 75-foot minimum width and is more in line with 
the dimensional standards of the R-100 zoning district. Therefore, rezoning the property to R-
100 would be more suitable based on existing and changing conditions. 
 

Waiver Request Analysis: When considering waivers from Title III of the UDO, staff is required to 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 applicant requests to not install the 5-foot-wide sidewalk along the cul-de-sac street as 
required for new subdivisions. Two single-family residences are proposed to be constructed for 
the property owner and a family member. The entire site is being considered for rezoning to 
allow for the future construction of seven additional homes. The development may be 
constructed in phases. Therefore, the sidewalk should be installed at the time of development 
of any adjacent sites.  

 
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 AS R-100 WITH CONDITIONS 
of the rezoning request.  
 
In addition, staff recommends DENIAL of the following waiver request: 
 

1. To not install a 5-foot-wide sidewalk along all internal streets. 
 
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 AS R-100 WITH CONDITIONS 
of the rezoning request. 
 
In addition, the Planning Commission recommends APPROVAL of the following waiver request:  
 

1. To not install a 5-foot-wide sidewalk along all internal streets. 
 
Planning Commission Recommended Conditions (includes Staff Recommended Conditions) 
 
Approval as R-100 (Single-Family Residence District) for a single-family subdivision, subject to the 
following conditions: 
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1. The development shall be limited to single-family detached dwellings and accessory uses and 
structures, not to exceed nine lots.  
 

2. The minimum heated floor area per dwelling unit shall be 1,400 square feet. 
  

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

4. All dwellings shall be constructed to meet Architectural Design Category 3.  
 

5. A mandatory homeowners association shall be established and shall be responsible for 
maintenance of all common areas/facilities. 

 
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 Department of Planning 
and Development.  
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Exhibits: 

A. Site Visit Photos
B. Site Plan
C. Building Elevations
D. Letter of Intent and Applicant’s Response to Standards
E. Application and Disclosure of Campaign Contributions
F. Internal and External Agency Review Comments
G. Maps
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Exhibit A: Site Visit Photos 
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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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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Gwinnett County Planning Division
Rezoning Application 

Last Updated 10/2021 

2 

U 

REZONING APPLICATION 
AN APPLICATION TO AMEND THE OFFICIAL ZONING MAP OF GWINNETT COUNTY, GA. 

0 BAPPLICANT INFORMATION 1B            PROPERTY OWNER INFORMATION* 

NAME: 

ADDRESS: 

CITY: 

STATE: ZIP: 

PHONE: 

EMAIL:  

NAME: 

ADDRESS: 

CITY: 

STATE: ZIP: 

PHONE: 

EMAIL:  

CONTACT PERSON: PHONE: 

CONTACT’S E-MAIL: 

APPLICANT IS THE: 

OWNER’S AGENT PROPERTY OWNER CONTRACT PURCHASER 

PROPOSED DEVELOPMENT:   

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings/Lots:    

Total Building Sq. Ft.    

Density:    

PLEASE ATTACH A LETTER OF INTENT EXPLAINING WHAT IS PROPOSED 

PRESENT ZONING DISTRICTS(S):  REQUESTED ZONING DISTRICT:  

PARCEL NUMBER(S):  ACREAGE: 7.96  

ADDRESS OF PROPERTY: Drive

RESIDENTIAL DEVELOPMENT 

No. of Lots/Dwelling Units     

Dwelling Unit Size (Sq. Ft.):     

Gross Density:    13

Net Density:    13
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MSROSENGART
Zoning Received Stamp
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Zoning Received Stamp
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Exhibit F: Internal and External Agency Review Comments 

[attached] 
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TRC Meeting Date: 11.9.2022 
Department/Agency Name: Transportation 
Reviewer Name: Brent Hodges 
Reviewer Title: Construction Manager 1 
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com 
Case Number: RZR2022-00024  
Case Address: Bradley Drive 

   Comments:     X     YES  NO 

1 Bradley Drive is a local street. No ADT on file.  

2 11.9 miles to the nearest transit facility (#2335429) Lawrenceville Highway and 
Rockbridge Road.  

3 Traffic Calming shall be provided to maintain maximum vehicle operating speed of 25 
MPH. 

4 

5 

6 

7 

Recommended Zoning Conditions:    YES X NO 

1 

2 

3 

4 

5 

6 

7 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

mailto:Michael.johnson2@gwinnettcounty.com


TRC Meeting Date: 

Department/Agency Name: DWR 

Reviewer Name: Mike Pappas 

Reviewer Title: GIS Planning Manager 

Reviewer Email Address: Michael.pappas@gwinnettcounty.com 

Case Number:  RZR2022-00024 

Case Address:  Bradley Drive 

 Comments: X  YES NO 
1  Water: The development may connect to a existing 8-inch water main on the southern right-of-way of 

Bradley Drive. 

2  Sewer: Parcel to be developed on septic. 

3 

4 

5 

6 

7 

Recommended Zoning Conditions:  YES X NO 
1 

2 

3 

4 

5 

6 

7 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE
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Water Comments:

Sewer Comments:

Water Availability:

Sewer Availability:

Water and Sewer Design and Construction Requirements:

Private Road Developments:

                                 Water demands imposed by the proposed development may require upsizing or extensions of existing water mains in order to meet Gwinnett County Standards and fire flow demands. Any cost associated with such required improvements will be the
responsibility of the development.  Current Gwinnett County Standards require a minimum of 12” pipe size for commercial developments and a minimum of 8” pipe size for residential developments.  Additionally, connection to a minimum of 12” and 8” mains are required for
commercial and residential developments, respectively. It is the responsibility of the developer’s engineer to confirm pressure and volumes are available for the development.

