
 

 
 
 
 
 

 
 
 
 
 

MUNICIPAL-GWINNETT COUNTY 
PLANNING COMMISSION 

 
PUBLIC HEARING AGENDA 

 
GWINNETT JUSTICE AND ADMINISTRATION CENTER 

TUESDAY, SEPTEMBER 6, 2015 AT 7:00 P.M. 
 

 
AS SET FORTH IN THE AMERICANS WITH DISABILITIES ACT OF 1992, THE GWINNETT COUNTY GOVERNMENT 
DOES NOT DISCRIMINATE ON THE BASIS OF DISABILITY AND WILL ASSIST CITIZENS WITH SPECIAL NEEDS GIVEN 
PROPER NOTICE (SEVEN WORKING DAYS).  FOR INFORMATION, PLEASE CALL THE FACILITIES MANAGEMENT 
DIVISION AT 770.822.8015. 
 
 
A. CALL TO ORDER, INVOCATION, PLEDGE TO FLAG 
 
B. OPENING REMARKS BY CHAIRMAN AND RULES OF ORDER 
 
C. APPROVAL OF AGENDA  
 
D.  APPROVAL OF MINUTES (AUGUST 2, 2016 MEETING) 
 
E. ANNOUNCEMENTS 
 
F. OLD BUSINESS 
 
1. CASE NUMBER :RZC2016-00015 
     APPLICANT :MAHAFFEY, PICKENS, TUCKER, LLP 
 CONTACT :SHANE LANHAM OR LEE TUCKER 
 PHONE NUMBER  :770.232.0000 

ZONING CHANGE   :C-2 TO MU-R 
LOCATION    :3100 BLOCK OF WOODWARD CROSSING BLVD 
    :2600 BLOCK OF MALL OF GEORGIA BOULEVARD 
MAP NUMBER    :R7177 047 
ACREAGE     :16.0 ACRES 
SQUARE FEET    :217,170 SQUARE FEET (RETAIL) 
      :91,200 SQUARE FEET (OFFICE) 
      :134,460 SQUARE FEET (250 HOTEL GUEST ROOMS) 
UNITS     :352 UNITS (APARTMENTS) 
      :40 UNITS (CONDOMINIUMS) 
PROPOSED DEVELOPMENT  :REGIONAL MIXED-USE DEVELOPMENT 
COMMISSION DISTRICT   :(4) HEARD 
DEPARTMENT RECOMMENDATION :APPROVAL WITH CONDITIONS 
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2. CASE NUMBER :RZR2016-00009 
     APPLICANT :MAHAFFEY, PICKENS, TUCKER, LLP 
 CONTACT :SHANE LANHAM 
 PHONE NUMBER  :770.232.0000 

ZONING CHANGE   :RA-200 TO R-60 
LOCATION    :2200-2300 BLOCK OF KILGORE ROAD 
MAP NUMBERS    :R7178 014, 015, 016 & R7185 068 
ACREAGE     :17.44 ACRES 
UNITS     :36 UNITS 
PROPOSED DEVELOPMENT  :SINGLE-FAMILY SUBDIVISION 
COMMISSION DISTRICT   :(4) HEARD 
DEPARTMENT RECOMMENDATION :DENIAL 
 
 

3. CASE NUMBER :RZR2016-00011 
     APPLICANT :MAHAFFEY, PICKENS, TUCKER, LLP 
 CONTACT :SHANE LANHAM OR LEE TUCKER 
 PHONE NUMBER  :770.232.0000 

ZONING CHANGE   :R-100 TO TND 
LOCATION    :1100-1200 BLOCK OF WEBB GIN HOUSE ROAD 
MAP NUMBERS    :R5087 120 & R5106 003, 067 & 278 
ACREAGE     :43.56 ACRES 
UNITS     :99 UNITS 
PROPOSED DEVELOPMENT  :TRADITIONAL NEIGHBORHOOD DEVELOPMENT 
       (REDUCTION IN BUFFERS) 
COMMISSION DISTRICT   :(4) HEARD 
DEPARTMENT RECOMMENDATION :DENIAL 
 
 

4. CASE NUMBER :RZM2016-00003 
     APPLICANT :MAHAFFEY, PICKENS, TUCKER, LLP 
 CONTACT :SHANE LANHAM OR LEE TUCKER 
 PHONE NUMBER  :770.232.0000 

ZONING CHANGE   :R-100 TO RM-24 
LOCATION    :1100-1200 BLOCK OF WEBB GIN HOUSE ROAD 
MAP NUMBERS    :R5087 120 & R5106 278 
ACREAGE     :12.57 ACRES 
UNITS     :300 UNITS 
PROPOSED DEVELOPMENT  :APARTMENTS (REDUCTION IN BUFFERS) 
COMMISSION DISTRICT   :(4) HEARD 
DEPARTMENT RECOMMENDATION :DENIAL 
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5. CASE NUMBER :RZR2016-00012 (Public Hearing Held) 
     APPLICANT :MAHAFFEY, PICKENS, TUCKER, LLP 
 CONTACT :SHANE LANHAM 
 PHONE NUMBER  :770.232.0000 

ZONING CHANGE   :R-75 TO R-TH 
LOCATION    :3200-3300 BLOCK OF SUGARLOAF PARKWAY 
MAP NUMBER    :R7164 183 
ACREAGE     :6.05 ACRES 
UNITS     :36 UNITS 
PROPOSED DEVELOPMENT  :ATTACHED TOWNHOMES (REDUCTION IN BUFFERS) 
COMMISSION DISTRICT   :(1) BROOKS 
DEPARTMENT RECOMMENDATION :DENIAL 
 
 

6. CASE NUMBER :RZR2016-00016 
 APPLICANT :EDGE CITY PROPERTIES, INC. 
 CONTACT :MITCH PEEVY 
 PHONE NUMBER  :770.614.6511 

ZONING CHANGE   :C-2 TO R-TH 
LOCATION    :2000 BLOCK OF HAMILTON CREEK PARKWAY 
MAP NUMBER    :R3002 110 
ACREAGE     :4.47 ACRES 
UNITS     :35 UNITS 
PROPOSED DEVELOPMENT  :TOWNHOMES (REDUCTION IN BUFFERS) 
COMMISSION DISTRICT   :(3) HUNTER 
DEPARTMENT RECOMMENDATION :DENIAL 
 
 

7. CASE NUMBER :CIC2016-00019 
    APPLICANT :CMH PARKS, INC. D/B/A CHAFIN BUILDERS 
 CONTACT :SHANE LANHAM 
 PHONE NUMBER  :770.232.0000 

ZONING     :R-ZT 
LOCATION    :2900 BLOCK OF GRAVEL SPRINGS ROAD 
MAP NUMBERS    :R7143 004 & 005 
ACREAGE     :44.86 ACRES 
PROPOSED DEVELOPMENT  :REVISE SITE PLAN AND ARCHITECTURAL STANDARDS 
COMMISSION DISTRICT   :(4) HEARD 

 DEPARTMENT RECOMMENDATION :DENIAL  
 
 
8. CASE NUMBER :CIC2016-00020 
    APPLICANT :CMH PARKS, INC. D/B/A CHAFIN BUILDERS 
 CONTACT :SHANE LANHAM 
 PHONE NUMBER  :770.232.0000 
      ZONING :R-60 

LOCATION    :2900 BLOCK OF GRAVEL SPRINGS ROAD 
MAP NUMBERS    :R7143 004 & 005 
ACREAGE     :14.78 ACRES 
PROPOSED DEVELOPMENT  :REVISE SITE PLAN AND ARCHITECTURAL STANDARDS 
COMMISSION DISTRICT   :(4) HEARD 

 DEPARTMENT RECOMMENDATION :DENIAL  
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G. NEW BUSINESS 
 
1. CASE NUMBER    :RZC2016-00008 (APPLICANT WITHDRAWAL) 

 
 

2. CASE NUMBER    :SUP2016-00019 (APPLICANT WITHDRAWAL) 
 
 
3. CASE NUMBER :RZC2016-00017 
 APPLICANT :SATILLA CAPITAL PARTNERS 
 CONTACT :MARIAN ADEIMY 
 PHONE NUMBER  :678.518.6855 

ZONING CHANGE   :RA-200 TO C-2 
LOCATION    :2800 BLOCK OF GRAVEL SPRINGS ROAD 

                             MAP NUMBER                                           :R7143 010 
ACREAGE     :7.0 ACRES 
SQUARE FEET    :150,000 SQUARE FEET 
PROPOSED DEVELOPMENT  :CONGREGATE PERSONAL CARE HOME  
      (REDUCTION IN BUFFERS) 
COMMISSION DISTRICT   :(4) HEARD 
DEPARTMENT RECOMMENDATION :APPROVAL WITH CONDITIONS AS O-I   

:WITH A SPECIAL USE PERMIT 
 
 
4. CASE NUMBER :RZR2016-00018 
 APPLICANT :SATILLA CAPITAL PARTNERS 
 CONTACT :MARIAN ADEIMY 
 PHONE NUMBER  :678.518.6855 

ZONING CHANGE   :RA-200 TO R-60 
LOCATION    :2800 BLOCK OF GRAVEL SPRINGS ROAD  
    :2300 BLOCK OF BROWN ROAD 
MAP NUMBER    :R7143 010 
ACREAGE     :76.12 ACRES 
UNITS     :118 UNITS 
PROPOSED DEVELOPMENT  :SINGLE-FAMILY SUBDIVISION 
COMMISSION DISTRICT   :(4) HEARD 
DEPARTMENT RECOMMENDATION :APPROVAL WITH CONDITIONS AS R-SR 

 
 
5. CASE NUMBER :RZM2016-00004 
 APPLICANT :SATILLA CAPITAL PARTNERS 
 CONTACT :MARIAN ADEIMY 
 PHONE NUMBER  :678.518.6855 

ZONING CHANGE   :RA-200 TO R-TH 
LOCATION    :2700 BLOCK OF BROWN ROAD 
MAP NUMBER    :R7136 010 
ACREAGE     :35.29 ACRES 
UNITS     :190 UNITS 
PROPOSED DEVELOPMENT  :TOWNHOMES (REDUCTION IN BUFFERS) 
COMMISSION DISTRICT   :(4) HEARD 
DEPARTMENT RECOMMENDATION :DENIAL 
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6. CASE NUMBER :RZR2016-00017 
 APPLICANT :RINGO ABERNATHY, INC. 
 CONTACT :GUY ABERNATHY 
 PHONE NUMBER  :770.231.9013 

ZONING CHANGE   :RA-200 TO R-100 
LOCATION    :900 BLOCK OF AUBURN ROAD 
MAP NUMBER    :R2001 019 
ACREAGE     :3.67 ACRES 
UNITS     :7 UNITS 
PROPOSED DEVELOPMENT  :SINGLE-FAMILY SUBDIVISION 
COMMISSION DISTRICT   :(3) HUNTER 
DEPARTMENT RECOMMENDATION :DENIAL 
 
 

7. CASE NUMBER :RZR2016-00019 
 APPLICANT :AARON YOUNG 
 CONTACT :FIELDING D. ALDERMAN 
 PHONE NUMBER  :770.862.4133 

ZONING CHANGE   :R-100 TO RA-200 
LOCATION    :4100 BLOCK OF BEAVER ROAD 
MAP NUMBER    :R5096 028 
ACREAGE     :26.21 ACRES 
UNITS     :1 UNIT 
PROPOSED DEVELOPMENT  :EQUESTRIAN FACILITY 
COMMISSION DISTRICT   :(3) HUNTER 
DEPARTMENT RECOMMENDATION :APPROVAL WITH CONDITIONS 
 
 

8. CASE NUMBER :CIC2016-00013 (ADMINISTRATIVELY WITHDRAWN) 
 
 

9. CASE NUMBER :SUP2016-00034 (ADMINISTRATIVELY WITHDRAWN) 
 
 

10. CASE NUMBER :CIC2016-00021 
      APPLICANT :HENNESSY RANGE ROVER & JAGUAR 
 CONTACT :MITCH PEEVY 
 PHONE NUMBER  :770.614.6511 

ZONING     :C-2 
LOCATION    :3400 BLOCK OF OLD NORCROSS ROAD 
    :3300 BLOCK OF MCDANIEL ROAD 
MAP NUMBER    :R6232 150 
ACREAGE     :5.04 ACRES 
SQUARE FEET    :23,388 SQUARE FEET 
PROPOSED DEVELOPMENT  :CHANGE IN CONDITIONS OF ZONING 
COMMISSION DISTRICT   :(1) BROOKS 
DEPARTMENT RECOMMENDATION :APPROVAL WITH CONDITIONS 
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11. CASE NUMBER    :CIC2016-00022 
      APPLICANT :TUNCE REALTY, LLC 
 CONTACT :ANDREW KAISER 
 PHONE NUMBER  :770.349.8202 

ZONING     :C-2 
LOCATION    :3900 BLOCK OF ANNISTOWN ROAD 
MAP NUMBER    :R6020 279 
ACREAGE     :1.24 ACRES 
SQUARE FEET    :8,000 SQUARE FEET 
PROPOSED DEVELOPMENT  :CHANGE IN CONDITIONS OF ZONING 
COMMISSION DISTRICT   :(3) HUNTER 
DEPARTMENT RECOMMENDATION :APPROVAL WITH CONDITIONS 
 
 

12. CASE NUMBER :BRD2016-00004 
    APPLICANT :TUNCE REALTY, LLC 
 CONTACT :ANDREW KAISER 
 PHONE NUMBER  :770.349.8202 

ZONING     :C-2 
LOCATION    :3900-4000 BLOCKS OF ANNISTOWN ROAD 
MAP NUMBERS    :R6020 279 & 022A 

 ACREAGE :2.02 ACRES 
PROPOSED DEVELOPMENT  :REDUCTION IN BUFFER FROM 75 FEET TO 20 FEET 
COMMISSION DISTRICT   :(3) HUNTER 
DEPARTMENT RECOMMENDATION :APPROVAL WITH CONDITIONS 

 
 
13. CASE NUMBER :SUP2016-00025 (APPLICANT WITHDRAWAL) 

 
 

14. CASE NUMBER :SUP2016-00051 
    APPLICANT :SANDIP PATEL 
 CONTACT :JOYCE LLORENS 
 PHONE NUMBER  :770.490.8476 

ZONING     :C-2 
LOCATION    :2000 BLOCK OF BEAVER RUIN ROAD 
MAP NUMBER    :R6213 023 
ACREAGE     :1.00 ACRE 
SQUARE FEET    :6,512 SQUARE FEET 
PROPOSED DEVELOPMENT  :TRUCK RENTAL 
COMMISSION DISTRICT   :(1) BROOKS 
DEPARTMENT RECOMMENDATION :DENIAL 
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15. CASE NUMBER :SUP2016-00053 
    APPLICANT :SANDIP PATEL 
 CONTACT :JOYCE LLORENS 
 PHONE NUMBER  :770.490.8476 

ZONING     :C-2 
LOCATION    :2000 BLOCK OF BEAVER RUIN ROAD 
MAP NUMBER    :R6213 023 
ACREAGE     :1.00 ACRE 
SQUARE FEET    :6,512 SQUARE FEET 
PROPOSED DEVELOPMENT  :LIMOUSINE SERVICE 
COMMISSION DISTRICT   :(1) BROOKS 
DEPARTMENT RECOMMENDATION :DENIAL 
 
 

16. CASE NUMBER :SUP2016-00052 (ADMINISTRATIVELY HELD) 
 

 
1. UNIFIED DEVELOPMENT ORDINANCE AMENDMENT 
 

UDOA2016-00003- AN AMENDMENT TO THE UNIFIED DEVELOPMENT ORDINANCE OF 
GWINNETT COUNTY; TITLE 1: ADMINISTRATION AND TITLE 2: LAND USE AND ZONING 
TO PROVIDE NEW OR REVISED REQUIREMENTS FOR DONATION DROP BOXES. 
 

 
H. AUDIENCE COMMENTS 

 
I. COMMITTEE REPORTS 

 
J. COMMENTS BY STAFF AND PLANNING COMMISSION 
 
K. ADJOURNMENT 



GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 

REZONING ANALYSIS 

 

CASE NUMBER  :RZC2016-00015 

ZONING CHANGE :C-2 TO MU-R 

LOCATION  :3100 BLOCK OF WOODWARD CROSSING BOULEVARD 

  :2600 BLOCK OF MALL OF GEORGIA BOULEVARD 

MAP NUMBER  :R7177 047 

ACREAGE  :16.0 ACRES 

SQUARE FEET  :217,170 SQUARE FEET (RETAIL) 

  :91,200 SQUARE FEET (OFFICE) 

  :134,460 SQUARE FEET (250 HOTEL GUEST ROOMS) 

UNITS  :352 UNITS (APARTMENTS) 

  :40 UNITS (CONDOMINIUMS) 

PROPOSED DEVELOPMENT :REGIONAL MIXED-USE DEVELOPMENT 

COMMISSION DISTRICT :(4) HEARD 
 

FUTURE DEVELOPMENT MAP :REGIONAL MIXED-USE 

 

APPLICANT:  MAHAFFEY, PICKENS, TUCKER, LLP 

 1550 NORTH BROWN ROAD, SUITE 125 

 LAWRENCEVILLE, GA  30043 

 

CONTACT: SHANE LANHAM OR LEE TUCKER PHONE:  770.232.0000 

 

OWNER: J & J 360, LLC 

 1790 MALL OF GEORGIA BOULEVARD 

 BUFORD, GA  30519 

 

DEPARTMENT RECOMMENDATION:   APPROVAL WITH CONDITIONS 

 

PROJECT DATA:  

 

The applicant requests rezoning of a 16-acre property from C-2 (General Business District) to 

MU-R (Mixed Use Regional District) for development of a mixed-use project consisting of 

217,170 square feet of retail space, 91,200 square feet of office space, a 250-room hotel, 352 

apartment units and 40 condominium units.  The site is located at the corner of Mall of Georgia 

Boulevard and Woodward Crossing Boulevard, and was part of the original rezoning approval 

for the Mall of Georgia.  Ivy Creek is located along the west property line with a portion of its 

floodplain on the subject site.  The property was graded several years ago, but is still 

undeveloped.  Located within the Mall of Georgia Activity Center/Corridor Overlay District, 

the project is subject to those overlay requirements as set forth in the Gwinnett County 

Unified Development Ordinance. 

 

As indicated on the submitted site plan, the retail/service commercial uses which include the 

family entertainment center and the 250-room, maximum 21-story hotel, would be developed 
within eight buildings throughout the site.  The proposed office project would be located within 
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one maximum eight-story building.  Residential uses consisting of 352 apartment units in one 

building and 40 condominium units within another building would yield a gross density of 24.5 

units per acre. The overall development is proposed with a Floor Area Ratio (FAR) of 1.29.  

The required undisturbed stream buffer and impervious surface setbacks are shown on the 

submitted boundary survey.  The Ivy Creek Greenway runs along Ivy Creek opposite of the 

subject site. Connection to the trail would be made via a proposed pedestrian bridge across the 

creek from the subject property to the Mall of Georgia property. Additional pedestrian 

connections would be made via internal sidewalks and sidewalks along both road frontages. 

Stormwater management is proposed to be underground.  The submitted architectural 

renderings depict urban style, mixed-use buildings constructed with a mix of masonry, glass, and 

steel materials.  A total of 2,453 parking spaces would be provided through on-street, surface, 

and structured parking. The site plan also indicates various outdoor spaces and street-level 

pedestrian access. 

A Development of Regional Impact (DRI) review is underway by the Atlanta Regional 

Commission (ARC) and the Georgia Regional Transportation Authority (GRTA), however, the 

final DRI findings were not complete at the time of publication of this report.   

ZONING HISTORY: 

The property was zoned RA-200 (Agriculture Residence District) in 1970.  The current C-2 

(General Business District) classification was approved in 1997 as part of the Mall of Georgia 

rezoning actions (RZ-97-013, RZ-97-014 and SUP-97-014).  At that time, a DRI was required 

for the mall development. The mall project has been built out and the new rezoning request 

requires additional DRI review as the proposal is beyond the scope of the original DRI 

approval.  A change in conditions for a building height increase was approved on the site in 

December 2007, pursuant to CIC-07-035.  In 2013, a request to rezone the subject site to RM-

13 (Multi-family Residence District) was denied without prejudice by the Board of 

Commissioners pursuant to RZM2013-00004. 

GROUNDWATER RECHARGE AREA: 

The subject property is not located within an identified Significant Groundwater Recharge Area. 

WETLANDS INVENTORY: 

The subject property contains areas, streams and/or bodies of water depicted as wetlands on 

the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands Inventory map 

on file with the Gwinnett Department of Planning and Development. The applicant/developer 

shall obtain all required approvals from the Gwinnett Department of Public Utilities and the 

U.S. Army Corps of Engineers for construction or land disturbance activities which may impact 

floodplain or wetland areas. 

OPEN SPACE AND GREENWAY MASTER PLAN: 

No Comment. 
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DEVELOPMENT REVIEW SECTION COMMENTS: 

 

The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 

(Chapter 620) requires submittal and approval of a Tree Preservation and Replacement Plan 

prepared by a professional landscape architect prior to securing a Land Disturbance or 

Development permit. 

 

Section 610-20.3 of the Unified Development Ordinance requires screening of dumpsters and 

loading/unloading facilities. 

 

Parking lots and interior driveways shall be designed in accordance with Chapter 240 of the 

Unified Development Ordinance and Section 210-225.3. 

 

Parking spaces shall be provided at a ratio of: 

 Non-residential (at a minimum) - One space per 400 square feet. 

 Residential (at a minimum)- 1.5 spaces per residential dwelling unit. 
  

Section 900-30 of the Unified Development Ordinance requires a 200-foot deceleration lane 

with a 50-foot taper at each project entrance that proposes access to a Minor Collection Street 

or Major Thoroughfare.  Right-of-way dedication to accommodate the deceleration lane and an 

11-foot shoulder is also required.  Reduction in length of a deceleration lane requires approval 

of a Modification by the Development Division; elimination of a deceleration lane requires 

approval of a Waiver by the Board of Commissioners. 

 

Section 900-90 of the Unified Development Ordinance requires construction of five-foot wide 

sidewalks along all exterior roadways adjoining the project, and four-foot wide sidewalks 

adjacent to both sides of all interior public streets (excluding cul-de-sac turnarounds). 

 

Section 320-20.2 of the Unified Development Ordinance requires submittal of a Specimen Tree 

Concept Plan and Tree Survey prior to submittal and acceptance of a Development Permit 

Application. 

 

The developer must submit a concept plan for review and approval of the Development 

Division prior to submittal and acceptance of a development permit application. 

 

The developer must submit detailed site development plans, including a landscape and tree 

preservation/replacement plan, for review and approval of the Development Division prior to 

any construction. 

 

Section 800-20 of the Unified Development Ordinance requires submittal of a Stormwater 

Management Report for the project prior to obtaining a Land Disturbance or Development 

Permit. 

 

Section 700-40.1A of the Unified Development Ordinance requires that the lowest floor, 

including the basement, of all residential building be constructed at an elevation of at least three 

feet above the 100-year floodplain. 
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Note that all recreation areas, open space and/or common areas (including stormwater 

detention facility lots) located within the development shall be controlled by a mandatory 

Property Owner’s Association (to include reported bylaws) with responsibility for maintenance, 

insurance, and taxes for open space areas. 

 

This project lies within an Activity Center/Corridor Overlay District, and is subject to all 

requirements set forth in Chapter 220 of the Unified Development Ordinance. 

 

The United States Postal Service may require a centralized mail delivery kiosk for this proposed 

development, replacing individual mail boxes.  Mail delivery kiosk must be located outside of 

right-of-way access easement (if private street).  Location and access must be approved by 

Gwinnett County D.O.T. 

 

STORMWATER REVIEW SECTION COMMENTS: 

 

The property appears to contain stream buffers and floodplain.  The proposed conceptual plan 
may require revision to show the appropriate stream buffer area and floodplain.  All 

stormwater best management practices will be applicable upon development permit issuance. 

 

GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 

 

Mall of Georgia Boulevard is a Major Collector and 40 feet of right-of-way is required from the 

centerline. 

 

Woodward Crossing Boulevard is a Major Collector and 40 feet of right-of-way is required 

from the centerline. 

 

Commercial entrances shall be provided to the site per current Development Regulations. 

 

Standard deceleration lane with appropriate taper and adequate right-of-way will be required. 

 

The project entrance shall align with opposing roads or driveways in accordance with the 

Gwinnett County Unified Development Ordinance. 

 

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

 

The number and locations of driveways are subject to Gwinnett County D.O.T. approval. 

 

Minimum separation from a driveway, public road, or side street shall be provided as specified 

in the Gwinnett County Unified Development Ordinance. 

 

Prior to the issuance of a Development Permit, the applicant shall provide a traffic impact study 

and a signal warrant study. 

 

Prior to the issuance of the first certificate of occupancy, the applicant shall make any 

improvements recommended by the traffic impact study, provided the improvements are 
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approved by the D.O.T. All design and construction will be subject to D.O.T. review and 

approval. 

 

If it is determined by the signal warrant study that a signal is warranted, and the signal is 

approved by the D.O.T., the applicant shall contact and pay for the signal design.  The 

application shall also contract for the installation of the signal by a D.O.T. approved contractor.  

All design and construction will be subject to D.O.T. review and approval.  The signal will be 

installed and operational prior to the issuance of the first certificate of occupancy. 

 

GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 

 

No comment. 

 

GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 

 

The available utility records show that the subject development is currently in the vicinity of a 
12-inch water main located on the northeastern right-of-way of Woodward Crossing 

Boulevard, and a 16-inch water main located on the southeastern right-of-way of Mall of 

Georgia Boulevard. 

 

Due to the uncontrollable variables, the Department of Water Resources makes no guarantees 

as to the minimum pressures or volumes available at a specific point within its system.  

Demands imposed by the proposed development may require reinforcements or extensions of 

existing water mains.  Any cost associated with such required reinforcements or extensions will 

be the responsibility of the development and will not be provided by this department. 

 

The available utility records show that the subject development is currently in the vicinity of an 

8-inch sanitary sewer main located on the right-of-way of Woodward Crossing Boulevard, two 

sanitary sewer manholes located on the western edge of the property, an 8-inch sanitary sewer 

main located approximately 181 feet south of the property on the right-of-way of Appaloosa 

Lane, and a 24-inch sanitary sewer main located east of the property. 

 

The subject development is located within the Ivy Creek service area.  There are currently no 

connection restrictions within this service area.  Treatment capacity within this area is presently 

available on a first come - first serve basis. 

 

Demands imposed by the proposed development may require reinforcements or extensions of 

existing sewer mains.  Any cost associated with such required reinforcements or extensions 

will be the responsibility of the development and will not be provided by this department.  

Developer shall provide easements for future sewer connection to all locations designated by 

DWR during plan review. 

 

As-built information for this department is dependent upon outside entities to provide record 

drawings for the utilities.  Therefore this department does not guarantee the accuracy of the 

information provided. 
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Extensions of the water and/or sanitary sewer systems within the subject development must 

conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 

construction, inspection, and final acceptance of the required utilities, service to these utilities 

would then become available under the applicable utility permit rate schedules.  

 

BUILDING CONSTRUCTION SECTION COMMENTS: 

 

Building Plan Review has no objections under the following conditions: 

 

1. The applicant shall submit civil site drawings to Building Plan Review for review and 

approval. 

 

2. The applicant shall submit architectural, structural, mechanical, electrical and plumbing 

drawings for each building for review and approval by Building Plan Review. 

 

3. Each building shall comply with the height and area limitations of Table 503 and the fire 
resistive and horizontal separation requirements of Table 601 and 602 of the 2012 

International Building Code with Georgia state amendments based on occupancy group 

classification, type of construction, and location of each building from property lines and 

other buildings. 

 

4. Architectural design of the proposed building shall incorporate the requirements of the 

Gwinnett County Unified Development Ordinance, Architectural Design Standards, 

Category 3. 

 

5. Upon completion of plan review approvals, the applicant shall obtain a building permit 

for each building and achieve satisfactory field inspections for issuance of a Certificate of 

Occupancy. 

 

For assistance, you may contact this office at (678) 518-6000 Monday through Friday from the 

hours of 8:00 a.m. to 5:00 p.m. 

 

GWINNETT COUNTY FIRE SERVICES COMMENTS: 

 

Fire Plan Review has no objections to the above rezoning request, under the following 

conditions: 

 

1. Applicant submits civil drawings to Fire Plan Review for review and approval. 

 

2. Applicant submits architectural drawings to Fire Plan Review for review and approval. 

 

3. Upon completion of plan review approvals, applicant successfully achieves a satisfactory 

Fire field inspection for issuance of a Certificate of Occupancy - Business Operation. 

 

For assistance, you may contact this office at (678) 518-6000, Monday through Friday, from the 

hours of 8:00 a.m. to 5:00 p.m. 
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DEPARTMENT ANALYSIS: 

 

The subject property is a 16-acre site located at the corner of Mall of Georgia Boulevard and 

Woodward Crossing Boulevard.  The site was graded several years ago and is currently vacant. 

Ivy Creek forms the western property line, separating the property from the main mall site. 

 

The 2030 Unified Plan Future Development Map indicates that the property lies within the 

Regional Mixed-Use Character Area.  This proposal for a large scale mixed-use development 

could be consistent with the Unified Plan Map, as well as with policies of the Unified Plan to 

promote major mixed-use developments, to promote densification in specific areas designated 

for mixed-use through rezoning actions, to improve the walkability of activity centers and 

neighborhoods, and to provide more housing choices for residents.  Therefore, the 

Department is of the opinion that the proposed mixed-use complex could be compatible with 

the 2030 Unified Plan policies and the intense commercial/retail activity currently surrounding 

the Mall of Georgia.  

 
The surrounding area is anchored by the Mall of Georgia to the west with numerous 

commercial and office outparcels surrounding the mall.  Two multifamily developments, the 

Reserve at Ivy Creek and Century Mill Creek, are located in close proximity to the subject site. 

These apartment complexes were rezoned RM-10 in 1997 (RZ-97-013) and 2001 (RZM-01-

014), and are located immediately to the southeast across Mall of Georgia Boulevard.  The 

presence of existing commercial, office and multifamily buildings in the mall area could provide 

supporting grounds for approval of this rezoning request. 

 

In conclusion, the proposed rezoning to MU-R for a mixed-use development could be 

considered suitable at this location in light of the previously approved rezonings and the existing 

development pattern of the area, if approved with staff’s recommended conditions.  In addition, 

the proposed development could be consistent with a number of Unified Plan policies to 

promote mixed-use projects and to provide more housing choices for residents.  Therefore, 

the Department recommends this petition be APPROVED WITH CONDITIONS. 
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PLANNING AND DEVELOPMENT DEPARTMENT 

RECOMMENDED CONDITIONS 

 

Approval as MU-R (Mixed-Use Regional) subject to the following enumerated conditions: 

 

1.   To restrict the use of the property as follows: 

 

A. A mixed-retail, office, hotel and residential development in general accordance with the 

submitted site plan and architectural renderings. Final site and building design shall be 

subject to review and approval of the Director of Planning and Development.  

 

B. Development architecture shall meet the standards of Category 4 of the Architectural 

Standards of the Gwinnett County Unified Development code and shall be generally 

consistent with the renderings submitted on April 1, 2016. 

 

2. To abide by the following site development considerations: 
 

A. Provide a minimum ten-foot wide landscaped strip adjacent to Woodward Crossing 

Boulevard and Mall of Georgia Boulevard. 

 

B. Ground signage shall be limited to monument type signs, and shall be subject to review 

and approval by the Director of Planning and Development.  The signs shall include a 

minimum two-foot high brick or stacked stone base, complementing the building’s 

architectural treatment.  The masonry base shall extend at least the full width of the sign 

cabinet, and the cabinet shall be fully surrounded by the same materials.  Ground signs 

shall not exceed ten feet in height.  

 

C. Window signage (signs displayed on the interior or exterior of the business storefront 

windows) shall be prohibited, except for open/closed signs or signs required by county, 

state or federal law.  Flashing or blinking signs and exposed neon or LED signs shall be 

prohibited.  Exposed or visible lighting strips mounted on the building or around 

window frames shall be prohibited.   

 

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

or other similar material shall be displayed, hung, or strung on the site. No decorative 

balloons or hot-air balloons shall be displayed on the site. Yard and/or bandit signs, sign-

walkers and sign-twirlers shall be prohibited. 

 

E. Lighting shall be contained in cut-off type luminaries and shall be directed in toward the 

property so as not to shine directly into adjacent properties or rights-of-way.   

 

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

 

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

property within 72 hours.  

 
H. Outdoor storage shall be prohibited.  
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I. Abide by all requirements of UDO Section 220-30 (Activity Center/Corridor Overlay 

District).  This condition shall not preclude a variance application.  

 

3. To abide by the following requirements, dedications and improvements: 

 

A. Abide by all applicable requirements of the DRI #2574 ARC and GRTA Notices of 

Decision. 

 

B. Prior to the issuance of a Development Permit, the applicant shall provide a traffic 

impact study and a signal warrant study. If it is determined by the signal warrant study 

that a signal is warranted, and the signal is approved by the D.O.T., the applicant shall 

contact and pay for the signal design.  The applicant shall also contract for the 

installation of the signal by a D.O.T. approved contractor.  All design and construction 

will be subject to D.O.T. review and approval.  The signal will be installed and 

operational prior to the issuance of the first certificate of occupancy. 
 

C. Prior to the issuance of the first certificate of occupancy, the applicant shall make any 

improvements recommended by the traffic impact study, provided the improvements 

are approved by the D.O.T. All design and construction will be subject to D.O.T. review 

and approval. 

 

D. Construction of a pedestrian bridge over Ivy Creek to the Mall of Georgia shall occur 

prior to the approval of any certificates of occupancy for commercial, office or 

residential development 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 

STANDARDS GOVERNING THE EXERCISE OF ZONING 

 

 

SUITABILITY OF USE 

 

The proposed mixed-use development could be suitable at this location, as it is located within 

the Mall of Georgia major mixed-use activity center. 

   

ADVERSE IMPACTS 

 

With the recommended conditions, the proposed development would not be expected to 

adversely impact adjacent or nearby properties.  In view of the high visibility from Mall of 

Georgia Boulevard and the architectural standards established in the immediate area, 

appropriate conditions reinforcing Mall of Georgia Overlay architectural standards, landscape 
and signage conditions should be included.  

 

REASONABLE ECONOMIC USE AS ZONED 

 

The property has a reasonable economic use as currently zoned. 

 

IMPACT ON PUBLIC FACILITIES 

 

An increase in traffic, stormwater runoff, and utility demand would be expected. 

 

CONFORMITY WITH POLICIES 

 

The proposed MU-R zoning for a large-scale retail, office, hotel and multifamily mixed-use 

development could be consistent with the zoning and development pattern established by the 

Board of Commissioners at the Mall of Georgia and with the 2030 Unified Plan Map designation 

of Regional Mixed-Use Corridor. 

 

CONDITIONS AFFECTING ZONING 

 

In light of the property’s location at the Mall of Georgia activity corridor, accompanied with the 

scale of the proposed development and its anticipated traffic impacts, the recommended 

conditions received from the Gwinnett Department of Transportation, Atlanta Regional 

Commission and the Georgia Regional Transportation Authority should be included in any 

rezoning approval. 

 

 

















 NOTICE OF DECISION 

   

 
To: 

(via electronic 
mail) 

Douglas Hooker, ARC 
Sonny Deriso, GRTA 
Dick Anderson, GRTA 

 
Al Nash, GRTA 
Bob Voyles, GRTA 

To: 
(via electronic 

mail and certified 
mail) 

Chairman Charlotte Nash, Gwinnett County Board of Commissioners 
Shane Lanham, Ivy Creek Partners, LLC c/o Mahaffey, Pickens, Tucker, 
LLP  
 
 
 

 

 
From: 

 
Chris Tomlinson, GRTA Executive Director 

 
Copy: 

(via electronic 
mail) 

 
Annie Gillespie, SRTA 
Laura Beall, GRTA 
Jon West, DCA 
Andrew Smith, ARC 
Shane Giles, GDOT District 1 
Kim Wolfe, City of Buford 
Kaipo Awana, City of Sugar Hill 
Dan Robinson, City of Suwanee 

 
Jeff West, Gwinnett County Zoning 
Jerry Oberholtzer, Gwinnett Co Zoning 
Vince Edwards, Gwinnett Co DOT 
Jonathan Garza, Ivy Creek Partners 
Greg Miller, Cooper Carry 
Marc Acampora, PE 
 

 
Date: 

 
August 11, 2016 

 
Re: 

 
DRI 2574 Destinations at Mall of Georgia 
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Notice of Decision for 
Request for Non-Expedited Review of 

DRI 2574 Destinations at Mall of Georgia 

The purpose of this notice is to inform Ivy Creek Partners, LLC c/o Mahaffey, Pickens, Tucker, 
LLP (the Applicant), Gwinnett County (i.e., the local government), the GRTA Land Development 
Committee, the Georgia Department of Community Affairs (DCA), the Georgia Department of 
Transportation (GDOT), and the Atlanta Regional Commission (ARC) of GRTA’s decision 
regarding DRI 2574 Destinations at Mall of Georgia (the DRI Plan of Development).  GRTA has 
completed a non-expedited review for the DRI Plan of Development pursuant to sections 3-101 
and 3-103.A of the Procedures and Principles for GRTA Development of Regional Impact 
Review and has determined that the DRI Plan of Development meets the GRTA review criteria 
set forth in Sections 3-101 and 3-103.A. The DRI Plan of Development as proposed is 
approved by Non-Expedited Review.   

Pursuant to Section 1-201.R. of the Procedures and Principles for GRTA Development of 
Regional Impact Review, a “Required Improvement means a land transportation service [def. in 
Section 1-201.N] or access [def. in Section 1-201.A.] improvement which is necessary in order 
to provide a safe and efficient level of service to residents, employees and visitors of a proposed 
DRI.”  In this case, no Required Improvements in the study network were identified in the 
Review Package as necessary to bring the level of service up to an applicable standard before 
the build-out of the proposed project.  Accordingly, GRTA will not make its approval subject to 
specific conditions. However, the technical analysis and staff report and recommendations may 
identify recommended improvements designed to mitigate traffic impacts or improve safety and 
functionality in and around the site.  The applicant should consult with the local jurisdiction to 
determine whether the improvements are appropriate. 

The notice of decision is based upon review of the applicant’s DRI Review Package.  The 
Review Package includes the site development plan (Site Plan) dated July 7, 2016 titled “DRI 
2574 Destinations at Mall of Georgia” prepared by Cooper Carry received by GRTA on July 12, 
2016 and the transportation analysis dated June 30, 2016 prepared by Marc R. Acampora, PE 
LLC received by GRTA on July 6, 2016.  

Pursuant to Section 2-501 of the Procedures and Principles for GRTA Development of Regional 
Impact Review, the Applicant, the GRTA Land Development Committee and the local 
government have a right to appeal this decision within five (5) working days of the date on this 
letter by filing a Notice of Appeal with the GRTA Land Development Committee.  A Notice of 
Appeal must specify the grounds for the appeal and present any argument or analysis in 
support of the appeal.  For further information regarding the right to appeal, consult Part 5 of the 
Procedures and Principles for GRTA Development of Regional Impact Review, available from 
GRTA or on the Worldwide Web at <http://www.grta.org/dri/home.htm>.  If GRTA staff receives 
an appeal, you will receive another notice from GRTA and the Land Development Committee 
will hear the appeal at its September 14, 2016 meeting. 

 
 
 

Chris Tomlinson 
Executive Director 
Georgia Regional Transportation Authority 



 
 REGIONAL REVIEW FINDING 

Digital signature 
Original on file 

 
 
 
DATE: August 3, 2016                                                       ARC REVIEW CODE: R1607141 
 
TO:  Chairman Charlotte Nash, Gwinnett County Board of Commissioners 
ATTN TO: Jeff West, Planning Division Director 
FROM: Douglas R. Hooker, Executive Director, ARC 
RE: Development of Regional Impact Review 
 
The Atlanta Regional Commission (ARC) has completed regional review of the following Development of 
Regional Impact (DRI). Below is the ARC finding. ARC reviewed the DRI with regard to its relationship to 
regional plans, goals and policies – and impacts it may have on the activities, plans, goals and policies of 
other local jurisdictions as well as state, federal and other agencies. The finding does not address whether 
the DRI is or is not in the best interest of the local government. 
 
Name of Proposal: Destinations at Mall of Georgia (DRI #2574) 
Submitting Local Government: Gwinnett County 
Review Type: Development of Regional Impact    Date Opened: July 14, 2016    Date Closed: August 3, 2016 
 
Description: This DRI is located in Gwinnett County, east of the Mall of Georgia and Ivy Creek, northwest of 
Mall of Georgia Boulevard and southwest of Woodward Crossing Boulevard. The proposed project will 
consist of 131,820 sq. ft. of retail and restaurant space, a 35,000 sq. ft. grocery store, a 50,000 sq. ft. 
family entertainment center, 91,200 sq. ft. of office space, a 250-room hotel, 352 apartments, and 40 
condominiums. Access to the site is proposed via two full-movement intersections and three right-in/right-
out driveways. Also proposed is a pedestrian bridge connecting the DRI across Ivy Creek to the Mall of 
Georgia property. The DRI trigger for this development is a rezoning application filed with Gwinnett County. 
Projected build-out for this DRI is 2019. This site was previously reviewed as part of a larger DRI (“Mall of 
Georgia and Related Development”) in 1997. 
 
Comments: According to the ARC Unified Growth Policy Map (UGPM) and Regional Development Guide 
(RDG), related components of the Atlanta Region's Plan, the proposed development is located in the 
Developing Suburbs area of the region. Developing Suburbs are areas of development that occurred roughly 
from 1995 to today. These areas are projected to remain suburbs through 2040. 
 
The RDG details recommended policies for areas and places on the UGPM. Recommended policies for 
Developing Suburbs include: 
- New development should connect to the existing road network and adjacent developments and use of 
cul-de-sacs or other means resulting in disconnected subdivisions should be discouraged 
- Maximize the usefulness of existing recreational facilities in addition to providing new recreational 
opportunities 
- Eliminate vacant or under-utilized parking areas through mechanisms such as out-parceling or 
conversion to community open space 
- Use rain gardens, vegetated swales or other enhanced water filtration design to enhance the quality of 
stormwater run-off 
- Identify other opportunities to foster a sense of community by developing town centers, village centers or 
other places of centralized location 
 
This DRI appears to manifest many of the above policies for this area of the region, including connecting in 
multiple places to the existing roadwork and an adjacent use, and creating an activity center that can foster 
a sense of community. 

-CONTINUED ON NEXT PAGE- 

 



 
 
From the standpoint of best practices in planning, the DRI takes a positive step by converting an 
underutilized site to a comparatively dense, mixed-use node with significant housing and employment 
components in an area predominated by automobile-oriented, largely disconnected commercial uses. These 
characteristics, along with the proposed pedestrian bridge to the Mall of Georgia property (discussed in pre-
review meetings and the GRTA-required traffic study but not shown on the site plan), offer the potential for 
site residents to work and shop on site, and for workers and visitors to park once or arrive via alternative 
modes and conduct multiple trips on foot. This framework can eliminate dependency on cars for internal 
circulation and encourage workers and visitors to use alternative transportation modes to access the 
development. 
 
Along these lines, care should be taken to ensure that the development promotes a functional, safe, clearly 
marked and comfortable pedestrian experience on all streets, paths and parking areas, as well as all 
connections from the project to neighboring uses. This includes the DRI's perimeter along Woodward 
Crossing Boulevard and Mall of Georgia Boulevard, which serve as the face of the development. Placing 
buildings closer to the street and providing wide sidewalks on both frontages could create a more 
comfortable pedestrian experience. To this end, the applicant appears to be proposing a shallower front 
setback on Mall of Georgia Boulevard than is required by code, which could enhance the pedestrian 
experience there. However, the deeper front setback on Woodward Crossing Boulevard, coupled with the 
surface parking area and garage entrances/exits served by Access/Driveway C, could create a barrier to 
pedestrianism and prevent an effective interface with the street. 
 
Also related to the pedestrian experience and access, ARC encourages the development team to pursue 
construction of the proposed bike/pedestrian bridge from the DRI's internal east-west road across Ivy Creek 
to the Mall of Georgia property, as planned, within the framework of applicable environmental and other 
requirements. This bridge connection was discussed in pre-review meetings and shown in the GRTA-
required traffic study and on previous iterations of the site plan, but it is absent from the final site plan 
provided for this review. The development team is also encouraged to ensure that end-of-trip facilities 
(bicycle racks, etc.) are provided at key locations throughout the site.  
 
The intensity of this proposed project generally aligns with the RDG's recommendations for the Developing 
Suburbs area, including for seven of the eight proposed buildings on site. The proposed 24-story Building E 
is significantly higher than what is recommended in the RDG for this area. This level of intensity would be 
more suited to development in the Region Core and Regional Employment Corridor areas of the region. 
 
Additional comments are included in this report. 
 
 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 
ARC COMMUNITY DEVELOPMENT     ARC TRANSPORTATION ACCESS & MOBILITY ARC NATURAL RESOURCES 
ARC RESEARCH & ANALYTICS  ARC AGING & HEALTH RESOURCES GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS 
GEORGIA DEPARTMENT OF NATURAL RESOURCES GEORGIA DEPARTMENT OF TRANSPORTATION GEORGIA REGIONAL TRANSPORTATION AUTHORITY 
CITY OF BUFORD CITY OF BRASELTON CITY OF CUMMING 
CITY OF DACULA  CITY OF FLOWERY BRANCH  CITY OF LAWRENCEVILLE 
CITY OF SUGAR HILL   CITY OF SUWANEE   BARROW COUNTY 
FORSYTH COUNTY   HALL COUNTY GEORGIA MOUNTAINS REGIONAL COMMISSION 
NORTHEAST GEORGIA REGIONAL COMMISSION      
 

If you have any questions regarding this review, please contact Andrew Smith at (404) 463-5581 or 
asmith@atlantaregional.com. This finding will be published to the ARC review website located at 
http://www.atlantaregional.com/land-use/planreviews.