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

                                                                                                        Extensions of the water and/or sanitary sewer systems within the subject development must conform to this department’s policies, Gwinnett County’s ordinances, and the Water Main and Sanitary Sewer Design and
Construction Standards and Specifications, dated April 5th, 2016. Subsequent to design, construction, inspection, and final acceptance of the required utilities, service would then become available under the applicable utility permit rate schedules.
                                                    Any development with private roads must comply with the Standard Policy Requirement for the Installation of Water and Sanitary Sewer Mains within Private Developments.  This policy stipulates minimum easement requirements and location of
public mains and appurtenances, among other requirements.
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Residential Rezoning Impact on Local Schools
Prepared for Gwinnett County BOC, December, 2022

Proposed Zoning 

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

Discovery HS 2,862 2,525 337 2,905 2,525 380 2,949 2,525 424 3
RZM2022-00043 Richards MS 2,052 2,200 -148 2,093 2,200 -107 2,124 2,200 -76 2

Alford ES 928 1,025 -97 910 1,025 -115 901 1,025 -124 3
Central Gwinnett HS 2,604 2,350 254 2,779 2,350 429 2,830 2,350 480 11

RZM2022-00048 Moore MS 880 1,350 -470 893 1,350 -457 907 1,350 -443 9
Winn Holt ES 1,081 1,200 -119 1,092 1,200 -108 1,103 1,200 -97 16
Grayson HS 3,277 3,000 277 3,375 3,000 375 3,477 3,000 477 5

RZM2022-00049 Couch MS 1,089 1,150 -61 1,055 1,150 -95 1,070 1,150 -80 5
Starling ES 1,144 1,200 -56 1,167 1,200 -33 1,190 1,200 -10 8
Collins Hill HS 2,730 2,625 105 2,773 2,625 148 2,800 2,625 175 31

RZC2022-00047 Creekland MS 1,911 2,100 -189 1,892 2,100 -208 1,915 2,100 -185 23
Taylor ES 826 1,300 -474 817 1,300 -483 809 1,300 -491 41
Central Gwinnett HS 2,604 2,350 254 2,779 2,350 429 2,830 2,350 480 27

RZC2022-00048 Moore MS 880 1,350 -470 893 1,350 -457 907 1,350 -443 19
Lawrenceville ES 676 925 -249 689 925 -236 701 925 -224 34
Seckinger HS 1,345 2,800 -1,455 1,810 2,800 -990 2,015 2,800 -785 2

CIC2022-00033 Jones MS 1,568 1,575 -7 1,599 1,575 24 1,623 1,575 48 2
Patrick ES 896 1,025 -129 923 1,025 -102 951 1,025 -74 3
South Gwinnett HS 2,735 2,750 -15 2,790 2,750 40 2,832 2,750 82 14

RZR2022-00036 Grace Snell MS 1,262 1,200 62 1,281 1,200 81 1,300 1,200 100 11
Magill ES 1,222 1,525 -303 1,253 1,525 -272 1,284 1,525 -241 21
Shiloh HS 2,250 2,275 -25 2,330 2,275 55 2,365 2,275 90 3

RZR2022-00024 Shiloh MS 1,669 1,600 69 1,653 1,600 53 1,670 1,600 70 2
Anderson-Livsey ES 628 975 -347 634 975 -341 642 975 -333 4
Brookwood HS 3,920 3,000 920 3,893 3,000 893 3,841 3,000 841 20

RZR2022-00028 Crews MS 1,378 1,150 228 1,355 1,150 205 1,330 1,150 180 14
Brookwood ES 1,449 1,250 199 1,415 1,250 165 1,387 1,250 137 26

2022-23 2023-24 2024-25
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Exhibit G: Maps 
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Gwinnett County Planning Division
Rezoning Application 

Last Updated 10/2021 

2 

U 

REZONING APPLICATION 
AN APPLICATION TO AMEND THE OFFICIAL ZONING MAP OF GWINNETT COUNTY, GA. 

0 BAPPLICANT INFORMATION 1B            PROPERTY OWNER INFORMATION* 

NAME: 

ADDRESS: 

CITY: 

STATE: ZIP: 

PHONE: 

EMAIL:  

NAME: 

ADDRESS: 

CITY: 

STATE: ZIP: 

PHONE: 

EMAIL:  

CONTACT PERSON: PHONE: 

CONTACT’S E-MAIL: 

APPLICANT IS THE: 

OWNER’S AGENT PROPERTY OWNER CONTRACT PURCHASER 

PROPOSED DEVELOPMENT:   

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings/Lots:    

Total Building Sq. Ft.    

Density:    

PLEASE ATTACH A LETTER OF INTENT EXPLAINING WHAT IS PROPOSED 

PRESENT ZONING DISTRICTS(S): REQUESTED ZONING DISTRICT:  

PARCEL NUMBER(S): ACREAGE: 

ADDRESS OF PROPERTY: Drive

RESIDENTIAL DEVELOPMENT 

No. of Lots/Dwelling Units     

Dwelling Unit Size (Sq. Ft.):     

Gross Density:    12

Net Density:    12
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