 

 

mailto:asmith@atlantaregional.com
http://www.atlantaregional.com/land-use/planreviews


 

Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, June 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZC2016-00015 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 56
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 40
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 77

RZR2016-00009 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 9
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 6
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 12

RZR2016-00010 Parkview HS 3021 2,500 521 3082 2,500 582 3143 2,500 643 19
Trickum MS 2073 1,775 298 2104 1,775 329 2136 1,775 361 14
Knight ES 790 900 -110 812 900 -88 835 900 -65 26

RZR2016-00011 Grayson HS 2847 2,125 722 2927 2,125 802 3009 2,125 884 24
Couch MS 1025 1,150 -125 1040 1,150 -110 1056 1,150 -94 17
Pharr ES 669 975 -306 660 975 -315 653 975 -322 32

RZM2016-00003 Grayson HS 2847 2,125 722 2927 2,125 802 3009 2,125 884 43
Couch MS 1025 1,150 -125 1040 1,150 -110 1056 1,150 -94 31
Pharr ES 669 975 -306 660 975 -315 653 975 -322 61

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 5/10/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 

REZONING ANALYSIS 

 

CASE NUMBER  :RZR2016-00009 

ZONING CHANGE :RA-200 TO R-60 

LOCATION  :2200-2300 BLOCK OF KILGORE ROAD 

MAP NUMBERS  :R7178 014, 015, 016 & R7185 068 

ACREAGE  :17.44 ACRES 

UNITS  :36 UNITS 

PROPOSED DEVELOPMENT :SINGLE-FAMILY SUBDIVISION 

COMMISSION DISTRICT :(4) HEARD 

 

FUTURE DEVELOPMENT MAP:  EXISTING/EMERGING SUBURBAN 

 

APPLICANT:   MAHAFFEY, PICKENS, TUCKER, LLP 

 1550 N. BROWN ROAD, SUITE 125 
 LAWRENCEVILLE, GA  30043 

  

CONTACT: SHANE LANHAM  PHONE:  770.232.0000 

 

OWNERS: DAVID A. RAINES & DONNA K. BOYNTON 

 1295 EAST ROCK SPRINGS ROAD, N.E., #305 

 ATLANTA, GA  30306 

 

 HOYT RICHARD CRYDER 

 2269 KILGORE ROAD 

 BUFORD, GA  30519 

 

 DAVID A. DUSIK 

 1470 PINYON PLACE 

 LAWRENCEVILLE, GA  30043 

 

 FRANK C. & CHERYL A. BLALOCK 

 2319 KILGORE ROAD 

 BUFORD, GA  30519 

 

DEPARTMENT RECOMMENDATION: DENIAL 

 

PROJECT DATA: 

 

The applicant request rezoning of a 17.44-acre parcel assemblage from RA-200 (Agriculture-

Residence District) to R-60 (Single-Family Residence District), for development of a 36 unit 

detached single-family subdivision.  The property is located on the south side Kilgore Road 

between Cross Road and Southpointe Hill Drive.   
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The gross area of the subject site is 17.44-acres, and the net area of the site is 15.05-acres, as 

4.78-acres is located within a flood hazard area. The net density for the proposed development 

is 2.39 dwelling units per acre. According to the site plan, seven of the proposed lots are 

located within the flood hazard area that encompasses the southern portion of the property.  A 

stormwater management pond is located on the east side of the property, between the flood 

hazard area and the proposed new lots. A tributary of Ivy Creek meanders through the 

property south of the new single-family lots. Also shown running parallel to the stream is a 20-

foot sanitary sewer easement. Although not reflected on the submitted plans, a 75-foot 

impervious setback is required, which includes the required stream buffer.   

 

The minimum lot width for the development would be 60 feet, with a minimum lot area of 

7,200 square feet, meeting the minimum requirements for the requested zoning classification. 

Access to the subdivision would be provided via a single entrance from Kilgore Road. 

 

The applicant has proposed a minimum dwelling size of 2,200 square feet for one-story homes, 

2,400 square feet for two-story homes, and all units would have two-car garages. The 
submitted materials indicate homes would have front facades of primarily brick or stacked 

stone with the balance being of brick, stack stone, cedar plank, or fiber-cement siding.  

 

ZONING HISTORY:   

 

Three of the four existing properties proposed to be developed have been zoned RA-200 since 

1970.  In 1984, one of the properties, identified as Tract 6 on the submitted boundary survey, 

received approval for rezoning from RA-200 to RT-200 (Temporary Mobile Home) for use of a 

mobile home pursuant to RZ-84-130.  

 

GROUNDWATER RECHARGE AREA: 

 

The subject property is not located within an identified Significant Groundwater Recharge Area. 

 

WETLANDS INVENTORY: 

 

The subject property does not contain areas, streams and/or bodies of water depicted as 

wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 

Inventory map on file with the Gwinnett Department of Planning and Development. 

 

OPEN SPACE AND GREENWAY MASTER PLAN: 

 

No Comment. 

 

DEVELOPMENT REVIEW SECTION COMMENTS: 

 

The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 

(Chapter 620) requires a no-access easement along the line of double frontage lots abutting 

upon a major thoroughfare for residential developments. 
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The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 

(Chapter 620) requires submittal and approval of a Tree Preservation and Replacement Plan 

prepared by a professional landscape architect prior to securing a Land Disturbance or 

Development permit. 

 

Parking lots and interior driveways shall be designed in accordance with Chapter 240 of the 

Unified Development Ordinance. 

 

All open space areas/common areas shall meet the minimum road frontage and lot width 

requirements for a lot within the subdivision. 

 

Section 900-30 of the Unified Development Ordinance requires a 200-foot deceleration lane 

with a 50-foot taper at each project entrance that proposes access to a Minor Collection Street 

or Major Thoroughfare.  Right-of-way dedication to accommodate the deceleration lane and an 

11-foot shoulder is also required.  Reduction in length of a deceleration lane requires approval 

of a Modification by the Development Division; elimination of a deceleration lane requires 
approval of a Waiver by the Board of Commissioners. 

 

Section 900-90 of the Unified Development Ordinance requires construction of five-foot wide 

sidewalks along all exterior roadways adjoining the project, and four-foot wide sidewalks 

adjacent to both sides of all interior public streets (excluding cul-de-sac turnarounds). 

 

A minimum of 40-foot building setback is required from the right-of-way of Kilgore Road. 

 

Section 320-20.2 of the Unified Development Ordinance requires submittal of a Specimen Tree 

Concept Plan and Tree Survey prior to submittal and acceptance of a Development Permit 

Application. 

 

The developer must submit a preliminary plat (construction plans), including a grading plan, tree 

plan, and road/sewer profiles for review and approval of the Development Division prior to any 

construction. 

 

The developer must obtain a Land Disturbance or Development Permit from the Development 

Division prior to any construction. 

 

Section 800-20 of the Unified Development Ordinance requires submittal of a Stormwater 

Management Report for the project prior to obtaining a Land Disturbance or Development 

Permit. 

 

Section 700-40.1A of the Unified Development Ordinance requires that the lowest floor, 

including the basement, of all residential building be constructed at an elevation of at least three 

feet above the 100-year floodplain. 

 

Note that all recreation areas, open space and/or common areas (including stormwater 

detention facility lots) located within the development shall be controlled by a mandatory 
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Property Owner’s Association (to include reported bylaws) with responsibility for maintenance, 

insurance, and taxes for open space areas. 

 

The United States Postal Service may require a centralized mail delivery kiosk for this proposed 

development, replacing individual mail boxes.  Mail delivery kiosk must be located outside of 

right-of-way access easement (if private street).  Location and access must be approved by 

Gwinnett County D.O.T. 

 

STORMWATER REVIEW SECTION COMMENTS: 

 

The property appears to contain stream buffers and floodplain.  The proposed conceptual plan 

may require revision to show the appropriate stream buffer area and floodplain.  All 

stormwater best management practices will be applicable upon development permit issuance. 

 

GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 

 
Kilgore Road is a Major Collector and 40 feet of right-of-way is required from the centerline. 

 

Standard deceleration lane with appropriate taper and adequate right-of-way will be required. 

 

The project entrance shall align with opposing roads or driveways in accordance with the 

Gwinnett County Unified Development Ordinance. 

 

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

 

Minimum separation from a driveway, public road, or side street shall be provided as specified 

in the Gwinnett County Unified Development Ordinance. 

 

GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 

 

No comment. 

 

GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 

 

The available utility records show that the subject development is currently in the vicinity of an 

8-inch water main located on the northwestern right-of-way of Kilgore Road. 

 

Due to the uncontrollable variables, the Department of Water Resources makes no guarantees 

as to the minimum pressures or volumes available at a specific point within its system.  

Demands imposed by the proposed development may require reinforcements or extensions of 

existing water mains.  Any cost associated with such required reinforcements or extensions will 

be the responsibility of the development and will not be provided by this department. 

 

The available utility records show that the subject development is currently in the vicinity of an 

8-inch sanitary sewer main located on the property, and an 8-inch sanitary sewer main located 

approximately 45 feet south of the property. 
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The subject development is located within the Ivy Creek service area.  There are currently no 

connection restrictions within this service area.  Treatment capacity within this area is presently 

available on a first come - first serve basis. 

 

Demands imposed by the proposed development may require reinforcements or extensions of 

existing sewer mains.  Any cost associated with such required reinforcements or extensions 

will be the responsibility of the development and will not be provided by this department.  

Developer shall provide easements for future sewer connection to all locations designated by 

DWR during plan review. 

 

As-built information for this department is dependent upon outside entities to provide record 

drawings for the utilities.  Therefore this department does not guarantee the accuracy of the 

information provided. 

 

Extensions of the water and/or sanitary sewer systems within the subject development must 
conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 

construction, inspection, and final acceptance of the required utilities, service to these utilities 

would then become available under the applicable utility permit rate schedules.  

 

BUILDING CONSTRUCTION SECTION COMMENTS: 

 

No comment. 

 

GWINNETT COUNTY FIRE SERVICES COMMENTS: 

 

No comment. 

 
DEPARTMENT ANALYSIS: 

 

The subject property is located on the south side of Kilgore Road between Cross Road and 

Southpointe Hill Drive.  The project site consists of four separate properties with a total 

combined gross acreage of 17.44-acres, with three of the properties containing single-family 

homes and associated accessory structures, which would be removed.  The property is heavily 

wooded, and also contains a stream meandering through three of the tracts. 

 

The 2030 Unified Plan Future Development Map indicates the property is located within an 

Existing/Emerging Suburban Character Area.  Policies of the Unified Plan for this character area 

encourage residential in-fill developments with densities and character compatible with existing 

single-family developments. The proposed rezoning is not supported by these policies of the 

Unified Plan, as the neighboring single-family developments along Kilgore Road are zoned R-75 

CSO, R-100 CSO, and R-100 Modified, and are developed with substantially wider and larger 

lots than those proposed by the applicant.  

 

The surrounding area is characterized by a majority of residentially zoned land.  The other 

properties along Kilgore Road are zoned for single-family developments on larger lots.  Located 
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west of the proposed project is the Enclave at Ivy Creek, a 41 unit conservation subdivision 
that received rezoning approval from RA-200 to R-75 CSO in 2004 pursuant to RZR2004-
00030.  This project has been developed with both one and two story single-family dwellings 
constructed of primarily brick and siding facades, with a 50 foot wide open space buffer along 
the sides of the property.  Previous board action has established that both modified and 
conservation subdivisions are appropriate for this area, as there are two other developments 
along Kilgore Road in the vicinity that are zoned R-100 Conservation and R-100 Modified.  The 
requested R-60 zoning may not be considered compatible with the existing zoning of the 
adjoining properties and subdivisions along Kilgore Road, and may not be appropriate for the 
subject property given the substantial flood hazard area on the site.  In the Department’s 
opinion, a more appropriate zoning classification may be OSC (Open Space Conservation 
District) given that over 15% of the property falls within a flood hazard area and is unsuitable 
for development.  With appropriate conditions governing density and providing more open 
space, an OSC single-family development could provide the lot size of the R-60 rezoning 
request and be more consistent with adjacent and nearby subdivisions. 
 
In conclusion, the requested R-60 zoning may not be considered consistent with policies of the 
Unified Plan and could adversely affect established single-family subdivision developments along 
Kilgore Road, through the introduction of incompatible lot sizes and densities of development. 
Therefore, staff recommends DENIAL of this petition. Should the Board of Commissioners 
choose to approve the request, staff recommends that it be approved for OSC (Open Space 
Conservation District) with conditions. 
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PLANNING AND DEVELOPMENT DEPARTMENT 

RECOMMENDED CONDITIONS 

 

Note: The following conditions are provided as a guide should the Board choose to approve 

the request. 

 

Approval as OSC (Open Space Conservation District) for a Single Family Subdivision, subject to 

the following enumerated conditions: 

 

1. To restrict the use of the property as follows: 

 

A. Single-family detached dwellings and accessory uses and structures. 

 

B. A revised layout meeting the requirements of OSC zoning shall be submitted for review 

and approval by the Director of Planning and Development 

 
C. The minimum heated floor area per dwelling unit shall be 2,200 square feet for one 

story homes and 2,400 square feet for two story homes. 

 

D. Homes shall be constructed with three sides of brick and/or stacked stone.  The balance 

of the home may be the same or of fiber-cement shake or siding with a three-foot 

watertable.   

 

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

 

2. To satisfy the following site development considerations: 

 

A. The Kilgore Road street frontage shall be landscaped by the developer and maintained 

by the Homeowner’s Association, and shall include a decorative masonry entrance 

feature.  Landscape and entrance plans shall be subject to review and approval of the 

Director of Planning and Development.   

 

B. Direct lot access to Kilgore Road shall be prohibited.   

 

C. All grassed areas on dwelling lots shall be sodded.  

 

D. Provide underground utilities throughout the development. 

 

E. Natural vegetation shall remain on the property until the issuance of a subdivision 

development permit.  

 

F. Building lots shall not be located within the required stream buffer or impervious 

setback area. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 

STANDARDS GOVERNING EXERCISE OF THE ZONING 

 

 

SUITABILITY OF USE 

 

In light of the nearby R-100 and R-75 zoning and developments, an R-60 rezoning may not be 

suitable at this location. A development with the OSC zoning district could be more 

appropriate given the neighboring subdivisions in the area. 

 

ADVERSE IMPACTS 

 

Adverse impacts on neighboring properties could be anticipated from the introduction of an 

incompatible zoning classification, density and lot dimension standard.   

 

REASONABLE ECONOMIC USE AS ZONED 
 

The property has a reasonable economic use as currently zoned.   

 

IMPACTS ON PUBLIC FACILITIES 

 

An increase in traffic, utilities usage, stormwater runoff, and the number of school-aged children 

could be anticipated from this request.   

 

CONFORMITY WITH POLICIES 

 

The 2030 Unified Plan Future Development Map indicates the property is located within the 

Existing/Emerging Suburban Character Area, the policies of which do not support the requested 

R-60 zoning at this location. The requested R-60 may be out of character with existing R-100 

and R-75 single-family developments in the area, and inconsistent with the policies of the 

Unified Plan for infill development in this Character Area.   

 

CONDITIONS AFFECTING ZONING 

 

There are subdivisions along Kilgore Road, in close proximity to the subject property, that have 

been rezoned R-75 CSO, R-100 CSO, and R-100 MOD giving support for an OSC zoning 

approval. 

 

 















 

Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, June 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZC2016-00015 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 56
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 40
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 77

RZR2016-00009 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 9
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 6
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 12

RZR2016-00010 Parkview HS 3021 2,500 521 3082 2,500 582 3143 2,500 643 19
Trickum MS 2073 1,775 298 2104 1,775 329 2136 1,775 361 14
Knight ES 790 900 -110 812 900 -88 835 900 -65 26

RZR2016-00011 Grayson HS 2847 2,125 722 2927 2,125 802 3009 2,125 884 24
Couch MS 1025 1,150 -125 1040 1,150 -110 1056 1,150 -94 17
Pharr ES 669 975 -306 660 975 -315 653 975 -322 32

RZM2016-00003 Grayson HS 2847 2,125 722 2927 2,125 802 3009 2,125 884 43
Couch MS 1025 1,150 -125 1040 1,150 -110 1056 1,150 -94 31
Pharr ES 669 975 -306 660 975 -315 653 975 -322 61

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 5/10/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 

REZONING ANALYSES 

 

CASE NUMBER  :RZR2016-00011 

ZONING CHANGE :R-100 TO TND 

LOCATION  :1100-1200 BLOCK OF WEBB GIN HOUSE ROAD 

MAP NUMBERS  :R5087 120 AND R5106 003, 067 & 278 

ACREAGE  :43.56 ACRES 

UNITS  :99 UNITS 

PROPOSED DEVELOPMENT :TRADITIONAL NEIGHBORHOOD DEVELOPMENT   

(REDUCTION IN BUFFERS) 

COMMISSION DISTRICT :(4) HEARD 

 

CASE NUMBER  :RZM2016-00003 

ZONING CHANGE :R-100 TO RM-24  

LOCATION  :1100-1200 BLOCK OF WEBB GIN HOUSE ROAD 
MAP NUMBERS  :R5087 120 AND R5106 278 

ACREAGE  :12.57 ACRES 

UNITS  :300 UNITS 

PROPOSED DEVELOPMENT :APARTMENTS (REDUCTION IN BUFFERS) 

COMMISSION DISTRICT :(4) HEARD 

 

FUTURE DEVELOPMENT MAP :EXISTING & EMERGING SUBURBAN 

 

APPLICANT:   MAHAFFEY, PICKENS, TUCKER, LLP 

 1550 NORTH BROWN ROAD, SUITE 125 

 LAWRENCEVILLE, GA  30043 

  

CONTACT: SHANE LANHAM OR LEE TUCKER PHONE:  700.232.0000 

 

OWNERS: JLC HOLDINGS, LLLP 

 RICHARD L. HARRISON & JOYCE C. HARRISON 

 ESTATE OF VINNIE LUCILLE CLARK 

 C/O MAHAFFEY, PICKENS, TUCKER, LLP 

 1550 NORTH BROWN ROAD, SUITE 125 

 LAWRENCEVILLE, GA  30043 

 

DEPARTMENT RECOMMENDATION:  DENIAL 

 

PROJECT DATA: 

 

The applicant is requesting rezoning on two tracts of land located on the north side of Webb 

Gin House Road east of Scenic Highway.  The first tract is a 43.56-acre parcel assemblage 

zoned R-100 (Single Family Residence District), developed with four single family residences and 

a number of accessory structures.  On this tract, pursuant to RZR2016-00011, the applicant 

requests TND (Traditional Neighborhood Development District) zoning for a total of 99 units 
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at a density of 2.27 units per acre.  The three required lot size categories indicated on the site 

plan are 39 small single family detached lots (minimum 5,000 square feet), 33 mid-size single 

family detached lots (minimum of 7,500 square feet) and 27 attached townhomes.  Access to 

the TND project is proposed from a single driveway on Webb Gin House Road, to be directly 

aligned with Bennett Road.  A recreation area with a swimming pool, clubhouse and tennis 

courts would be located near the proposed townhomes.  Two detention ponds for this 

development are indicated on the site plan.  Buffers ranging from 20 feet to 25 feet are required 

adjacent to the R-75 Modified and R-100 Modified zonings; however, a minimum 50-foot wide 

common area is shown on the site plan, which is not considered a buffer.  Sufficient parking and 

common areas are being proposed.  In the letter of intent, the applicant states that the 

townhomes would be a minimum of 1,150 square feet and the single family detached units 

would be a minimum of 1,200 square feet.  Architectural treatments are proposed to be a 

combination of brick, stacked stone, cedar plank, hardiplank or fiber-cement siding. 

 

The second tract contains 12.57 acres, is also zoned R-100 (Single Family Residence District) 

and is currently developed with a single family residence.  Pursuant to RZM2016-00003, the 
applicant requests RM-24 (Multifamily Residence District) zoning for a total of 300 apartment 

units at a density of 23.87 units per acre.  Access to the apartment project is proposed from a 

separate driveway on Webb Gin House Road.  Six apartment buildings and one maintenance 

building are shown on the site plan.  According to the letter of intent, a clubhouse and pool are 

proposed for the development.  A detention pond is indicated on the site plan in the northwest 

corner of the subject site.  Although the property adjacent to the west is zoned R-100, it is 

currently developed as a place of worship and a 50-foot buffer is required along that property 

line.  The site plan does not indicate any buffer on the west property line.  A minimum square 

footage and break down of unit type was not provided. The applicant states that the apartment 

buildings will include brick and/or stone masonry accents with cement/hardiplank siding and 

panels.   

 

Staff notes that the site plan does not indicate any interparcel access, vehicular, pedestrian or 

bicycle, between the two zoning tracts, or between the TND zoning and the adjacent 

commercial development to the northwest. 

 

ZONING HISTORY: 

 

The entire 56.13-acre subject property was zoned R-100 in 1970.  In 1981, the westernmost 30 

acres of the property was rezoned to RT-200 (Temporary Mobile Home) for a mobile home as 

an accessory use pursuant to RZ-48-81.  In 1982, a Moved In House (MIH) request was 

approved on five acres to allow a house to be relocated to that site pursuant to MIH-22-82.  

 

GROUNDWATER RECHARGE AREA: 

 

The subject property is located within an identified Significant Groundwater Recharge Area. 

The development would be served by sanitary sewer, resulting in minimal impact. 
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WETLANDS INVENTORY: 

 

The subject property contains areas, streams and/or bodies of water depicted as wetlands on 

the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands Inventory map 

on file with the Gwinnett Department of Planning and Development. The applicant/developer 

shall obtain all required approvals from the Gwinnett Department of Public Utilities and the 

U.S. Army Corps of Engineers for construction or land disturbance activities which may impact 

floodplain or wetland areas. 

 

OPEN SPACE AND GREENWAY MASTER PLAN: 

 

No comment. 

 

DEVELOPMENT REVIEW SECTION COMMENTS: 

 

The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires submittal and approval of a Tree Preservation and Replacement Plan 

prepared by a professional landscape architect prior to securing a Land Disturbance or 

Development permit. 

 

Parking lots and interior driveways shall be designed in accordance with Chapter 240 of the 

Unified Development Ordinance. 

 

Section 900-30 of the Unified Development Ordinance requires a 200-foot deceleration lane 

with a 50-foot taper at each project entrance that proposes access to a Minor Collection Street 

or Major Thoroughfare.  Right-of-way dedication to accommodate the deceleration lane and an 

11-foot shoulder is also required.  Reduction in length of a deceleration lane requires approval 

of a Modification by the Development Division; elimination of a deceleration lane requires 

approval of a Waiver by the Board of Commissioners. 

 

Section 900-90 of the Unified Development Ordinance requires construction of five-foot wide 

sidewalks along all exterior roadways adjoining the project, and four-foot wide sidewalks 

adjacent to both sides of all interior public streets (excluding cul-de-sac turnarounds). 

 

Provide a 25-foot natural, undisturbed buffer adjacent to R-100 and R-100 Modified zoned 

properties, and a 20-foot natural disturbed buffer adjacent to R-75 Modified zoned properties.  

(Unified Development Ordinance Chapter 610, Table 610.1 and Section 610-20.2). 

 

Section 610-20.4B of the Unified Development Ordinance requires an additional five-foot 

setback for all structures (parking lots, driveways, detention ponds, retaining walls, etc.) 

adjacent to required buffers. 

 

Section 320-20.2 of the Unified Development Ordinance requires submittal of a Specimen Tree 

Concept Plan and Tree Survey prior to submittal and acceptance of a Development Permit 

Application. 
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The developer must submit a concept plan for review and approval of the Development 

Division prior to submittal and acceptance of a development permit application. 

 

The developer must submit a preliminary plat (construction plans), including a grading plan, tree 

plan, and road/sewer profiles for review and approval of the Development Division prior to any 

construction. 

 

Section 800-20 of the Unified Development Ordinance requires submittal of a Stormwater 

Management Report for the project prior to obtaining a Land Disturbance or Development 

Permit. 

 

Section 700-40.1A of the Unified Development Ordinance requires that the lowest floor, 

including the basement, of all residential building be constructed at an elevation of at least three 

feet above the 100-year floodplain. 

 

Section 700-40.1B of the Unified Development Ordinance requires that the lowest floor 
including the basement, of all non-residential building be constructed at an elevation of at least 

one foot above the 100-year floodplain. 

 

Note that all recreation areas, open space and/or common areas (including stormwater 

detention facility lots) located within the development shall be controlled by a mandatory 

Property Owner’s Association (to include reported bylaws) with responsibility for maintenance, 

insurance, and taxes for open space areas. 

 

The United States Postal Service may require a centralized mail delivery kiosk for this proposed 

development, replacing individual mail boxes.  Mail delivery kiosk must be located outside of 

right-of-way access easement (if private street).  Location and access must be approved by 

Gwinnett County D.O.T. 

 

STORMWATER REVIEW SECTION COMMENTS: 

 

The property appears to contain stream buffers.  The proposed conceptual plan may require 

revision to show the appropriate stream buffer area.  All stormwater best management 

practices will be applicable upon development permit issuance.  

 

GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 

 

Webb Gin House Road is a Minor Arterial and 40 feet of right-of-way is required from the 

centerline, with 50 feet required within 500 feet of a major intersection. 

 

A left turn lane shall be provided at the project entrance. 

 

Standard deceleration lane with appropriate taper and adequate right-of-way will be required. 

 

The project entrance shall align with opposing roads or driveways in accordance with the 

Gwinnett County Unified Development Ordinance. 
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Prior to the issuance of a Development Permit, a sight distance certification shall be provided. 

 

Minimum separation from a driveway, public road, or side street shall be provided as specified 

in the Gwinnett County Unified Development Ordinance. 

 

The project shall comply with the Gwinnett County Criteria and Guidelines for left turn lanes. 

 

GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 

 

No comment. 

 

GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 

 

The available utility records show that the subject development is currently in the vicinity of a 

10-inch water main located on the southeastern right-of-way of Webb Gin House Road, 
reducing to an 8-inch water main. 

 

Due to the uncontrollable variables, the Department of Water Resources makes no guarantees 

as to the minimum pressures or volumes available at a specific point within its system.  

Demands imposed by the proposed development may require reinforcements or extensions of 

existing water mains.  Any cost associated with such required reinforcements or extensions will 

be the responsibility of the development and will not be provided by this department. 

 

The available utility records show that the subject development is currently in the vicinity of 8-

inch sanitary sewer mains located approximately 469 feet west of the property, approximately 

193 feet east of the property on the right-of-way of Havenstone Walk, approximately 188 feet 

east of the property on the right-of-way of Heatherglade Lane, and approximately 165 feet 

north of the property on the right-of-way of Hidden Spirit Trail. 

 

The subject development is located within the Yellow River service area.  There are currently 

no connection restrictions within this service area.  Treatment capacity within this area is 

presently available on a first come - first serve basis. 

 

Demands imposed by the proposed development may require reinforcements or extensions of 

existing sewer mains.  Any cost associated with such required reinforcements or extensions 

will be the responsibility of the development and will not be provided by this department.  

Developer shall provide easements for future sewer connection to all locations designated by 

DWR during plan review. 

 

As-built information for this department is dependent upon outside entities to provide record 

drawings for the utilities.  Therefore this department does not guarantee the accuracy of the 

information provided. 

 

Extensions of the water and/or sanitary sewer systems within the subject development must 

conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 
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construction, inspection, and final acceptance of the required utilities, service to these utilities 

would then become available under the applicable utility permit rate schedules.  

 

BUILDING CONSTRUCTION SECTION COMMENTS: 

 

Building Plan Review has no objections under the following conditions: 

 

1. The applicant shall obtain a residential building permit for each residential building and 

achieve satisfactory field inspections for issuance of a Certificate of Occupancy. 

 

2. Architectural design of the proposed building shall incorporate the requirements of the 

Gwinnett County Unified Development Ordinance, Architectural Design Standards, 

Category 2. 

 

For assistance, you may contact this office at (678) 518-6000 Monday through Friday from the 

hours of 8:00 a.m. to 5:00 p.m. 
 

GWINNETT COUNTY FIRE SERVICES COMMENTS: 

 

Fire Plan Review has no comments regarding RZR2016-00011.  

 

Fire Plan Review has no objections to RZM2016-00003 under the following conditions: 

 

1. Applicant submits civil drawings to Fire Plan Review for review and approval. 

 

2. Applicant submits architectural drawings to Fire Plan Review for review and approval. 

 

3. Upon completion of plan review approvals, applicant successfully achieves a satisfactory  

     Fire field inspection, for issuance of a Certificate of Occupancy - Business Operation. 

 

For assistance, you may contact this office at (678) 518-6000, Monday through Friday, from the 

hours of 8:00 a.m. to 5:00 p.m. 

 

DEPARTMENT ANALYSIS: 

 

Located on the north side of Webb Gin House Road opposite of its intersection with Bennett 

Road, both tracts of land can be characterized as open pasture with a few homes and a few 

small stands of trees. The requests are for TND and RM-24 zoning, respectively, for a total of 

399 residential units.   

 

The 2030 Unified Plan Future Development Map indicates that the site is located in an 

Existing/Emerging Suburban Character Area.  The requested 23.87 unit per acre apartment plan 

and the proposed attached townhomes within the TND request could be considered 

inconsistent with 2030 Unified Plan policies of which encourage low to medium density single-

family residential development, and with the established single family zoning and development 

pattern of the immediate area.  Within the Existing/Emerging Suburban Character Area, 
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multifamily residential uses are discouraged.  According to 2030 Unified Plan policies, the 

density limit for new residential development located within the vicinity of existing low density, 

single family subdivisions should not exceed a density of three units per acre.  The proposed 

development far exceeds the density recommendations of the 2030 Unified Plan. 

 

The surrounding area is characterized primarily by single family subdivisions to the north, east 

and south, and commercial uses along Scenic Highway to the west.   Adjacent to the north is 

the Villas of Knollwood Lakes subdivision, zoned R-75 Modified pursuant to RZ-98-107.  The 

maximum density for that subdivision is 2.6 single family detached units per acre.  To the 

northeast is the Knollwood Lakes subdivision, zoned R-100 Modified pursuant to SUP-98-026 

for a maximum density of 2.3 single family detached units per acre.  Adjacent to the east is the 

Arbors of Knollwood Lakes subdivision, zoned R-75 Modified pursuant to RZ-00-142.  

Maximum density of that subdivision is 2.62 single family detached units per acre.  On the south 

side of Webb Gin House Road are several R-100 subdivisions, Gin House Station and 

Graystone North, developed in the two to three single family detached units per acre range.  

To the west is Sola Fide Lutheran Church, zoned R-100.  North and west of the church located 
along Scenic Highway are a number of commercial uses oriented toward that corridor and the 

intersection with Webb Gin House Road.  Staff is of the opinion that the proposed TND and 

RM-24 zoning petitions are too intense for the subject properties given the existing single family 

detached residential developments located on three sides of the subject property. 

 

Given the existence of multiple established single family subdivisions surrounding the proposed 

TND and high-density multifamily developments, staff considers these petitions unsuitable for 

the subject properties.  In addition, the requested density of the overall site could be 

considered inconsistent with the 2030 Unified Plan Future Development Map designation of the 

Existing/Emerging Suburban Character Area, which discourages medium and high density 

residential developments. Therefore, staff recommends DENIAL of these petitions. Should the 

Board of Commissioners choose to approve these requests, staff recommends that they be 

approved for R-75 (Single Family Residence District).   
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PLANNING AND DEVELOPMENT DEPARTMENT 

RECOMMENDED CONDITIONS 

 

Note: The following conditions are provided as a guide should the Board choose to approve 

these requests. 

 

Approval as R-75 for a single-family subdivision, subject to the following enumerated conditions: 

 

1. To restrict the use of the property as follows: 

 

A. Single-family detached dwellings and accessory uses and structures.  

 

B. The minimum heated floor area per dwelling unit shall be 2,000 square feet for one-

story homes and 2,200 square feet for two-story homes.  

 

C. Homes shall be constructed with three sides of brick or stacked stone.  The balance 
of the home may be the same, or of fiber-cement siding or shake with a minimum 

three-foot high brick or stacked stone water table. 

 

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

 

E. Any recreational area for the subdivision shall be located internally to the 

development and not adjacent to any property line, or as may be approved by the 

Director of Planning and Development.   

 

2. To satisfy the following site development considerations: 

 

A. Provide a minimum 25-foot wide construction buffer adjacent to external property 

lines.   

 

B. No direct lot access shall be allowed from Webb Gin House Road.   

 

C. Maintain a 50-foot building setback along Webb Gin House Road. 

 

D. The Webb Gin House Road frontage and project entrance shall be landscaped by 

the developer and maintained by the Homeowner’s Association.  Entrance shall 

include a decorative masonry entrance feature.  Landscape and entrance feature 

plans shall be subject to review and approval of the Director of Planning and 

Development.   

 

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

permit. 

 

F. All grassed areas on building lots shall be sodded. 

 

G. Underground utilities shall be provided throughout the development.  
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H. Stormwater detention facilities shall be screened from view from adjoining 

residential properties. Screening plans shall be subject to review and approval of the 

Director of Planning and Development. 

 

I. Provide a bicycle/pedestrian connection to the commercial area along Scenic 

Highway via the common property boundary at the northwest of the subject 

property. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 

STANDARDS GOVERNING EXERCISE OF THE ZONING 

 

 

SUITABILITY OF USE 

 

In light of the existing R-100 and R-75 single family detached developments in the surrounding 

area, TND and RM-24 rezonings may not be suitable at this location.  An R-75 development 

could be more appropriate given the adjacent and neighboring single family detached 

subdivisions in the area. 

 

ADVERSE IMPACTS 

 

Adverse impacts on neighboring properties could be anticipated from the introduction of an 

incompatible zoning classification, density and unit type.   

 
REASONABLE ECONOMIC USE AS ZONED 

 

The property has a reasonable economic use as currently zoned.   

 

IMPACTS ON PUBLIC FACILITIES 

 

An increase in traffic, utilities usage, stormwater runoff, and the number of school-aged children 

could be anticipated from this request.   

 

CONFORMITY WITH POLICIES 

 

The 2030 Unified Plan Future Development Map indicates the property is located within the 

Existing/Emerging Suburban Character Area, the policies of which do not support the requested 

higher density TND and RM-24 zonings at this location.    

 

CONDITIONS AFFECTING ZONING 

 

The existing low density single family detached subdivisions surrounding three sides of this 

project suggest that multifamily development may be inappropriate for this location. 

 

 





































 

Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, June 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZC2016-00015 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 56
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 40
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 77

RZR2016-00009 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 9
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 6
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 12

RZR2016-00010 Parkview HS 3021 2,500 521 3082 2,500 582 3143 2,500 643 19
Trickum MS 2073 1,775 298 2104 1,775 329 2136 1,775 361 14
Knight ES 790 900 -110 812 900 -88 835 900 -65 26

RZR2016-00011 Grayson HS 2847 2,125 722 2927 2,125 802 3009 2,125 884 24
Couch MS 1025 1,150 -125 1040 1,150 -110 1056 1,150 -94 17
Pharr ES 669 975 -306 660 975 -315 653 975 -322 32

RZM2016-00003 Grayson HS 2847 2,125 722 2927 2,125 802 3009 2,125 884 43
Couch MS 1025 1,150 -125 1040 1,150 -110 1056 1,150 -94 31
Pharr ES 669 975 -306 660 975 -315 653 975 -322 61

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 5/10/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
REZONING ANALYSIS 

 
CASE NUMBER  :RZR2016-00012 
ZONING CHANGE :R-75 TO R-TH 
LOCATION  :3200-3300 BLOCK OF SUGARLOAF PARKWAY 
MAP NUMBER  :R7164 183 
ACREAGE  :6.05 ACRES 
UNITS  :36 UNITS 
PROPOSED DEVELOPMENT :ATTACHED TOWNHOMES  
COMMISSION DISTRICT :(1) BROOKS 
 
FUTURE DEVELOPMENT MAP :EXISTING/EMERGING SUBURBAN 
 
APPLICANT:   MAHAFFEY, PICKENS, TUCKER, LLP 
 1550 N. BROWN ROAD, SUITE 125 
 LAWRENCEVILLE, GA  30043 
  
CONTACT: SHANE LANHAM  PHONE:  770.232.0000 
 
OWNER: SUGARLOAF PARKING LOT, LLC 
 100 PGA TOUR BOULEVARD 
 PONTE VEDRA, FL  32082 
 
DEPARTMENT RECOMMENDATION:  DENIAL 
  
PROJECT DATA:  
 
The applicant requests rezoning from R-75 to R-TH to develop 36 attached townhomes at a 
density of 5.95 units per acre.  The subject 6.05-acre site is located on the north side of 
Sugarloaf Parkway southeast of its intersection with Old Peachtree Road.  The site has been 
partially cleared in the center with trees remaining around the periphery of the site.  A 
driveway onto Sugarloaf Parkway was also previously constructed and utilized as overflow 
parking for the TPC golf tournament held annually at the Sugarloaf Country Club located across 
Sugarloaf Parkway. 
 
The submitted site plan indicates a 25-foot wide landscaped setback along Sugarloaf Parkway. 
The Department notes, however, that a 50-foot wide landscaped setback is required, and that 
Variances would be required to reduce the landscaped setback width and allow the driveway 
and detention pond encroachments shown on the site plan.  Also shown on the plan are the 
required 30-foot wide buffer along the side (south) property line adjacent to R-75 zoning and a 
35-foot wide buffer along the rear (east) property line adjacent to R-100 zoning.  The property 
adjacent to the north is located within the city limits of Duluth and is zoned PUD (Planned Unit 
Development).  It is currently vacant but approved for residential development at a maximum 
density of 3.9 units per acre.  A 40-foot side yard setback is shown along that property line with 
one of the two detention ponds proposed within the setback.   
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One right-in/right-out access point on Sugarloaf Parkway is shown on the site plan.  The 
applicant’s letter of intent states that the townhomes would be constructed with two-car 
garages accessed from alleys behind the units. Submitted building elevations show that the 
townhomes are to be constructed of brick on the front and sides, with the rear being a 
combination of brick and siding.   
 
ZONING HISTORY 
 
The subject property was zoned RA-200 in 1970.  In 1985, the property was part of a 489-acre 
site rezoned to R-100 pursuant to RZ-85-047.  In 1994, the 6.05-acre property was part of a 
1,958-acre mixed-use development known as Sugarloaf Farms, and was zoned R-75 pursuant to 
RZ-94-156.  Staff notes that in June 2015, a request to annex and rezone the subject property 
was made to the City of Duluth for 38 townhomes at a density of 6.28 units per acre.  The 
request was denied when a motion to approve failed before the City Council. 
 
GROUNDWATER RECHARGE AREA: 
 
The subject property is not located within an identified Significant Groundwater Recharge Area. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development.  
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
 
DEVELOPMENT REVIEW SECTION COMMENTS: 
 
The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires a no-access easement along the line of double frontage lots abutting 
upon a major thoroughfare for residential developments. 
 
The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires submittal and approval of a Tree Preservation and Replacement Plan 
prepared by a professional landscape architect prior to securing a Land Disturbance or 
Development permit. 
 
Section 610-20.3 of the Unified Development Ordinance requires screening of dumpsters and 
loading/unloading facilities. 
 
Parking lots and interior driveways shall be designed in accordance with Chapter 240 of the 
Unified Development Ordinance and section 210-100. 
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All open space areas/common areas shall meet the minimum road frontage and lot width 
requirements for a lot within the subdivision. 
 
Section 900-30 of the Unified Development Ordinance requires a 200-foot deceleration lane 
with a 50-foot taper at each project entrance that proposes access to a Minor Collection Street 
or Major Thoroughfare.  Right-of-way dedication to accommodate the deceleration lane and an 
11-foot shoulder is also required.  Reduction in length of a deceleration lane requires approval 
of a Modification by the Development Division; elimination of a deceleration lane requires 
approval of a Waiver by the Board of Commissioners. 
 
Section 900-90 of the Unified Development Ordinance requires construction of five-foot wide 
sidewalks along all exterior roadways adjoining the project, and four-foot wide sidewalks 
adjacent to both sides of all interior public streets (excluding cul-de-sac turnarounds). 
 
A minimum of 50-foot landscape setback is required from the right-of-way of Sugarloaf 
Parkway. Parking, driveway, detention ponds, retaining walls, etc. to be located out of landscape 
setback. 
 
Provide a 35-foot natural, undisturbed buffer adjacent to R-100 zoned property. Provide a 30-
foot natural undisturbed buffer adjacent to the R-75 zoned property.  (Unified Development 
Ordinance Chapter 610, Table 610.1 and Section 610-20.2). 
 
Section 610-20.4B of the Unified Development Ordinance requires an additional five-foot 
setback for all structures (parking lots, driveways, detention ponds, retaining walls, etc.) 
adjacent to required buffers. 
 
Section 320-20.2 of the Unified Development Ordinance requires submittal of a Specimen Tree 
Concept Plan and Tree Survey prior to submittal and acceptance of a Development Permit 
Application. 
 
The developer must submit a concept plan for review and approval of the Development 
Division prior to submittal and acceptance of a development permit application. 
 
The developer must submit a preliminary plat (construction plans), including a grading plan, tree 
plan, and road/sewer profiles for review and approval of the Development Division prior to any 
construction. 
 
The developer must obtain a Land Disturbance or Development Permit from the Development 
Division prior to any construction. 
 
Section 800-20 of the Unified Development Ordinance requires submittal of a Stormwater 
Management Report for the project prior to obtaining a Land Disturbance or Development 
Permit. 
 
Section 700-40.1A of the Unified Development Ordinance requires that the lowest floor, 
including the basement, of all residential building be constructed at an elevation of at least three 
feet above the 100-year floodplain. 
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Note that all recreation areas, open space and/or common areas (including stormwater 
detention facility lots) located within the development shall be controlled by a mandatory 
Property Owner’s Association (to include reported bylaws) with responsibility for maintenance, 
insurance, and taxes for open space areas. 
 
The United States Postal Service may require a centralized mail delivery kiosk for this proposed 
development, replacing individual mail boxes.  Mail delivery kiosk must be located outside of 
right-of-way access easement (if private street).  Location and access must be approved by 
Gwinnett County D.O.T. 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 
 
Sugarloaf Parkway is a Principal Arterial and 60 feet of right-of-way is required from the 
centerline, with 75 feet required within 500 feet of a major intersection. 
 
Commercial entrances shall be provided to the site per current development regulations. 
 
Standard deceleration lane with appropriate taper and adequate right-of-way will be required. 
 
The developer shall be limited to one curb cut. 
 
Prior to the issuance of a Development Permit, a sight distance certification shall be provided. 
 
The number and locations of driveways are subject to Gwinnett County D.O.T. approval. 
 
Minimum separation from a driveway, public road, or side street shall be provided as specified 
in the Gwinnett County Unified Development Ordinance. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of a 
12-inch water main located approximately 208 feet southeast of parcel R7164 183 on the 
northwest right-of-way of Briergate Drive and a 24-inch water main located approximately 790 
feet northwest of parcel R7164 183 on the right-of-way of Old Peachtree Road.  
 
Due to the uncontrollable variables, the Department of Water Resources (DWR) makes no 
guarantees as to the minimum pressures or volumes available at a specific point within its 
system.  Demands imposed by the proposed development may require reinforcements or 
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extensions of existing water mains.  Any cost associated with such required reinforcements or 
extensions will be the responsibility of the development and will not be provided by this 
department. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located approximately 279 feet east of parcel R7164 183 on the 
right-of-way of Briergate Drive and an eight-inch sanitary sewer main located approximately 
408 feet east of parcel R7164 183 on parcel R7199 004. 
 
The subject development is located within the Beaver Ruin service area.  There are currently 
no connection restrictions within this service area.  Treatment capacity within this area is 
presently available on a first come - first serve basis. 
 
Demands imposed by the proposed development may require reinforcements or extensions of 
existing sewer mains.  Any cost associated with such required reinforcements or extensions 
will be the responsibility of the development and will not be provided by this department.  
Developer shall provide easements for future sewer connection to all locations designated by 
DWR during plan review. 
 
As-built information for this department is dependent upon outside entities to provide record 
drawings for the utilities.  Therefore, this department does not guarantee the accuracy of the 
information provided. 
 
Extensions of the water and/or sanitary sewer systems within the subject development must 
conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 
construction, inspection, and final acceptance of the required utilities, service to these utilities 
would then become available under the applicable utility permit rate schedules.  
 
BUILDING CONSTRUCTION SECTION COMMENTS: 
 
Building Plan Review has no objections under the following conditions: 
 

1. The applicant shall obtain a residential building permit for each townhouse and achieve 
satisfactory field inspections for issuance of a Certificate of Occupancy. 

 
For assistance, you may contact this office at 678.518.6000 Monday through Friday from the 
hours of 8:00 a.m. to 5:00 p.m. 
 
GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
Fire Plan Review has no objections to the above rezoning requests, under the following 
conditions: 
 
1. Applicant submits civil drawings to Fire Plan Review for review and approval. 

 
2. Applicant submits architectural drawings to Fire Plan Review for review and approval. 
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3. Upon completion of plan review approvals, applicant successfully achieves a satisfactory  
     Fire field inspection, for issuance of a Certificate of Occupancy - Business Operation. 
 
For assistance, you may contact this office at 678.518.6000, Monday through Friday, from the 
hours of 8:00 a.m. to 5:00 p.m. 
 
DEPARTMENT ANALYSIS: 
 
The subject 6.05-acre site is located on the north side of Sugarloaf Parkway south of its 
intersection with Old Peachtree Road.  The applicant requests rezoning from R-75 to R-TH to 
develop 36 attached townhomes at a density of 5.95 units per acre.  The site has been partially 
cleared in the center with scrub trees remaining around the periphery of the site, and was 
previously used as overflow parking for the TPC golf tournament held annually at the Sugarloaf 
Country Club located across Sugarloaf Parkway.  Staff notes that when the subject site was 
rezoned to R-75 as part of Sugarloaf Farms, it was intended to be included as part of the 
adjacent single family subdivision (Stonebrier at Sugarloaf) to the southeast, but was instead left 
undeveloped. 
 
The 2030 Unified Plan Future Development Map indicates that the subject property is located 
within an Existing/Emerging Suburban Character Area, policies of which encourage low to 
medium density single-family residential development.  According to 2030 Unified Plan, the 
density limit for new residential development located within the vicinity of existing low density, 
single family subdivisions should not exceed a density of three units per acre.  The proposed 
development of 5.95 units per acre exceeds this density. In addition, the proposed development 
could be considered incompatible with the established zoning and development pattern of the 
immediate area, which are primarily single family detached subdivision zonings with lower 
densities. Therefore, the requested townhome development could be considered inconsistent 
with 2030 Unified Plan policies.  
 
The surrounding area is characterized primarily by single family residential subdivisions and lots.  
Stonebrier at Sugarloaf is adjacent to the southeast, zoned R-75 pursuant to RZ-94-156.  The 
Sugarloaf County Club, zoned R-100 and R-75, is developed to the south across Sugarloaf 
Parkway. Adjacent to north in the City of Duluth, is property zoned PUD (Planned Unit 
Development) that remains undeveloped.  Further north is the Sugarloaf Ridge single family 
detached subdivision, also zoned PUD in city of Duluth.  Adjacent to the east is Hull Middle 
School, zoned R-100.  It is staff’s opinion that the proposed request for attached townhomes is 
not consistent with the existing single family detached character of the surrounding area.   
 
In conclusion, staff is of the opinion that the request may be considered inconsistent with both 
the 2030 Unified Plan and with previous Board approvals for single family detached subdivisions 
in the surrounding area.  Therefore, the Department of Planning and Development 
recommends DENIAL of this request.   
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
Note: The following conditions are provided as a guide should the Board choose to approve 

the request. 
 
Approval as R-TH for attached townhomes, subject to the following enumerated conditions: 
 

1. To restrict the use of the property as follows: 
 

A. Townhomes and accessory uses and structures.  
 

B. The minimum heated floor area per dwelling unit shall be 2,200 square feet.  
 

C. Townhouse buildings shall be constructed of brick or stacked stone on all four sides. 
 

D. All dwellings shall have at least a double-car garage, accessed from the rear of the 
unit. 

 
E. Any recreational area for the subdivision must be located internally to the 

development and not adjacent to any property line, or as may be approved by the 
Director of Planning and Development.   

 
2. To satisfy the following site development considerations: 

 
A. Provide a minimum 30-foot wide landscaped buffer adjacent to all external property 

lines.   
 

B. No direct lot access shall be allowed from Sugarloaf Parkway.   
 

C. Maintain a 50-foot landscaped building setback along Sugarloaf Parkway.  This 
setback may not include any driveway, parking or detention pond encroachments. 

 
D. The Sugarloaf Parkway frontage and project entrance shall be landscaped by the 

developer and maintained by the Homeowner’s Association.  Entrance shall include a 
decorative masonry entrance feature.  Landscape and entrance feature plans shall be 
subject to review and approval of the Director of Planning and Development.   

 
E. All grassed areas shall be sodded. 

 
F. Underground utilities shall be provided throughout the development.  

 
G. Stormwater detention facilities shall be screened from view of adjoining properties 

and rights-of-way.  Screening plans shall be subject to review and approval of the 
Director of Planning and Development. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 

STANDARDS GOVERNING EXERCISE OF THE ZONING 
 
 
SUITABILITY OF USE 
 
In light of adjacent and nearby R-100 and R-75 zoning and developments, an R-TH zoning and 
townhouse development may not be suitable at this location.   
 
ADVERSE IMPACTS 
 
Adverse impacts on neighboring properties could be anticipated from the introduction of an 
incompatible zoning classification, density and unit type.   
 
REASONABLE ECONOMIC USE AS ZONED 
 
The property has a reasonable economic use as currently zoned.   
 
IMPACTS ON PUBLIC FACILITIES 
 
An increase in traffic, utilities usage, stormwater runoff, and the number of school-aged children 
could be anticipated from this request.   
 
CONFORMITY WITH POLICIES 
 
The 2030 Unified Plan Future Development Map indicates the property is located within the 
Existing/Emerging Suburban Character Area, the policies of which do not support the requested 
R-TH zoning at this location.  The requested townhome project may be out of character with 
existing R-100 and R-75 single family developments in the area, and inconsistent with the 
policies of the Unified Plan for infill development in this Character Area.   
 
CONDITIONS AFFECTING ZONING 
 
The lack of any multi-family or townhome zoning within this area suggests that R-TH zoning 
may be inappropriate for this location. 
 
 



















 

Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, July 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZR2016-00012 Peachtree Ridge HS 3206 3,050 156 3222 3,050 172 3238 3,050 188 7
Hull MS 1300 1,750 -450 1310 1,750 -440 1326 1,750 -424 5
Parsons ES 774 700 74 769 700 69 777 700 77 10

RZR2016-00013 Parkview HS 3021 2,500 521 3082 2,500 582 3143 2,500 643 19
Trickum MS 2073 1,775 298 2104 1,775 329 2136 1,775 361 14
Knight ES 790 900 -110 812 900 -88 835 900 -65 27

RZR2016-00014 Grayson HS 2847 2,125 722 2927 2,125 802 3009 2,125 884 60
Bay Creek MS 1111 1,150 -39 1148 1,150 -2 1186 1,150 36 43
Trip ES 988 1,200 -212 1027 1,200 -173 1067 1,200 -133 84

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 6/16/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
REZONING ANALYSIS 

 
CASE NUMBER  :RZR2016-00016 
ZONING CHANGE :C-2 TO R-TH 
LOCATION  :2000 BLOCK OF HAMILTON CREEK PARKWAY 
MAP NUMBER  :R3002 110 
ACREAGE  :4.47 ACRES 
UNITS  :35 UNITS 
PROPOSED DEVELOPMENT :TOWNHOMES (REDUCTION IN BUFFERS) 
COMMISSION DISTRICT :(3) HUNTER 
 
FUTURE DEVELOPMENT MAP:  EXISTING / EMERGING SUBURBAN 
 
APPLICANT:   EDGE CITY PROPERTIES, INC 
 4480 COMMERCE DRIVE, SUITE A 
 BUFORD, GA 30518 
  
CONTACT: MITCH PEEVY  PHONE:  770.614.6511 
 
OWNER: HAMILTON CREEK PROPERTIES, LLC 
 5555 GLENRIDGE CONNECTOR, SUITE 1100 
 ATLANTA, GA. 30342 
 
DEPARTMENT RECOMMENDATIONS:  DENIAL 
  
PROJECT DATA:  
 
The applicant requests rezoning of a 4.47-acre parcel from C-2 (General Business District) to 
R-TH (Single Family Residence Townhouse District) to construct a 35-unit townhouse 
development. The property is located at the end of Hamilton Creek Parkway, a cul-de-sac 
street extending from Braselton Highway. 
 
The development would consist of 35 townhomes on 4.47-acres, resulting in a density of 7.82 
units per acre. The submitted architectural elevations reflect townhouse buildings with a 
combination of brick, stone, and fiber-cement shake siding on the fronts, with fiber-cement 
siding on the remaining balance of each building.  The proposed townhomes would contain 
approximately 1,700 square-feet per unit, with a front-entry double-car garage.  
 
The site includes park area located at a central point to the development. Access to the 
development would be provided through a cul-de-sac with two curb cuts onto Hamilton Creek 
Parkway. It is noted that the submitted site plan does not meet the required external or 
landscape setbacks or buffer requirements for the R-TH district. The standard building setbacks 
are 50-feet along Hamilton Creek Parkway and 40-feet adjacent to all other property lines. To 
accommodate the requested 35 units, the site plan reflects setbacks reduced to 20-feet along 
Hamilton Creek Road, 20-feet along the side (south) and rear (west) property lines and 10-feet 
along the east (north) property line. Additionally, the submitted site plan indicates a 20-foot 
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wide landscaped setback along Hamilton Creek Parkway in lieu of the required 50-foot 
landscape setback. Also shown on the plan is a 20-foot zoning buffer along the side (south) and 
rear (west) property lines adjacent to R-100 CLU zoning, a reduction from the standard 30-
foot buffer width.  The site plan indicates a stream located just beyond the southern property 
line requiring a 50-foot buffer and accompanying 25-foot impervious surface setback. 
 
In order to meet the standards for the R-TH district, the site plan would need to be heavily 
revised which may result in a reduction in the total number of the units. To develop the 
property as proposed, numerous variances through the Zoning Board of Appeals would be 
required for exterior yard requirements and landscaping.  
 
ZONING HISTORY: 
 
In 1970, the property was zoned RA-200 (Agriculture-Residence District). The property was 
rezoned to C-2 in 2000, pursuant to RZ-00-119.  
 
GROUNDWATER RECHARGE AREA: 
 
The subject property is located within an identified Significant Groundwater Recharge Area. 
The development would be served by sanitary sewer, resulting in minimal impact. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development.  
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
 
DEVELOPMENT REVIEW SECTION COMMENTS: 
 
The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires submittal and approval of a Tree Preservation and Replacement Plan 
prepared by a professional landscape architect prior to securing a Land Disturbance or 
Development permit. 
 
A minimum of 50-foot building landscaped setback is required from the right-of-way of 
Hamilton Creek Parkway (UDO Section 210-100.6.15). 
 
The required side and rear setback of 40-feet appears to not be met.  The applicant must either 
revise the site plan, or seek a Variance from the Zoning Board of Appeals. 
 
Section 610-20.4B of the Unified Development Ordinance requires an additional five-foot 
setback for all structures (parking lots, driveways, detention ponds, retaining walls, etc.) 
adjacent to required buffers. 
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The developer must submit a concept plan for review and approval of the Development 
Division prior to submittal and acceptance of a development permit application. 
 
The developer must submit a preliminary plat (construction plans), including a grading plan, tree 
plan, and road/sewer profiles for review and approval of the Development Division prior to any 
construction. 
 
Section 800-20 of the Unified Development Ordinance requires submittal of a Stormwater 
Management Report for the project prior to obtaining a Land Disturbance or Development 
Permit. 
 
Section 700-40.1A of the Unified Development Ordinance requires that the lowest floor, 
including the basement, of all residential building be constructed at an elevation of at least 
three-feet above the 100-year floodplain. 
 
Note that all recreation areas, open space and/or common areas (including stormwater 
detention facility lots) located within the development shall be controlled by a mandatory 
Property Owner’s Association (to include reported bylaws) with responsibility for maintenance, 
insurance, and taxes for open space areas. 
 
This project lies within an Activity Center/Corridor Overlay District, and is subject to all 
requirements set forth in Chapter 220 of the Unified Development Ordinance. 
 
The United States Postal Service may require a centralized mail delivery kiosk for this proposed 
development, replacing individual mail boxes.  Mail delivery kiosk must be located outside of 
right-of-way access easement (if private street).  Location and access must be approved by 
Gwinnett County D.O.T. 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
The property appears to contain stream buffers.  The proposed conceptual plan may require 
revision to show the appropriate stream buffer area.  All stormwater best management 
practices will be applicable upon development permit issuance. 
 
GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 
 
Hamilton Creek Parkway is a Local Street and 30-feet of right-of-way is required from the 
centerline. 
 
Commercial entrances shall be provided to the site per current development regulations. 
 
The number and locations of driveways are subject to Gwinnett County D.O.T. approval. 
 
Minimum separation from a driveway, public road, or side street shall be provided as specified 
in the Gwinnett County Unified Development Ordinance. 
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As per the current Gwinnett County Unified Development Ordinance all dead end streets are 
required to end at a cul-de-sac. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of a 
12-inch water main located on the northeast right-of-way of Hamilton Creek Parkway. 
 
Due to the uncontrollable variables, the Department of Water Resources makes no guarantees 
as to the minimum pressures or volumes available at a specific point within its system.  
Demands imposed by the proposed development may require reinforcements or extensions of 
existing water mains.  Any cost associated with such required reinforcements or extensions will 
be the responsibility of the development and will not be provided by this department. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located on parcel 3-002-110. 
 
The subject development is located within the Jim Moore Road service area.  There are 
currently no connection restrictions within this service area.  Treatment capacity within this 
area is presently available on a first come - first serve basis. 
 
Demands imposed by the proposed development may require reinforcements or extensions of 
existing sewer mains.  Any cost associated with such required reinforcements or extensions 
will be the responsibility of the development and will not be provided by this department.  
Developer shall provide easements for future sewer connection to all locations designated by 
DWR during plan review. 
 
As-built information for this department is dependent upon outside entities to provide record 
drawings for the utilities.  Therefore, this department does not guarantee the accuracy of the 
information provided. 
 
Extensions of the water and/or sanitary sewer systems within the subject development must 
conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 
construction, inspection, and final acceptance of the required utilities, service to these utilities 
would then become available under the applicable utility permit rate schedules.  
 
BUILDING CONSTRUCTION SECTION COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
No comment. 
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DEPARTMENT ANALYSIS: 
 
The subject site is a 4.47-acre property located at the terminus of Hamilton Creek Parkway, 
just south of its intersection with Braselton Highway. The vacant site has been partially cleared 
and graded in the past.  
 
The 2030 Unified Plan Future Development Map indicates this property lies within an Existing/ 
Emerging Suburban Character Area. Policies for this Character Area encourage consistency of 
both density and development type within a given area. The proposed townhomes would be 
the only residential development along Hamilton Creek Parkway, a local commercially-zoned 
street. Based on the character of surrounding commercial developments, the potential land use 
conflicts, and the intent of the 2030 Unified Plan to encourage compatible infill development, 
the requested townhomes may not be appropriate at this location.   
 
The immediate area is characterized by segregated commercial and residential uses. To the 
south and west of the subject site is the Hamilton Mill Hometown golf course and recreation 
area which are accessed via Hamilton Mill Parkway. The adjacent Braselton Highway 
commercial corridor is anchored by the C-2 zoned Hamilton Mill Village shopping center and 
the Hamilton Mill at Duncan Creek commercial center. Adjacent and nearby residential 
developments consist of detached units at much lower densities than proposed for the subject 
site. The proposed townhome development would also be isolated from these other residential 
developments and may not be considered compatible comingling with the commercial activities 
in the immediate area. In the Department’s opinion, the subject site is more suitable for future 
commercial, office or institutional use, and the requested rezoning to R-TH would be 
inappropriate.  
 
In conclusion, the requested R-TH zoning may not be consistent with the policies of the 2030 
Unified Plan for infill residential development in a commercial area, and may be in conflict with 
the zoning and development pattern of the immediate area which does not include attached 
housing. In addition, the property is considered by the Department to be too small for the 
development being proposed, requiring numerous reductions in development standards. 
Therefore, the Department recommends DENIAL of this request. 
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
NOTE: The following conditions are provided as a guide should the Board of Commissioners 
choose to approve the petition. 
 
Approval as R-TH for a townhouse development, subject to the following enumerated 
conditions: 
 
1. To restrict the use of the property as follows: 
 

A. Attached townhouse dwellings and accessory uses at a maximum density of five units 
per acre. 

 
B. Buildings shall be constructed of brick or stone on all sides (front, sides, and rear). 

Architectural elevations shall be submitted for review and approval of the Director of 
Planning and Development. 

 
C. The minimum heated floor area per dwelling unit shall be at least 1,600 square-feet.  

 
D. Homes shall include a minimum of five different facades to create a variety in the 

community and to not appear identical. 
 
2. To satisfy the following site development considerations: 
 

A. Revise the final site plan to meet the full landscaping, buffer, external setback, and 
internal yard requirements of the R-TH district. 

 
B. The landscaped setbacks along Hamilton Creek Parkway shall include a decorative 

fence/wall and entrance monument. Landscaping, fence/wall and entrance monument 
design shall be subject to review and approval of the Director of Planning and 
Development prior to the issuance of a Development Permit. 

 
C. All grassed areas shall be sodded. 

 
D. All utilities shall be placed underground. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 
STANDARDS GOVERNING EXERCISE OF ZONING 

 
 
SUITABILITY OF USE 
 
The proposed townhouse development may not be suitable at this location in light of the low-
density, detached development that characterizes the residential uses in the immediate area.   
 
ADVERSE IMPACTS 
 
Adverse impacts on nearby residential properties may be anticipated by introducing attached, 
high-density housing with reduced development standards.  The property is located within a 
commercial development that includes retail, office and institutional uses, and introduction of a 
residential use at this location could introduce potential land use conflicts. 
 
REASONABLE ECONOMIC USE AS ZONED 
 
The property has a reasonable economic use as currently zoned. 
 
IMPACT ON PUBLIC FACILITIES 
 
Anticipated impacts include increased traffic, stormwater runoff, utility system demand, and an 
increase in school age children.   
 
CONFORMITY WITH POLICIES 
 
The request may not be consistent with the recommendations of the 2030 Unified Plan, which 
encourage consistency of both density and development type within a given area. Additionally, 
the development standards being proposed represent a substantial reduction from the 
requirements of the R-TH district, and may result in a development which is not beneficial to 
the area. 
 
CONDITIONS AFFECTING ZONING 
 
In order to develop as proposed, many of the minimum standards of the R-TH district would 
need to be diminished, suggesting that the proposed development and zoning may be 
inappropriate for a parcel of this size, and at this location. 
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DEPARTMENT ANALYSIS: 
 
The subject site is a 4.47-acre property located at the terminus of Hamilton Creek Parkway, 
just south of its intersection with Braselton Highway. The vacant site has been partially cleared 
and graded in the past.  
 
The 2030 Unified Plan Future Development Map indicates this property lies within an Existing/ 
Emerging Suburban Character Area. Policies for this Character Area encourage consistency of 
both density and development type within a given area. The proposed townhomes would be 
the only residential development along Hamilton Creek Parkway, a local commercially-zoned 
street. Based on the character of surrounding commercial developments, the potential land use 
conflicts, and the intent of the 2030 Unified Plan to encourage compatible infill development, 
the requested townhomes may not be appropriate at this location.   
 
The immediate area is characterized by segregated commercial and residential uses. To the 
south and west of the subject site is the Hamilton Mill Hometown golf course and recreation 
area which are accessed via Hamilton Mill Parkway. The adjacent Braselton Highway 
commercial corridor is anchored by the C-2 zoned Hamilton Mill Village shopping center and 
the Hamilton Mill at Duncan Creek commercial center. Adjacent and nearby residential 
developments consist of detached units at much lower densities than proposed for the subject 
site. The proposed townhome development would also be isolated from these other residential 
developments and may not be considered compatible comingling with the commercial activities 
in the immediate area. In the Department’s opinion, the subject site is more suitable for future 
commercial, office or institutional use, and the requested rezoning to R-TH would be 
inappropriate.  
 
In conclusion, the requested R-TH zoning may not be consistent with the policies of the 2030 
Unified Plan for infill residential development in a commercial area, and may be in conflict with 
the zoning and development pattern of the immediate area which does not include attached 
housing. In addition, the property is considered by the Department to be too small for the 
development being proposed, requiring numerous reductions in development standards. 
Therefore, the Department recommends DENIAL of this request. 
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
NOTE: The following conditions are provided as a guide should the Board of Commissioners 
choose to approve the petition. 
 
Approval as R-TH for a townhouse development, subject to the following enumerated 
conditions: 
 
1. To restrict the use of the property as follows: 
 

A. Attached townhouse dwellings and accessory uses at a maximum density of five units 
per acre. 

 
B. Buildings shall be constructed of brick or stone on all sides (front, sides, and rear). 

Architectural elevations shall be submitted for review and approval of the Director of 
Planning and Development. 

 
C. The minimum heated floor area per dwelling unit shall be at least 1,600 square-feet.  

 
D. Homes shall include a minimum of five different facades to create a variety in the 

community and to not appear identical. 
 
2. To satisfy the following site development considerations: 
 

A. Revise the final site plan to meet the full landscaping, buffer, external setback, and 
internal yard requirements of the R-TH district. 

 
B. The landscaped setbacks along Hamilton Creek Parkway shall include a decorative 

fence/wall and entrance monument. Landscaping, fence/wall and entrance monument 
design shall be subject to review and approval of the Director of Planning and 
Development prior to the issuance of a Development Permit. 

 
C. All grassed areas shall be sodded. 

 
D. All utilities shall be placed underground. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 
STANDARDS GOVERNING EXERCISE OF ZONING 

 
 
SUITABILITY OF USE 
 
The proposed townhouse development may not be suitable at this location in light of the low-
density, detached development that characterizes the residential uses in the immediate area.   
 
ADVERSE IMPACTS 
 
Adverse impacts on nearby residential properties may be anticipated by introducing attached, 
high-density housing with reduced development standards.  The property is located within a 
commercial development that includes retail, office and institutional uses, and introduction of a 
residential use at this location could introduce potential land use conflicts. 
 
REASONABLE ECONOMIC USE AS ZONED 
 
The property has a reasonable economic use as currently zoned. 
 
IMPACT ON PUBLIC FACILITIES 
 
Anticipated impacts include increased traffic, stormwater runoff, utility system demand, and an 
increase in school age children.   
 
CONFORMITY WITH POLICIES 
 
The request may not be consistent with the recommendations of the 2030 Unified Plan, which 
encourage consistency of both density and development type within a given area. Additionally, 
the development standards being proposed represent a substantial reduction from the 
requirements of the R-TH district, and may result in a development which is not beneficial to 
the area. 
 
CONDITIONS AFFECTING ZONING 
 
In order to develop as proposed, many of the minimum standards of the R-TH district would 
need to be diminished, suggesting that the proposed development and zoning may be 
inappropriate for a parcel of this size, and at this location. 
 









 

Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, August 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZR2016-00015 Brookwood HS 3481 2,575 906 3516 2,575 941 3504 2,575 929 11
Five Forks MS 1078 1,150 -72 1094 1,150 -56 1105 1,150 -45 8
Gwin Oaks ES 1033 875 158 1043 875 168 1054 875 179 15

RZR2016-00016 Mill Creek HS 3819 2,800 1,019 3682 2,800 882 3594 2,800 794 7
Osborne MS 1680 1,575 105 1697 1,575 122 1714 1,575 139 5
Puckett's Mill ES 891 1,200 -309 880 1,200 -320 871 1,200 -329 10

CIC2016-00019 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 34
CIC2016-00020 Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 25

Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 48

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 7/13/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
CHANGE IN CONDITIONS ANALYSES 

 
CASE NUMBER  :CIC2016-00019 
ZONING  :R-ZT 
LOCATION  :2900 BLOCK OF GRAVEL SPRINGS ROAD 
MAP NUMBERS  :R7143 004 & 005 
ACREAGE  :44.86 ACRES 
PROPOSAL   :REVISE SITE PLAN AND ARCHITECTURAL STANDARDS 
COMMISSION DISTRICT :(4) HEARD 
 
CASE NUMBER  :CIC2016-00020 
ZONING  :R-60 
LOCATION  :2900 BLOCK OF GRAVEL SPRINGS ROAD 
MAP NUMBERS  :R7143 004 & 005 
ACREAGE  :14.78 ACRES 
PROPOSAL   :REVISE SITE PLAN AND ARCHITECTURAL STANDARDS 
COMMISSION DISTRICT :(4) HEARD 
 
FUTURE DEVELOPMENT MAP:  EXISTING / EMERGING SUBURBAN 
 
APPLICANT:   CMH PARKS INC. D/B/A CHAFIN BUILDERS 
 1550 N. BROWN ROAD, SUITE 125 
 LAWRENCEVILLE GA. 30043 
  
CONTACT: SHANE LANHAM  PHONE: 770.232.0000 
 
OWNER: CMH PARKS INC. D/B/A CHAFIN BUILDERS 
 1550 N. BROWN ROAD, SUITE 125 
 LAWRENCEVILLE GA. 30043 
 
DEPARTMENT RECOMMENDATION:  DENIAL  
 
CHANGE IN CONDITIONS SUMMARY: 
 
The applicant seeks approval of two Change-in-Conditions requests to develop a 178-lot single-
family subdivision on the north side of Gravel Springs Road, east of Mall of Georgia Boulevard.  
The site is located within the GA Highway124/324/Hamilton Mill Overlay District.  Most of the 
property is undeveloped pasture and woodlands with several small streams.  A single-family 
residence and several accessory buildings are located near the Gravel Springs Road frontage.   
 
The subject properties contain a total of 59.64 acres, of which 44.86 acres are zoned R-ZT 
pursuant to CIC2015-00008 and the remaining 14.78 acres are zoned R-60 pursuant to 
RZR2015-00007.  Currently approved for a total of 215 lots on 67 acres at density of 3.21 units 
per acre, the applicant seeks to revise the site plan to reduce the number of lots to 178 
resulting in a new density calculation of 2.99 units per acre. Additionally, the applicant proposes 
to increase minimum lot widths at the front building line from 40 feet to 47 feet and from 60 
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feet to 62 feet. Finally, the applicant requests to reduce the percentage of units required to be 
constructed with four-sided brick or stacked stone. 162 of the approved 215 units are currently 
subject to this requirement, under the applicant’s proposal, only 102 of the proposed reduced 
total of 178 units would continue to be subject to said architectural standard. 
 
To accomplish these site and building modifications, two conditions of CIC2015-00008 and 
RZR2015-00007 are proposed to be revised.  Each is briefly described below.  
 
Change #1: 
 
Condition 1.C. governs the style and exterior treatment of the homes, and currently reads as 
follows: 
 

1.C:  Homes shall be craftsman style on the front façade.  Seventy-five percent (75%) of 
the homes (which shall include the homes adjacent to and along the common property 
lines of homes in Hedgerows Subdivision on Walking Horse Trail and Walkers Glen 
Lane) shall be constructed with side and rear elevations of brick and/or stacked stone 
on four sides.  Minor treatments (i.e. chimneys, roof gables, bay windows, dormers, etc.) 
may be of the same or of stucco, shake shingle, wood or fiber-cement type siding.  The 
remaining twenty-five percent (25%) of homes shall have side and rear elevations of 
same or of fiber-cement-type siding, with brick or stacked stone water table.  Elevations 
must be submitted and approved by the Director of Planning and Development to 
insure keeping with the spirit intended. 

 
The applicant proposes to amend condition 1.C. to require only 57% of all homes to be 
constructed with four-sides of brick or stacked stone, with the remaining 43% of all homes to 
have front facades of either brick, stacked stone, fiber-cement shake or siding, or combinations 
thereof, and the side and rear elevations to be of the same materials with a brick or stacked 
stone water table.   
 
Change #2: 
 
Condition 1.E. references a site plan for the R-ZT portion of the development and currently 
reads as follows: 
 

1.E: For the R-ZT portion of the development, the property shall be developed in 
general accordance with the site plan prepared by Ridgeline Land Planning, Inc. dated 
September 19, 2015, and presented at the Board of Commissioners Hearing November 
17, 2015, which includes: (1) a section of lots a minimum of 60 feet wide adjacent to 
Hedgerows Subdivision (Walking Horse Trail and Walkers Glen Lane), containing 
approximately 78 lots and (2) a section of lots a minimum of 40 feet wide in the 
northwest portion of the property, containing approximately 97 lots. 

 
The applicant proposes to amend the condition to reference the new site plan submitted with 
these applications which reduces the total number of lots from 215 to 178 and increases the 
minimum lot widths from 60 feet to 62 feet for 102 lots and from 40 feet to 47 feet for the 
remaining 76 lots.   
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Additional Information: 
 
Condition 3.C. of both approved cases requires an amenity area based on the original approved 
site plan.  No amenity area is shown on the proposed site plan, but the Department of Planning 
and Development recommends this condition remain. 
 
ZONING HISTORY: 
 
CIC2016-00019:  The property was zoned RA-200 in 1970. The subject property was originally 
a part of the planned 194-acre Villages at Ivy Creek project approved in 2007.  The tract was 
rezoned to R-ZT (Single-family Residence District) pursuant to RZR-06-056 for a single-family 
subdivision.  In November 2015, a Change in Conditions was approved on the site to revise or 
delete seven zoning conditions of RZR-06-056 pursuant to CIC2015-00008. 
 
CIC2016-00020:  The property was zoned RA-200 in 1970.  The subject property was originally 
a part of the planned 194-acre Villages at Ivy Creek project approved in 2007.  A portion of the 
tract was rezoned to R-TH pursuant to RZM-06-010 for attached townhomes at a density of 
six units per acre, while the balance of the parent parcel remained RA-200.  In November 2015, 
the entire tract was rezoned to R-60 for 40 lots pursuant to RZR2015-00007. 
 
GROUNDWATER RECHARGE AREA: 
 
The subject property is not located within an identified Significant Groundwater Recharge Area. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development.  
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
 
DEVELOPMENT REVIEW SECTION COMMENTS: 
 
No comment. 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
The property appears to contain stream buffers.  The proposed conceptual plan may require 
revision to show the appropriate stream buffer area.  All stormwater best management 
practices will be applicable upon development permit issuance. 
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GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 
 
Gravel Springs Road is a State Route (S.R. 324) and Georgia D.O.T. right-of-way requirements 
govern. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of a 
16-inch water main located on the southwest right-of-way of Gravel Springs Road. 
 
Due to the uncontrollable variables, the Department of Water Resources makes no guarantees 
as to the minimum pressures or volumes available at a specific point within its system.   
 
Demands imposed by the proposed development may require reinforcements or extensions of 
existing water mains.  Any cost associated with such required reinforcements or extensions will 
be the responsibility of the development and will not be provided by this department. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located on parcel R7143 005. 
 
The subject development is located within the Ivy Creek service area.  There are currently no 
connection restrictions within this service area.  Treatment capacity within this area is presently 
available on a first come - first serve basis. 
 
Demands imposed by the proposed development may require reinforcements or extensions of 
existing sewer mains.  Any cost associated with such required reinforcements or extensions 
will be the responsibility of the development and will not be provided by this department.  
Developer shall provide easements for future sewer connection to all locations designated by 
DWR during plan review. 
 
As-built information for this department is dependent upon outside entities to provide record 
drawings for the utilities.  Therefore, this department does not guarantee the accuracy of the 
information provided. 
 
Extensions of the water and/or sanitary sewer systems within the subject development must 
conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 
construction, inspection, and final acceptance of the required utilities, service to these utilities 
would then become available under the applicable utility permit rate schedules.  
 
BUILDING CONSTRUCTION SECTION COMMENTS: 
 
No comment. 
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GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
No comment. 
 
DEPARTMENT ANALYSIS: 
 
The applicant seeks approval of two Change-in-Conditions requests in order to develop a 178-
lot single-family subdivision on the north side of Gravel Springs Road, east of Mall of Georgia 
Boulevard.  The subject properties contain a total of 59.64 acres, of which 44.86 acres are 
zoned R-ZT pursuant to CIC2015-00008 and the remaining 14.78 acres are zoned R-60 
pursuant to RZR2015-00007.   
 
The 2030 Unified Plan Future Development Map identifies the project as being located within 
the Existing/Emerging Suburban Character Area.  Low and medium density residential 
subdivisions are encouraged within this Character Area; therefore, the density portion of this 
proposal may be considered consistent with the 2030 Unified Plan.  However, the request to 
revise the architectural treatment for a number of the proposed units may not be consistent 
with the previous Board of Commissioners’ action on the site, which was the result of 
significant public input from adjacent and nearby residents, property owners and other 
interested parties. 
 
The area surrounding the subject site is zoned for a variety of attached and detached residential 
uses at varying densities, along with numerous commercially-zoned tracts fronting Gravel 
Springs Road (primarily within the city limits of Buford).  Adjacent to the east is the Hedgerows 
subdivision, zoned R-100 Modified pursuant to RZ-99-160. To the southeast are undeveloped 
properties zoned R-TH, RA-200 and R-75 Modified.  Properties across Gravel Springs Road to 
the south are zoned C-2 in the city of Buford and are primarily undeveloped.  Adjacent to the 
west is The Townes of Avondale, a townhome development zoned R-TH pursuant to RZM-05-
034.  To the north are properties zoned RA-200 along with several low density subdivisions 
along Kilgore Road. Given the variety of residential zoning districts and densities in the area, 
the proposed change in the site plan (condition 1.E.), with fewer lots and increases in the 
minimum lot widths, could be suitable for the subject site. However, condition 1.C. for 
architectural treatment was established with substantial input from the neighboring residents 
and property owners, and the requested reduction in architectural standards is not supported 
for change by the Department.   
 
In conclusion, based on the facts that not all of the proposed changes are consistent with the 
2030 Unified Plan or previous Board action on the subject site after considerable neighbor 
input, planning staff recommends DENIAL of these requests.  
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
Note: The following conditions are provided as a guide should the Board choose to approve 
these requests. 
 
Approval as R-ZT (CIC2016-00019) for the northern tract, and R-60 (CIC2016-00020) for the 
southern tract, subject to the following enumerated conditions: 
 
1. To restrict the use of the property as follows: 

 
A. Single-family detached dwellings and accessory uses and structures. 
 
B. The minimum heated floor area per dwelling unit shall be 2,200 square feet for single 

story homes and 2,400 square feet for two-story homes. 
 
C. Homes shall be craftsman style on the front façade. Seventy-five percent (75%) of the 

homes (which shall include the homes adjacent to and along the common property lines 
of homes in Hedgerows Subdivision on Walking Horse Trail and Walkers Glen Lane), 
shall be constructed with side and rear elevations of brick and/or stacked stone on four 
sides.  Minor treatments (i.e., chimneys, roof gables, bay windows, dormers, etc.) may 
be of the same or of stucco, shake shingle, wood or fiber-cement type siding.  The 
remaining 25 percent of homes shall have side and rear elevations of same or of fiber-
cement-type siding, with brick or stacked stone water table.  Elevations must be 
submitted and approved by the Director of Planning and Development to insure keeping 
with the spirit intended. 

 
D. All dwellings shall have double-car garages. 
 
E. For the R-ZT portion of the development, the property shall be developed in general 

accordance with the site plan prepared by Ridgeline Land Planning Primus 
Engineering, Inc. dated September 19, 2015 June 3, 2016, and presented at the 
Board of Commissioners Hearing November 17, 2015, which includes: (1) a section of 
lots a minimum of 60 62 feet wide adjacent to Hedgerows Subdivision (Walking Horse 
Trail and Walkers Glen Lane), containing approximately 78 98 lots and (2) a section of 
lots a minimum of 40 47 feet wide in the northwest portion of the property, containing 
approximately 97 80 lots.  
 

2. To satisfy the following site development considerations: 
 

A. Provide a 50-foot wide buffer along the common property line with the Hedgerows 
subdivision (Walkers Glen Lane and Walking Horse Trail).  Buffer shall be undisturbed 
except for additional landscaping only where sparsely vegetated, said additional 
landscaping shall be planted from the property line to the buffer line, to consist of a 
mixture of an undulating berm of Thuga Green Giants designed to blend with the 
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natural landscape and being two staggered rows planted six feet on-center, and shall be 
six to eight feet tall at the time of planting with a two-year warranty. 
 

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

C. All grassed areas shall be sodded. 
 

D. Provide underground utilities throughout the development. 
 

E. Final architectural, landscaping and site plans shall be subject to review and approval of 
the Director of Planning and Development. 
 

F. All grassed areas on dwelling lots shall be sodded. All other disturbed land shall be 
sodded, hydro-seeded and strawed or mulched.  
 

3. To abide by the following requirements, dedications, and improvements: 
 

A. If required, dedicate at no cost to Gwinnett County all necessary right-of-way and 
easements for the future construction of a greenway path/trail through the property in 
accordance with the Gwinnett County Open Space and Greenway Master Plan.  Right-
of-way/easement width and location shall be subject to review and approval of the 
Gwinnett County Department of Community Services.  All dedications will be located 
outside of the designated stream bank setbacks. 

 
B. All residences shall be bound by a declaration of covenants, easements and restrictions 

which is recorded in the real estate records of Gwinnett County and which will 
automatically make each homeowner a member of the mandatory homeowners 
association (which shall be incorporated as a Georgia not-for-profit corporation).  The 
homeowners association shall own, control and maintain all amenity areas, clubhouse 
open space and/or common areas located within the development and shall assess and 
collect compulsory annual, monthly or quarterly dues in an amount sufficient to provide 
for the ongoing maintenance, insurance, taxes, etc., of all landscaping, entranceways and 
common areas.  Said homeowners association shall have lien rights in the event that 
compulsory dues are not paid. 
 

C. The subdivision shall include an amenity area containing at a minimum, a junior Olympic 
size pool, playground, cabana/bath house and mail kiosk, aesthetically compatible with 
homes in the subdivision.  The amenities shall be constructed once 25 percent of the 
homes in the subdivision have been sold to residents. 
 

D. The subdivision entrance on Gravel Springs Road shall include a stone/brick monument 
divided entrance with a raised berm of six to eight feet high, with a three-to-one slope 
and decorative fencing.  There shall be a 100-foot setback for the first two corner lots.  
The entrance shall be landscaped with ornamental shrubs, flowers and trees.  The 
entrance, landscape and signage plans shall be subject to review and approval by the 
Director of Planning and Development. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 
STANDARDS GOVERNING EXERCISE OF THE ZONING 

 
 

SUITABILITY OF USE 
 

In light of the existing zoning conditions being established through the public hearing process 
with significant input from adjoining and nearby residents, the proposed change in conditions to 
reduce the architectural standards could be considered unsuitable.  

 
ADVERSE IMPACTS 

 
Potential adverse impacts on adjacent or nearby properties could be anticipated from lessening 
architectural requirements. 

 
REASONABLE ECONOMIC USE AS ZONED 

 
The property has a reasonable economic use as currently zoned.   

 
IMPACTS ON PUBLIC FACILITIES 

 
A small reduction in impacts from traffic, utilities usage, stormwater runoff, and the number of 
school-aged children could be anticipated from the proposed reduced lot count.   

 
CONFORMITY WITH POLICIES 

 
The 2030 Unified Plan Future Development Map indicates the property is located within an 
Existing/Emerging Suburban Character Area.  The proposed condition modifications could be 
considered inconsistent with policies established by the Board through its previous zoning 
actions on the site.   

 
CONDITIONS AFFECTING ZONING 

 
The proposed reduction in architectural standards may be inconsistent with the intent of the 
original Board approvals for this specific residential development.  Certain zoning conditions 
were established through the public hearing process with significant input from the surrounding 
community.  

 
 



Gwinnett County Planning Division 
Change in Conditions Application 

Last Updated 2/2014 

CHANGE IN CONDITIONS APPLICANT'S RESPONSE 
STANDARDS GOVERNING THE EXERCISE OF THE ZONING POWER 

PURSUANT TO REQUIREMENTS OF THE UNIFIED DEVELOPMENT ORDINANCE, THE BOARD 
OF COMMISSIONERS FINDS THAT THE FOLLOWING STANDARDS ARE RELEVANT IN 
BALANCING THE INTEREST IN PROMOTING THE PUBLIC HEALTH, SAFETY, MORALITY OR 
GENERAL WELFARE AGAINST THE RIGHT TO THE UNRESTRICTED USE OF PROPERTY AND 
SHALL GOVERN THE EXERCISE OF THE ZONING POWER. 

PLEASE RESPOND TO THE FOLLOWING STANDARDS IN THE SPACE PROVIDED OR USE AN 
ATTACHMENT AS NECESSARY: 

(A) WHETHER A PROPOSED CHANGE IN CONDITIONS WILL PERMIT A USE THAT IS 
SUITABLE IN VIEW OF THE USE AND DEVELOPMENT OF ADJACENT AND NEARBY 
PROPERTY: 

Please see attached 

(B) WHETHER A PROPOSED CHANGE IN CONDITIONS WILL ADVERSELY AFFECT THE 
EXISTING USE OR USABILITY OF ADJACENT OR NEARBY PROPERTY: 
Please see attached 

(C) WHETHER THE PROPERTY TO BE AFFECTED BY A PROPOSED CHANGE IN CONDITIONS 
HAS REASONABLE .ECONOMIC USE AS CURRENTLY ZONED: 
Please see attached 

(D) WHETHER THE PROPOSED CHANGE IN CONDITIONS WILL RESULT IN A USE WHICH 
WILL OR COULD CAUSE AN EXCESSIVE OR BURDENSOME USE OF EXISTING STREETS, 
TRANSPORTATION FACILITIES, UTILITIES, OR SCHOOLS: 
Please see attached 

(E) WHETHER THE PROPOSED CHANGE IN CONDITIONS IS IN CONFORMITY WITH THE 
POLICY AND INTENT OF THE LAND USE PLAN: 
Please see attached 

(F) WHETHER THERE ARE OTHER EXISTING OR CHANGING CONDITIONS AFFECTING THE 
USE AND DEVELOPMENT OF THE PROPERTY WHICH GIVE SUPPORTING GROUNDS FOR 
EITHER APPROVAL OR DISAPPROVAL OF THE PROPOSED CHANGE IN CONDITIONS: 

Please see attached 

RECEIVED Y 
C\C '16019 
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CHANGE IN CONDITIONS APPLICANT'S RESPONSE 
STANDARDS GOVERNING THE EXERCISE OF THE ZONING POWER 

(A) The subject property is surrounded by residential developments. The proposed 
development of a single family residential subdivision will permit a use that is 
suitable in view of the use and development of adjacent and nearby properties. 

(B) No. The proposed development will not adversely affect the existing use or 
usability of adjacent or nearby property. Rather, the proposed development would 
be consistent with the adjacent and nearby property and provide an enhancement 
to the area. 

(C) No. In light of market conditions the property has no reasonable economic use as 
currently zoned. The Applicant's requested use as a single family residential 
development under the modified conditions will permit a more suitable and 
appropriate development allowing for the "highest and best use" for the property. 

(D) The proposed development is located in an area with public water and sewer 
availability and convenient access to major roadways. It will not cause an 
excessive use of the local fire department, police protection, or solid waste 
collection/disposal services provided by the County. Further, the rezoning will 
not cause excessive use of existing streets, transportation facilities, utilities, or 
schools. 

(E) Yes. The proposed rezoning is in conformance with the Gwinnett County 2030 
Unified Plan in that it provides single family residences within an 
Existing/Emerging Suburban Character Area. 

(F) Yes, the existing zonings of adjacent and nearby properties and the proximity of 
the subject property to the Mall of Georgia and Interstate 85 give additional 
supporting grounds for the approval of the requested change in conditions. 

GIC '16019 JUN 3 2016 
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LETTER OF INTENT FOR CHANGE IN CONDITIONS 
APPLICATION OF MAHAFFEY PICKENS TUCKER, LLP 

Sha111: i\ 1. I .anham 
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Steven 1\ , Pirkc11~ 

1\ nclrc.:w l). Sh1nctl 

I\. Lt:I." 'l'itd;c:r, Jr. 
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Mahaffey Pickens Tucker, LLP submits the attached Change in Conditions Applications 

(the "Applications") on behalf of CMH Parks, lnc., uoing business as Chafin Builders, ("the 

Applicant") fo r the purpose of modifying existing condi tions of zoning on an apprnximatcly 

59.64+/- acre tract of land located near the intersection of Gravel Springs Road and Mall of 

Georgia Boulevard (the ''Property"). Current conditions wbich restrict the development of the 

Property are the reslllt of two separate land Lise applications submitted in 2015. ClC2015-00008 

governs the 44.86 acre portion or the Property zoned R-ZT (the ''R-ZT Portionn) and RZR2015-

00007 governs the 14.78 acre portion of the Properly zoned R-60 (the " R-60 Portion"). Though 

there are two underlying zoning cases, the R-ZT Portion and the R-60 Portion comprise a single 

development. 

The previously proposed development, which was approved pursuant to case numbers 

CIC20 15-00008 and RZR2015-00007 (together the "Resolutions"), included 218 single-family 

homes at a density or 3.66 units per acre. Under the approved plan, the R-ZT Portion was 

proposed to include 178 lots and the R-60 Portion to incllldc 40 lots. The Resolutions contained, 

among others, conditions requiring a site plan-specific development and certain build ing 

materials on the ex teriors of the homes. The Applicant is requesting lo modify certain existing 

conditions as follows: 
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CIC2015-00008 & RZR20JS-00U07 

• Current Condition l(C}: T Jomes shall be craftsman style on lhe rronl fa9ade. 

Seventy- live percent (75%) of the homes (which shall indude the homes adjacent lo 

and along lhe common property li nes of homes in 1 ledgcrows Subdivision on 

Walking Uorsc Trai l and Walkers Glen Lane), shall be t:onstructcd with i:.; idc and rear 

elevations of brick and/or stacked stone on four sidei:.;. Minor treatments (i.e .. 

chimneys, roof gables, bay windows, dormers, etc.) may be of the same or or stucco, 

shake .shingle, wood 0 1· ftber cement lype siding. The remaining twenty-live percent 

(25%) of homes shall have side and rear elevations of same or or fiber cement-type 

siding, with brick or stacked stone water table. Elevations must be submi tted and 

approved by the Director of Planning and Development to insure keeping with the 

spirit intended. 

The Applicant is proposi ng to modify Condition I (C) of the Resolutions to read as fo llows: 

• Proposed Condition l(C): Homes shall be craftsman style on the front fa9ade. The 

Site Plan subm itted with the Applications was prepared by Primus Engineering, Inc. 

and is dated June 3, 2016. and reflects ( I) a section of lots a minimum of 62 feet wide 

(the ''62 ' Lots") containing approximately 102 lots {66 lots with in the R-ZT Portion 

including all lots adjacent to the I Jedgerows Subdivision and 36 lots in the R-60 

Portion) and (2) a section of lots a minimum of 47 feet wide (the ''47' Lots") in the 

nori hwest portion of the property containing approximately 76 lots. Homes on the 62' 

Lots shall be constructed with side and rear elevations of brick and/or stacked stone 

on fo ur sides. Minor treatments (i.e., chimneys, roof gables, bay windows, dormers, 

etc.) may be of the same materials or of stucco, shake shingle, wood or fiber cement 

( ~ I J J f 
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type siding. Homes on the 4?1 Lots shall have front facades consisting either of brick. 

stacked stone, shake. or fi ber cement siding, or combinations thereof, and the side and 

rear elevations shall be of the same materials with a brick or stacked stone.: water 

table. Elevations must be submitted and approved by the Director of Planning and 

Development to insure keeping with the spirit intended. 

CIC2015-00008 & RZIUOJS-00007 

• Current Condition I (E): For the R-ZT portion of the development, the property 

shall be developed in general accordance with the site plan prepared by Ridgeline 

Land Planning, Inc. dated September 19, 2015 and presented at the Board of 

Commissioners llearing November 17, 2015, which includes: ( I) a sc<.:tion of lots a 

minimum of 60 feet wide adjacent to 1 Icdgerows Subdivision (Walking Horse Trail 

and Walkers Glen Lane), containing approximately 78 lots and (2) a section of lots a 

minimum of 40 feet wide in the.: northwest po1i ion of the propc1ty containing 

approximately 97 lots. 

The Applicant is proposing to modify Condition I (E) of the Resolutions to read as fo llows: 

• Pl'Oposcll Condition 1 (E): The prope1ty shall be developed in general accordance 

with the site plan prepared by Primus Engineering, Inc. dated June 3, 201 6 and 

submitted lo the Gwinnett County Department o[ Planning and Development on June 

3, 2016 which includes: (1) a section of approximately I 02 lots u tninimum of 62 feet 

wide (66 of which are located within the R-ZT Po1iion and 36 of which arc located 

within lhc R-60 Po1iion) and (2) a section o [ IOLH a minimum or 47 feet wide in the 

northwest portion of the property containing approximately 76 lots . 
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The Applicant is proposing Lo reduce U1e total num ber or lots l'rom 218, under Cl C20 15-

00008 and RZR2015-00007, to 178. By reducing the total number of lots by forly, the Applicant 

can reduce the density of the proposed development from 3.66 units per acre, as is currently 

allowed, to 2.98 units per acre. This will reduce lhc impact of the proposed developmenl on 

schools, streets. and other infraslructure. Additionally, by reducing the total number of lots, the 

Applicant can also increase the size of lots in the proposed development, whic.:h CL1rrenlly 

provides two Jot sizes: 60 feet wide and 40 feet wide. The Applicant is proposing to increase the 

former 60-foot lots to 62 feel wide and the former 40-foot lots to 47 feet wide. Maintaining the 

currcnl exlerior building materials rcquir~ment for homes near or adjacent to the properly line 

common to the 1 lcdgcrows Subdi vision will preserve the aesthetic or the proposed development 

as viewed from Walking Horse Trail and Walkers Glen Lane. The proposed developn1ent is 

generally not otherwise visible as it sits significantly back off of Gravel Springs Road. The 

Resolutions also contain a requirement f'or a 50 foo t enhanced buffer along the common properly 

line with Hedgerows Subdiv ision, further screening the proposed development from view. 

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

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

address any concerns relating to the matters set fo rth in this letter or in the Change in Conditions 

Applications filed herewith. The Applicant respectfully requests yo ur approva l of these 

Applications. 

Respectfully submitted this 3rd day of June, 20 J 6. 

ClC '160 l9. 
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; L 
FIVED A 

11 



CASE NUMBER CIC2015-00008 
GCID 2015-0470 

BOARD OF COMMISSIONERS 

GWINNETT COUNTY 

LAWRENCEVILLE, GEORGIA 

RESOLUTION 

READING AND ADOPTION: 

At the regular meeting of the Gwinnett County Board of Commissioners, held in the 
Justice and Administration Center Auditorium, 75 Langley Drive, Lawrenceville, Georgia. 

Present 

Charlotte J. Nash, Chairman 
Jace Brooks, District I 
Lynette Howard, District 2 
Tommy Hunter, District 3 
John Heard, District 4 

YES 
YES 
YES 

ABSENT 
YES 

On motion of COMM. HEARD, which carried 4-0, the following resolution was 
adopted: 

A RESOLUTION TO AMEND THE OFFICIAL ZONING MAP 

WHEREAS, the Municipal-Gwinnett County Planning Commission has held a duly 

advertised public hearing and has filed a formal recommendation with the Gwinnett County 

Board of Commissioners upon an Application to Amend the Official Zoning Map from 

R-ZT to R-ZT by MAHAFFEY, PICKENS, TUCKER, LLP for a CHANGE IN CONDITIONS OF 

ZONING on a tract of land described by the attached legal description, which is incorporated 

herein and made a part hereof by reference; and 

WHEREAS, notice to the public regarding said Amendment to the Official Zoning Map 

has been duly published in THE GWINNETT DAILY POST, the Official News Organ of 

Gwinnett County; and 



CASE NUMBER CIC2015-00008 
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WHEREAS, a public hearing was held by the Gwinnett County Board of Commissioners 

on NOVEMBER 17, 20 I 5 and objections were filed. 

NOW, THEREFORE, BE IT RESOLVED by the Gwinnett County Board of 

Commissioners on this, the lZ'h day of NOVEMBER 20 IS, that the aforesaid application to 

amend the Official Zoning Map from R-ZT to R-ZT (CHANGE IN CONDITIONS) is hereby 

APPROVED subject to the following enumerated conditions: 

I. To restrict the use of the property as follows: 

A Single family detached dwellings and accessory uses and structures. 

B. The minimum heated floor area per dwelling unit shall be 2,200 square feet for single 
story homes and 2,400 square feet for two-story homes. 

C. Homes shall be craftsman style on the front fa~ade. Seventy-five percent (75%) of the 
homes (which shall include the homes adjacent to and along the common property lines 
of homes in Hedgerows Subdivision on Walking Horse Trail and Walkers Glen Lane), 
shall be constructed with side and rear elevations of brick and/or stacked stone on four 
sides. Minor treatments (i.e. chimneys, roof gables, bay windows, dormers, etc.) may be 
of the same or of stucco, shake shingle, wood or fiber cement type siding. The 
remaining twenty-five percent (25%) of homes shall have side and rear elevations of 
same or of fiber cement-type siding, with brick or stacked stone water table. Elevations 
must be submitted and approved by the Director of Planning and Development to 
insure keeping with the spirit intended. 

D. All dwellings shall have double-car garages. 

E. For the R-ZT portion of the development, the property shall be developed in general 
accordance with the site plan prepared by Ridgeline Land Planning, Inc. dated September 
19, 20 IS, and presented at the Board of Commissioners Hearing November 17, 20 I 5, 
which includes: (I) a section of lots a minimum of 60 feet wide adjacent to Hedgerows 
Subdivision (Walking Horse Trail and Walkers Glen Lane), containing approximately 78 
lots and (2) a section of lots a minimum of 40 feet wide in the northwest portion of the 
property, containing approximately 97 lots. 



2. To satisfy the following site development considerations: 

CASE NUMBER CIC2015-00008 
GCID 20 I 5-0470 

A. Provide a fifty foot (SO') wide buffer along the common property line with the 
Hedgerows Subdivision (Walkers Glen Lane and Walking Horse Trail). Buffer shall be 
undisturbed except for additional landscaping only where sparsely vegetated, said 
additional landscaping shall be planted from the property line to the buffer line, to 
consist of a mixture of an undulating berm of Thuga Green Giants designed to blend 
with the natural landscape and being two staggered rows planted 6 feet on-center, and 
shall be 6 to 8 feet tall at the time of planting with a two year warranty. 

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

C. All grassed areas shall be sodded. 

D. Provide underground utilities throughout the development. 

E. Final architectural landscaping and site plans shall be subject to review and approval of 
the Director of Planning and Development. 

F. All grassed areas on dwelling lots shall be sodded. All other disturbed land shall be 
sodded, hydro-seeded and strawed or mulched. 

3. To abide by the following requirements, dedications, and improvements: 

A. If required, dedicate at no cost to Gwinnett County all necessary right-of-way and 
easements for the future construction of a greenway path/trail through the property in 
accordance with the Gwinnett County Open Space and Greenway Master Plan. Right­
of-way/easement width and location shall be subject to review and approval of the 
Gwinnett Department of Community Services. All dedications will be located outside of 
the designated stream bank setbacks. 

B. All residences shall be bound by a declaration of covenants, easements and restrictions 
which is recorded in the real estate records of Gwinnett County and which will 
automatically make each homeowner a member of the mandatory homeowners 
association (which shall be incorporated as a Georgia not-for-profit corporation). The 
homeowners association shall own, control and maintain all amenity areas, clubhouse 
open space and/or common areas located within the development and shall assess and 
collect compulsory annual, monthly or quarterly dues in an amount sufficient to provide 
for the ongoing maintenance, insurance, taxes, etc. of all landscaping, entranceways and 
common areas. Said homeowners association shall have lien rights in the event that 
compulsory dues are not paid. 
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C. The subdivision shall include an amenity area containing at a minimum, a junior Olympic 
size pool, playground, cabana/bath house and mail kiosk, aesthetically compatible with 
homes in the subdivision. The amenities shall be constructed once 25 percent of the 
homes in the subdivision have been sold to residents. 

D. The subdivision entrance on Gravel Springs Road shall include a stone/brick monument 
divided entrance with a raised berm 6 to 8 feet high, with a 3: I slope and decorative 
fencing. There shall be a I 00-foot setback for the first two corner lots. The entrance 
shall be landscaped with ornamental shrubs, flowers and trees. The entrance, landscape 
and signage plans shall be subject to review and approval by the Director of Planning and 
Development. 

GWINNETT COUNTY BOARD OF COMMISSIONERS 

By: 

Date Signed: --~t..,'.2,,.,,;{.~-':3+1 _,_15..,_ ______ _ 

ATTEST: 
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BOARD OF COMMISSIONERS 

GWINNETT COUNTY 

LAWRENCEVILLE, GEORGIA 

RESOLUTION 

READING AND ADOPTION: 

At the regular meeting of the Gwinnett County Board of Commissioners, held in the 
Justice and Administration Center Auditorium, 75 Langley Drive, Lawrenceville, Georgia. 

Present 

Charlotte J. Nash, Chairman 
Jace Brooks, District I 
Lynette Howard, District 2 
Tom my Hunter, District 3 
John Heard, District 4 

YES 
YES 
YES 

ABSENT 
YES 

On motion of COMM. HEARD, which carried 4-0, the following resolution was 
adopted: 

A RESOLUTION TO AMEND THE OFFICIAL ZONING MAP 

WHEREAS, the Municipal-Gwinnett County Planning Commission has held a duly 

advertised public hearing and has filed a formal recommendation with the Gwinnett County 

Board of Commissioners upon an Application to Amend the Official Zoning Map from 

RA-200 & R-TH to R-60 by MAHAFFEY PICKENS TUCKER, LLP for the proposed use of a 

SINGLE-FAMILY SUBDIVISION on a tract of land described by the attached legal description, 

which is incorporated herein and made a part hereof by reference; and 

WHEREAS, notice to the public regarding said Amendment to the Official Zoning Map 

has been duly published in THE GWINNETT DAILY POST, the Official News Organ of 

Gwinnett County; and 
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WHEREAS, a public hearing was held by the Gwinnett County Board of Commissioners 

on NOVEMBER 17, 20 IS and objections were filed. 

NOW, THEREFORE, BE IT RESOLVED by the Gwinnett County Board of 

Commissioners on this, the ll'h day of NOVEMBER 20 IS, that the aforesaid application to 

amend the Official Zoning Map from RA-200 & R-TH to R-60 is hereby APPROVED with the 

following enumerated conditions: 

I . To restrict the use of the property as follows: 

A. Single family detached dwellings and accessory uses and structures. 

B. The minimum heated floor area per dwelling unit shall be 2,200 square feet for single 
story homes and 2,400 square feet for two-story homes. 

C. Homes shall be craftsman style on the front fa~ade. Seventy-five percent (7S%) of the 
homes (which shall include the homes adjacent to and along the common property lines 
of homes in Hedgerows Subdivision on Walking Horse Trail and Walkers Glen Lane), 
shall be constructed with side and rear elevations of brick and/or stacked stone on four 
sides. Minor treatments (i.e. chimneys, roof gables, bay windows, dormers, etc.) may be 
of the same or of stucco, shake shingle, wood or fiber cement type siding. The 
remaining twenty-five percent (2S%) of homes shall have side and rear elevations of 
same or of fiber cement-type siding, with brick or stacked stone water table. Elevations 
must be submitted and approved by the Director of Planning and Development to 
insure keeping with the spirit intended. 

D. All dwellings shall have double-car garages. 

E. For the R-ZT portion of the development, the property shall be developed in general 
accordance with the site plan prepared by Ridgeline Land Planning, Inc. dated September 
19, 20 IS, and presented at the Board of Commissioners Hearing November 17, 20 IS, 
which includes: (I) a section of lots a minimum of 60 feet wide adjacent to Hedgerows 
Subdivision (Walking Horse Trail and Walkers Glen Lane), containing approximately 78 
lots and (2) a section of lots a minimum of 40 feet wide in the northwest portion of the 
property, containing approximately 97 lots. 



2. To satisfy the following site development considerations: 
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A. Provide a fifty foot (SO') wide buffer along the common property line with the 
Hedgerows Subdivision (Walkers Glen Lane and Walking Horse Trail). Buffer shall be 
undisturbed except for additional landscaping only where sparsely vegetated, said 
additional landscaping shall be planted from the property line to the buffer line, to 
consist of a mixture of an undulating berm of Thuga Green Giants designed to blend 
with the natural landscape and being two staggered rows planted 6 feet on-center, and 
shall be 6 to 8 feet tall at the time of planting with a two year warranty. 

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

C. All grassed areas shall be sodded. 

D. Provide underground utilities throughout the development. 

E. Final architectural landscaping and site plans shall be subject to review and approval of 
the Director of Planning and Development. 

F. All grassed areas on dwelling lots shall be sodded. All other disturbed land shall be 
sodded, hydro-seeded and strawed or mulched. 

3. To abide by the following requirements, dedications, and improvements: 

A. If required, dedicate at no cost to Gwinnett County all necessary right-of-way and 
easements for the future construction of a greenway path/trail through the property in 
accordance with the Gwinnett County Open Space and Greenway Master Plan. Right­
of-way/easement width and location shall be subject to review and approval of the 
Gwinnett Department of Community Services. All dedications will be located outside of 
the designated stream bank setbacks. 

B. All residences shall be bound by a declaration of covenants, easements and restrictions 
which is recorded in the real estate records of Gwinnett County and which will 
automatically make each homeowner a member of the mandatory homeowners 
association (which shall be incorporated as a Georgia not-for-profit corporation). The 
homeowners association shall own, control and maintain all amenity areas, clubhouse 
open space and/or common areas located within the development and shall assess and 
collect compulsory annual, monthly or quarterly dues in an amount sufficient to provide 
for the ongoing maintenance, insurance, taxes, etc. of all landscaping, entranceways and 
common areas. Said homeowners association shall have lien rights in the event that 
compulsory dues are not paid. 
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C. The subdivision shall include an amenity area containing at a minimum, a junior Olympic 
size pool, playground, cabana/bath house and mail kiosk, aesthetically compatible with 
homes in the subdivision. The amenities shall be constructed once 25 percent of the 
homes in the subdivision have been sold to residents. 

D. The subdivision entrance on Gravel Springs Road shall include a stone/brick monument 
divided entrance with a raised berm 6 to 8 feet high, with a 3: I slope and decorative 
fencing. There shall be a I 00-foot setback for the first two corner lots. The entrance 
shall be landscaped with ornamental shrubs, flowers and trees. The entrance, landscape 
and signage plans shall be subject to review and approval by the Director of Planning and 
Development. 

GWINNETT COUNTY BOARD OF COMMISSIONERS 

By: 

Date Signed: -~'~:2""'L_3'+/~6___,_ _____ _ 
J /~ 

ATTEST: 



 

Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, August 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZR2016-00015 Brookwood HS 3481 2,575 906 3516 2,575 941 3504 2,575 929 11
Five Forks MS 1078 1,150 -72 1094 1,150 -56 1105 1,150 -45 8
Gwin Oaks ES 1033 875 158 1043 875 168 1054 875 179 15

RZR2016-00016 Mill Creek HS 3819 2,800 1,019 3682 2,800 882 3594 2,800 794 7
Osborne MS 1680 1,575 105 1697 1,575 122 1714 1,575 139 5
Puckett's Mill ES 891 1,200 -309 880 1,200 -320 871 1,200 -329 10

CIC2016-00019 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 34
CIC2016-00020 Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 25

Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 48

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 7/13/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
REZONING ANALYSIS 

 
CASE NUMBER  :RZC2016-00017 
ZONING CHANGE :RA-200 TO C-2 
LOCATION  :2800 BLOCK OF GRAVEL SPRINGS ROAD 
MAP NUMBER  :R7143 010 
ACREAGE  :7.0 ACRES 
SQUARE FEET  :150,000 SQUARE FEET 
PROPOSED DEVELOPMENT :CONGREGATE PERSONAL CARE HOME 

(REDUCTION IN BUFFERS) 
COMMISSION DISTRICT :(4) HEARD 
DEPARTMENT RECOMMENDATION:   APPROVAL WITH CONDITIONS AS O-I   

WITH A SPECIAL USE PERMIT 
 
CASE NUMBER  :RZR2016-00018 
ZONING CHANGE :RA-200 TO R-60 
LOCATION  :2800 BLOCK OF GRAVEL SPRINGS ROAD  
  :2300 BLOCK OF BROWN ROAD 
MAP NUMBER  :R7143 010 
ACREAGE  :76.12 ACRES 
UNITS  :118 UNITS 
PROPOSED DEVELOPMENT :SINGLE-FAMILY SUBDIVISION 
COMMISSION DISTRICT :(4) HEARD 
DEPARTMENT RECOMMENDATION:   APPROVAL WITH CONDITIONS AS R-SR 
 
FUTURE DEVELOPMENT MAP: EXISTING / EMERGING SUBURBAN 
 
APPLICANT:   SATILLA CAPITAL PARTNERS 
 C/O ANDERSON, TATE, & CARR, PC 
 1960 SATELLITE BOULEVARD, SUITE 400 
 DULUTH, GA 30097 
  
CONTACT: MARIAN ADEIMY  PHONE:  678.518.6855 
 
OWNER: ACM SATILLA LN V, L.L.C. 
 1718 PEACHTREE STREET, NW 
 SUITE 276 
 ATLANTA, GA 30318 
 
PROJECT DATA:  
 
The applicant is requesting rezoning of two tracts of land located on the south side of Gravel 
Springs Road, west of Interstate 85, and extending to Brown Road.  Both properties are 
presently zoned RA-200 (Agriculture-Residence District), and are undeveloped and heavily-
wooded.  
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The first tract is a seven-acre parcel along the Gravel Springs Road frontage. On this tract, 
pursuant to RZC2016-00017, the applicant requests C-2 (General Business District) zoning for 
a Congregate Personal Care Home for approximately 125 units (150,000 square feet) within a 
maximum three-story building.  The proposed gross and net residential density is 17.86 dwelling 
units per acre, as there are no utility easements or floodplain areas on the subject site.  Access 
to the project is proposed from a new residential street located on property adjacent to the 
west, under consideration for R-60 zoning pursuant to RZR2016-00018.  Staff notes that a 75-
foot wide buffer is required adjacent to both RA-200 and R-60 zoning. The site plan indicates a 
50-foot buffer along the side and rear property lines; therefore, a reduction in buffers would be 
necessary. A total of 50 parking spaces are shown on the site plan, meeting standard parking 
requirements. A stormwater detention facility is planned for the southern end of the property. 
The subject site is located within the GA Highway124/324/Hamilton Mill Overlay District and 
the project would have to abide by the requirements of the Overlay. 
 
The second tract contains 76.12 acres and extends southward from Gravel Springs Road to 
Brown Road and the Sugarloaf Parkway Extension. Pursuant to RZR2016-00018, the applicant 
requests R-60 (Single-Family Residence District) zoning for 118 lots at a density of 1.55 units 
per acre. Three access points are proposed to the site, two from Brown Road and one from 
Gravel Springs Road, to be shared with property adjacent to the east, under consideration for 
C-2 zoning pursuant to RZC2016-00017.  According to the letter of intent, the applicant states 
that the 118 units will be a minimum of 2,000 square feet with senior-targeted floor plans and 
two-car garages. The site plan indicates a recreation area on the new street, partially located on 
property within the city limits of Buford. Two stormwater detention areas are shown on the 
site plan, as well as 40.4 acres of open space/common area. Most of that common area (32.2 
acres) is located in the southwest portion of the subject site, where several streams appear to 
be located.   
 
ZONING HISTORY: 
 
The subject properties have been zoned RA-200 since 1970.  A request to rezone a portion of 
the site to M-2 (Heavy Industry District) for a rock quarry was denied in 1973, pursuant to RZ-
89-73. 
 
GROUNDWATER RECHARGE AREA: 
 
The subject property is located within an identified Significant Groundwater Recharge Area. 
The development would be served by sanitary sewer, resulting in minimal impact. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development.  
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
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DEVELOPMENT REVIEW SECTION COMMENTS: 
 
The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires a ten-foot wide landscape strip adjacent to all street rights-of-way for 
non-residential developments. 
 
The Buffer, Landscape and Tree Protection  Section of the Unified Development Ordinance 
(Chapter 620) requires a no-access easement along the line of double frontage lots abutting 
upon a major thoroughfare for residential developments. 
 
The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires submittal and approval of a Tree Preservation and Replacement Plan 
prepared by a professional landscape architect prior to securing a Land Disturbance or 
Development permit. 
 
Section 610-20.3 of the Unified Development Ordinance requires screening of dumpsters and 
loading/unloading facilities. 
 
Parking lots and interior driveways shall be designed in accordance with Chapter 240 of the 
Unified Development Ordinance. 
 
Section 900-30 of the Unified Development Ordinance requires a 200-foot deceleration lane 
with a 50-foot taper at each project entrance that proposes access to a Minor Collection Street 
or Major Thoroughfare.  Right-of-way dedication to accommodate the deceleration lane and an 
11-foot shoulder is also required.  Reduction in length of a deceleration lane requires approval 
of a Modification by the Development Division; elimination of a deceleration lane requires 
approval of a Waiver by the Board of Commissioners. 
 
Project access and required improvements along State routes or U.S. Highways (i.e., number 
and design of driveways, deceleration lanes, median breaks, etc.) will be subject to review and 
approval of the Georgia Department of Transportation.  (Section 900-90.3F of the Unified 
Development Ordinance). 
 
Section 900-90 of the Unified Development Ordinance requires construction of five-foot wide 
sidewalks along all exterior roadways adjoining the project, and four-foot wide sidewalks 
adjacent to both sides of all interior public streets. 
 
A minimum 50-foot building setback is required from the right-of-way of Gravel Springs Road 
for commercial tracts.  A 40-foot building setback adjacent to exterior streets for residential 
tracts is required (Section 210-60.5C of the Unified Development Ordinance). 
 
Provide a 75-foot natural, undisturbed buffer adjacent to residentially zoned properties (Unified 
Development Ordinance Chapter 610, Table 610.1 and Section 610-20.2). 
 
Section 610-20.4B of the Unified Development Ordinance requires an additional five-foot 
setback for all structures (parking lots, driveways, detention ponds, retaining walls, etc.) 
adjacent to required buffers. 
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Section 320-20.2 of the Unified Development Ordinance requires submittal of a Specimen Tree 
Concept Plan and Tree Survey prior to submittal and acceptance of a Development Permit 
Application. 
 
The developer must submit a concept plan for review and approval of the Development 
Division prior to submittal and acceptance of a development permit application, if development 
plans will be submitted in phases (Section 340-20.2A of the Unified Development Ordinance). 
 
The developer must submit detailed site development plans, including a landscape and tree 
preservation/replacement plan, for review and approval of the Development Division prior to 
any construction. 
 
The developer must submit a preliminary plat (construction plans), including a grading plan, tree 
plan, and road/sewer profiles for review and approval of the Development Division prior to any 
construction. 
 
Section 800-20 of the Unified Development Ordinance requires submittal of a Storm Water 
Management Report for the project prior to obtaining a Land Disturbance or Development 
Permit. 
 
Section 700-40.1A of the Unified Development Ordinance requires that the lowest floor, 
including the basement, of all residential building be constructed at an elevation of at least three 
feet above the 100-year floodplain. 
 
Section 700-40.1B of the Unified Development Ordinance requires that the lowest floor 
including the basement, of all non-residential building be constructed at an elevation of at least 
one foot above the 100-year floodplain. 
 
Note that all recreation areas, open space and/or common areas (including storm water 
detention facility lots) located within the development shall be controlled by a mandatory 
Property Owner’s Association (to include reported bylaws) with responsibility for maintenance, 
insurance, and taxes for open space areas. 
 
This project lies within an Activity Center/Corridor Overlay District, and is subject to all 
requirements set forth in Chapter 220 of the Unified Development Ordinance. 
 
The United States Postal Service may require a centralized mail delivery kiosk for this proposed 
development, replacing individual mail boxes.  Mail delivery kiosk must be located outside of 
right-of-way access easement (if private street).  Location and access must be approved by 
Gwinnett County D.O.T. 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
The property appears to contain stream buffers.  The proposed conceptual plan may require 
revision to show the appropriate stream buffer area.  All stormwater best management 
practices will be applicable upon development permit issuance. 
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GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION (D.O.T.) COMMENTS: 
 
Gravel Springs Road is a State Route and Georgia D.O.T. right-of-way requirements govern. 
 
Brown Road is a Local Street and 30 feet of right-of-way is required from the centerline. 
 
Commercial entrances shall be provided to the site per current development regulations. 
 
Standard deceleration lane with appropriate taper and adequate right-of-way will be required. 
 
The project entrance shall align with opposing roads or driveways in accordance with the 
Gwinnett County Unified Development Ordinance. 
 
Prior to the issuance of a Development Permit, a sight distance certification shall be provided. 
 
The number and locations of driveways are subject to Gwinnett County D.O.T. approval. 
 
Project must comply with Gwinnett County D.O.T. Criteria and Guidelines for left turn lanes.   
 
Prior to the issuance of a Development Permit, the applicant shall provide a traffic impact study 
for the intersection of Brown Road and Ivy Church Road with Gravel Springs Road. It will be 
the developer’s responsibility to upgrade the existing substandard Brown Road to the minimum 
24-foot edge of pavement to edge of pavement roadway with drainage ditches or curb and 
gutter from the southernmost driveway to the intersection of Gravel Springs Road. All 
additional right-of-way required for roadway improvements shall be required by the developer 
at no expense to the County. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of a 
16-inch water main located on the southwestern right-of-way of Gravel Springs Road and an 
eight-inch water main located on the southeastern right-of-way of Brown Road. 
 
Due to the uncontrollable variables, the Department of Water Resources (DWR) makes no 
guarantees as to the minimum pressures or volumes available at a specific point within its 
system.  Demands imposed by the proposed development may require reinforcements or 
extensions of existing water mains.  Any cost associated with such required reinforcements or 
extensions will be the responsibility of the development and will not be provided by this 
department. 
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The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located approximately 1,745 feet north of parcel R7143 010 on 
the right-of-way of Brockenhurst Drive.   
 
The subject development is located within the Ivy Creek service area.  There are currently no 
connection restrictions within this service area.  Treatment capacity within this area is presently 
available on a first come - first serve basis. 
 
Demands imposed by the proposed development may require reinforcements or extensions of 
existing sewer mains.  Any cost associated with such required reinforcements or extensions 
will be the responsibility of the development and will not be provided by this department.  
Developer shall provide easements for future sewer connection to all locations designated by 
DWR during plan review. 
 
As-built information for this department is dependent upon outside entities to provide record 
drawings for the utilities.  Therefore, this department does not guarantee the accuracy of the 
information provided. 
 
Extensions of the water and/or sanitary sewer systems within the subject development must 
conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 
construction, inspection, and final acceptance of the required utilities, service to these utilities 
would then become available under the applicable utility permit rate schedules.  
 
BUILDING CONSTRUCTION SECTION COMMENTS: 
 
Building Plan Review has no objections under the following conditions: 
 

1. The applicant shall submit civil site drawings to Building Plan Review for review and 
approval. 
 

2. The applicant shall submit architectural, structural, mechanical, electrical and plumbing 
drawings for each building for review and approval by Building Plan Review. 
 

3. Each building shall comply with the height and area limitations of Table 503 and the fire 
resistive and horizontal separation requirements of Tables 601 and 602 of the 2012 
International Building Code with Georgia state amendments based on occupancy group 
classification, type of construction, and location of each building from property lines and 
other buildings. 
 

4. Architectural design of the proposed building shall incorporate the requirements of the 
Gwinnett County Unified Development Ordinance, Architectural Design Standards, 
Category 3. 
 

5. Upon completion of plan review approvals, the applicant shall obtain a building permit 
for each building and achieve satisfactory field inspections for issuance of a Certificate of 
Occupancy. 
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For assistance, you may contact this office at 678.518.6000 Monday through Friday from the 
hours of 8:00 a.m. to 5:00 p.m. 
 
GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
No comment. 
 
DEPARTMENT ANALYSIS: 
 
The applicant is requesting rezoning on two tracts of land located on the south side of Gravel 
Springs Road, west of Interstate 85. Both tracts are presently undeveloped and heavily-wooded.  
 
The 2030 Unified Plan Future Development Map indicates these properties lie within an 
Existing/Emerging Suburban Character Area. Policies for this Character Area encourage 
consistency of both development type and density within a given area. Although there is 
commercial zoning across Gravel Springs Road, staff notes the subject C-2 zoning request 
(RZC2016-00017) could be accommodated with O-I (Office-Institutional District) zoning and a 
Special Use Permit for a personal care home. In addition, the R-60 zoning request (RZR2016-
00018) could be developed with R-SR (Senior Oriented Residence District) zoning based on the 
targeted senior homeowner as stated by the applicant.  Given the zoning pattern of the area, 
character of surrounding developments, and the intent of the 2030 Unified Plan to encourage 
compatible infill development, and if approved with these less intense alternative zoning 
districts, the proposed development may be appropriate at this location.   
 
The surrounding unincorporated area is primarily residential in character and includes single-
family subdivision developments as well as residences on large acreage tracts.  Surrounding 
properties in the city limits of Buford are predominately in commercial zoning, but remain 
largely undeveloped. Adjacent to the west are properties located within the city limits of 
Buford, zoned for commercial uses along the Gravel Springs Road frontage. To the east are 
additional properties within the city limits of Buford, also zoned commercial along Gravel 
Springs Road and residential to the south. To the east is an undeveloped R-ZT zoned property 
pursuant to RZR2006-00041. The area further to the south, east and west consist of homes on 
acreage and tracts of land located in the city limits of Buford. To the north across Gravel 
Springs Road are parcels of various sizes and zoning classifications proposed to be developed as 
the Villages at Ivy Creek multi-use project consisting of single-family homes, townhomes, and 
commercial/retail buildings. The requested rezonings for a personal care home and a senior-
targeted single family subdivision could be compatible with the zoning and development pattern 
of the area, if approved as O-I and R-SR, respectively.  
 
In conclusion, a personal care home and a senior-targeted single family subdivision could be 
suitable given the existing and anticipated land uses in the area; however, the requested C-2 
and R-60 zoning may not be considered consistent with policies of the 2030 Unified Plan and 
could adversely affect the established single-family subdivision developments along Gravel 
Springs. Therefore, the Department of Planning and Development recommends APPROVAL 
WITH CONDITIONS AS O-I WITH A SPECIAL USE PERMIT (RZC2016-00017) 
and APPROVAL WITH CONDITIONS AS R-SR (RZR2016-00018) as more suitable 
alternatives. 
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RZC2016-00017 
PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS  
 
Approval as O-I (Office-Institutional District) with a Special Use Permit for a Congregate 
Personal Care Home, subject to the following enumerated conditions: 
 

1. To restrict the use of the property as follows: 
 

A. Professional office and institutional uses, which may include a Congregate Personal 
Care Home as a special use.  The personal care home may contain a maximum of 
125 units. 

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

stone on all sides (stucco may only be used as an accent material). Final building 
elevations shall be submitted for review by the Director of Planning and 
Development.  

 
C. Abide by all requirements of UDO Section 220-30 (Activity Center/Corridor 

Overlay District).  This condition shall not preclude a variance application.  
 
D. The personal care home facility grounds shall include common gardens, patios, 

gazebos, benches, pools and pocket parks.  
 
2. To abide by the following site development considerations: 
 

A. Provide 10-foot wide landscape strips adjacent to all rights-of-way.  
 

B. Provide a 50-foot wide landscaped buffer adjacent to the side and rear property 
lines. 

 
C. Natural vegetation shall remain on the property until the issuance of a 

development permit. 
 

D. Ground signage shall be limited to one monument-type sign, and shall be subject 
to review and approval by the Director of Planning & Development. The sign shall 
include a minimum two-foot high brick or stacked stone base, complementing the 
building’s architectural treatment. The masonry base shall extend at least the full 
width of the sign cabinet, and the cabinet shall be fully surrounded by the same 
materials. Ground sign shall be externally-illuminated and shall not exceed 6 feet 
in height.  

 
E. Wall signage shall not exceed the requirements of the Gwinnett County Sign 

Ordinance, and shall only utilize neutral (non-white earthtone) background colors 
for the sign cabinet. 
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F. Window signage (signs displayed on the interior or exterior of the business 
storefront windows) shall be prohibited, except for open/closed signs or signs 
required by county, state or federal law.  Flashing or blinking signs and exposed 
neon or LED signs shall be prohibited.  Exposed or visible lighting strips mounted 
on the building or around window frames shall be prohibited.   

 
G. Dumpsters or trash compactors shall be screened by a 100% opaque brick or 

stacked stone wall with an opaque metal gate enclosure. Hours of dumpster pick-
up shall be limited to between 7:00 am and 7:00 pm.  

 
H. Lighting shall be contained in cut-off type luminaries and shall be directed in 

toward the property so as not to shine directly into adjacent properties or rights-
of-way. 

 
I. Billboards or oversized signs shall be prohibited.  

 
J. Outdoor storage shall be prohibited. 

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

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

 
L. The property owner shall repaint or repair any graffiti or vandalism that occurs 

on the property within 72 hours.  
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RZR2016-00018 
PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
Approval as R-SR (Senior Oriented Residence District) for a senior-oriented subdivision, 
subject to the following enumerated conditions: 
 
1. To restrict the use of the property as follows: 

 
A. Single-family detached dwellings and accessory uses and structures, not to exceed 118 

lots.  The minimum lot area shall be 7,200 square feet and the minimum lot width shall 
be 60 feet.  

 
B. The development shall be restricted to occupancy by residents aged 55 years or older. 
 
C. The homeowner’s association shall be responsible for maintenance of all common 

areas/facilities, street frontage landscaping, and lawn and ornamental planting 
maintenance on individual lots. The homeowner’s association shall be responsible for 
exterior maintenance of individual residences to include, at a minimum, painting of the 
exteriors on a rotation not to exceed six years.   

 
D. The minimum heated floor area per dwelling unit shall be 2,000 square feet.  
 
E. Homes shall be constructed with architectural treatments of primarily brick or stone on 

the front, with minor treatments of low or no-maintenance siding materials. The balance 
of the sides and rear shall be of brick, stone or fiber-cement siding with a minimum 
three-foot high water table of brick or stone.  A full cornice return at gable height shall 
be installed with fiber-cement shake siding in the gable area. 

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

 
2. To satisfy the following site development considerations: 
 

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

B. All utilities shall be placed underground. 
 
C. Detention pond(s) shall be fenced with a black vinyl-coated chain link fence a minimum 

of four feet in height, and shall be fully screened from view of adjacent residences with a 
double staggered row of evergreens. 
 

D. A recreational area consisting of a minimum of two tennis courts, a swimming pool and 
a clubhouse shall be provided on the subject property or on property adjacent to the 
site, located within the city limits of Buford.   
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E. Prior to the issuance of a Development Permit, the applicant shall provide a traffic 
impact study for the intersection of Brown Road and Ivy Church Road with Gravel 
Springs Road. It will be the developer’s responsibility to upgrade the existing 
substandard Brown Road to the minimum 24-foot edge of pavement to edge of 
pavement roadway with drainage ditches or curb and gutter from the southernmost 
driveway to the intersection of Gravel Springs Road. All additional right-of-way required 
for roadway improvements shall be required by the developer at no expense to the 
County. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 

STANDARDS GOVERNING THE EXERCISE OF ZONING 
 
 
SUITABILITY OF USES 
 
If properly zoned and conditioned, a retirement community and a single-family detached senior 
housing development could be suitable for the subject properties.   
 
ADVERSE IMPACTS 
 
With the recommended conditions, minimal adverse impacts on surrounding properties could 
be anticipated. 
 
REASONABLE ECONOMIC USE AS ZONED 
 
The properties may have a reasonable economic use as currently zoned. 
 
IMPACTS ON PUBLIC FACILITIES 
 
Impacts in the form of increased utility demand, traffic and storm water runoff could be 
anticipated from this request. 
 
CONFORMITY WITH POLICIES 
 
The 2030 Unified Plan Future Development Map indicates that the site is located in an 
Existing/Emerging Character Area.  If properly conditioned and limited in density, the proposed 
use could be consistent with the 2030 Unified Plan which encourages expanded housing 
opportunities for seniors. 
 
CONDITIONS AFFECTING ZONING 
 
Staff’s recommendations for O-I zoning and a Special Use Permit for the personal care home 
and R-SR zoning for the single-family detached subdivision could be viewed as more suitable, 
less intense zonings for the properties. 
 
  
 

















North Building Elevation 

East Building Elevation 

South Building Elevation 

Scale: 3/32" = 1'-0" 









 

Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, September 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZR2016-00018 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 19
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 14
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 27

RZM2016-00004 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 36
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 26
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 51

RZR2016-00017 Dacula HS 2103 2,550 -447 2166 2,550 -384 2231 2,550 -319 2
Dacula MS 1616 1,900 -284 1644 1,900 -256 1693 1,900 -207 2
Mulberry ES 714 975 -261 743 975 -232 772 975 -203 3

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 8/11/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
REZONING ANALYSIS 

 
CASE NUMBER  :RZM2016-00004 
ZONING CHANGE :RA-200 TO R-TH 
LOCATION  :2700 BLOCK OF BROWN ROAD 
MAP NUMBER  :R7136 010 
ACREAGE  :35.29 ACRES 
UNITS  :190 UNITS 
PROPOSED DEVELOPMENT :TOWNHOMES (REDUCTION IN BUFFERS) 
COMMISSION DISTRICT :(4) HEARD 
 
FUTURE DEVELOPMENT MAP :EXISTING / EMERGING SUBURBAN 
 
APPLICANT:   SATILLA CAPITAL PARTNERS 
 C/O ANDERSON, TATE, & CARR, PC 
 1960 SATELLITE BOULEVARD, SUITE 400 
 DULUTH, GA 30097 
  
CONTACT: MARIAN ADEIMY  PHONE:  678.518.6855 
 
OWNER: ACM SATILLA LN V, LLC 
 1718 PEACHTREE STREET, NW 
 SUITE 276 
 ATLANTA, GA 30318 
 
DEPARTMENT RECOMMENDATION:  DENIAL 
 
PROJECT DATA: 
 
The applicant is requesting rezoning on a 35.29-acre tract of land located west of Gravel 
Springs Road and south of Brown Road.  The site’s southern property line runs along Interstate 
85.  Currently developed with one single-family residence, the subject property is zoned RA-
200 (Agriculture-Residence District). The applicant requests R-TH zoning (Single-Family 
Residence Townhouse District) for 190 attached units at a density of 5.38 units per acre. 
According to the applicant’s letter of intent, the homes are proposed to be a minimum of 1,500 
square feet and contain two-car garages. The submitted architectural elevation appears to show 
brick treatments on the front and sides, with both brick and residential siding on the rear.   
 
Access to the project is proposed from adjacent property to the east zoned R-ZT (Single-
Family Residence District) pursuant to RZR-06-041.  Staff notes that a 40-foot wide buffer is 
required adjacent to RA-200 zoning. The site plan indicates a 40-foot building setback without 
the 5-foot improvement setback; therefore, a reduction in buffers would be necessary. A 
stormwater detention facility is shown in the southeastern corner of the site.  
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ZONING HISTORY: 
 
The subject property has been zoned RA-200 since 1970. 
 
GROUNDWATER RECHARGE AREA: 
 
The subject property is located within an identified Significant Groundwater Recharge Area. 
The development would be served by sanitary sewer, resulting in minimal impact. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development.  
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
 
DEVELOPMENT REVIEW SECTION COMMENTS: 
 
The Buffer, Landscape and Tree Protection  Section of the Unified Development Ordinance 
(Chapter 620) requires a no-access easement along the line of double frontage lots abutting 
upon a major thoroughfare for residential developments. 
 
The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires submittal and approval of a Tree Preservation and Replacement Plan 
prepared by a professional landscape architect prior to securing a Land Disturbance or 
Development permit. 
 
Section 610-20.3 of the Unified Development Ordinance requires screening of dumpsters and 
loading/unloading facilities. 
 
Parking lots and interior driveways shall be designed in accordance with Chapter 240 of the 
Unified Development Ordinance. 
 
Access must be provided through a dedicated county public right-of-way. 
 
If the project is accessed to Morgan Road, a substandard street, project access improvements 
shall be required (Section 900-20.2D of the Unified Development Ordinance). 
 
Section 900-90 of the Unified Development Ordinance requires construction of five-foot wide 
sidewalks along all exterior roadways adjoining the project, and four-foot wide sidewalks 
adjacent to both sides of all interior public streets (excluding cul-de-sac turnarounds). 
 
Internal roads if private shall be designed to public road standards (50-foot access easements). 
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A minimum of 50-foot landscape setback is required along exterior street frontages. As per 
Unified Development Ordinance section 210-100.6.15. 
 
Provide a 40-foot natural, undisturbed buffer adjacent to RA-200 zoned property.  (Unified 
Development Ordinance Chapter 610, Table 610.1 and Section 610-20.2). 
 
Section 610-20.4B of the Unified Development Ordinance requires an additional five-foot 
setback for all structures (parking lots, driveways, detention ponds, retaining walls, etc.) 
adjacent to required buffers. 
 
Section 210-100.6A.8 of the Unified Development Ordinance requires a 20-foot grassed or 
landscaped strip between all buildings and interior driveway/streets. 
 
Section 320-20.2 of the Unified Development Ordinance requires submittal of a Specimen Tree 
Concept Plan and Tree Survey prior to submittal and acceptance of a Development Permit 
Application. 
 
The developer must submit a concept plan for review and approval of the Development 
Division prior to submittal and acceptance of a development permit application. 
 
The developer must submit a preliminary plat (construction plans), including a grading plan, tree 
plan, and road/sewer profiles for review and approval of the Development Division prior to any 
construction. 
 
Section 800-20 of the Unified Development Ordinance requires submittal of a Storm Water 
Management Report for the project prior to obtaining a Land Disturbance or Development 
Permit. 
 
Section 700-40.1A of the Unified Development Ordinance requires that the lowest floor, 
including the basement, of all residential building be constructed at an elevation of at least three 
feet above the 100-year floodplain. 
 
Note that all recreation areas, open space and/or common areas (including storm water 
detention facility lots) located within the development shall be controlled by a mandatory 
Property Owner’s Association (to include reported bylaws) with responsibility for maintenance, 
insurance, and taxes for open space areas. 
 
This project lies within an Activity Center/Corridor Overlay District, and is subject to all 
requirements set forth in Chapter 220 of the Unified Development Ordinance. 
 
The United States Postal Service may require a centralized mail delivery kiosk for this proposed 
development, replacing individual mail boxes.  Mail delivery kiosk must be located outside of 
right-of-way access easement (if private street).  Location and access must be approved by 
Gwinnett County D.O.T. 
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STORMWATER REVIEW SECTION COMMENTS: 
 
The property appears to contain stream buffers.  The proposed conceptual plan may require 
revision to show the appropriate stream buffer area.  All stormwater best management 
practices will be applicable upon development permit issuance. 
 
GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION (D.O.T.) COMMENTS: 
 
Brown Road is a Local Street and 30 feet of right-of-way is required from the centerline. 
 
Commercial entrances shall be provided to the site per current development regulations. 
 
Standard deceleration lane with appropriate taper and adequate right-of-way will be required. 
 
The project entrance shall align with opposing roads or driveways in accordance with the 
Gwinnett County Unified Development Ordinance. 
 
The number and locations of driveways are subject to Gwinnett County D.O.T. approval. 
 
Project must comply with Gwinnett County D.O.T. Criteria and Guidelines for left turn lanes.  
  
Reserve all right-of-way and easements for the future expansion of Sugarloaf Parkway 
Extension. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch water main located on the southeastern right-of-way of Brown Road. 
 
Due to the uncontrollable variables, the Department of Water Resources makes no guarantees 
as to the minimum pressures or volumes available at a specific point within its system.  
Demands imposed by the proposed development may require reinforcements or extensions of 
existing water mains.  Any cost associated with such required reinforcements or extensions will 
be the responsibility of the development and will not be provided by this department. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located approximately 541 feet south of parcel R7136 010 on 
the right-of-way of Gristhaven Drive.  The sanitary sewer line would be under I-85. 
 
The subject development is located within the Ivy Creek service area.  There are currently no 
connection restrictions within this service area.  Treatment capacity within this area is presently 
available on a first come - first serve basis. 
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Demands imposed by the proposed development may require reinforcements or extensions of 

existing sewer mains.  Any cost associated with such required reinforcements or extensions 

will be the responsibility of the development and will not be provided by this department.  

Developer shall provide easements for future sewer connection to all locations designated by 

DWR during plan review. 

 

As-built information for this department is dependent upon outside entities to provide record 

drawings for the utilities.  Therefore, this department does not guarantee the accuracy of the 

information provided. 

 

Extensions of the water and/or sanitary sewer systems within the subject development must 

conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 

construction, inspection, and final acceptance of the required utilities, service to these utilities 

would then become available under the applicable utility permit rate schedules.  

 
BUILDING CONSTRUCTION SECTION COMMENTS: 

 

No comment. 

 

GWINNETT COUNTY FIRE SERVICES COMMENTS: 

 

No comment. 

 

DEPARTMENT ANALYSIS: 

 

The applicant is requesting rezoning on a 35.29-acre tract of land located southwest of Gravel 

Springs Road and south of Brown Road, with frontage along I-85.  Currently developed with 

one single-family residence, the subject property is zoned RA-200 (Agriculture-Residence 

District). The applicant requests R-TH zoning (Single-Family Residence Townhouse District) for 

190 attached units at a gross and net density of 5.38 units per acre. 

 

The 2030 Unified Plan Future Development Map indicates the property is located within an 

Existing/Emerging Suburban Character Area.  Policies for this Character Area encourage single-

family residential uses at a density of 3 units per acre or less.  This request (for 5.38 units per 

acre) could be considered inconsistent with the Unified Plan policies.  In addition, the adjacent 

property to the north and east was rezoned from RA-200 to R-ZT for a single-family detached 

subdivision pursuant to RZR-06-041 in 2006. Access to the subject tract is proposed through 

the R-ZT development; therefore if approved, staff recommends similar conditions to those the 

Board approved for the R-ZT zoning in order to be more consistent with past Board zoning 

action.  

 

The surrounding area is primarily residential in character and includes single-family subdivision 

developments as well as residences on large acreage tracts.  Adjacent to the west and north are 

properties zoned RA-200.  To the north is property located within the city limits of Buford, 

zoned for residential uses. To the east is an undeveloped R-ZT zoned property pursuant to 
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RZR2006-00041, which would provide access to the subject property.  Parcels fronting along 
Gravel Springs Road are typically zoned low density residential in the County, or commercial 
zoning within the city limits of Buford. Further north, across Gravel Springs Road, are 
undeveloped parcels of various sizes and zoning classifications rezoned in 2006 to be developed 
as the Villages at Ivy Creek multi-use project, consisting primarily of residential uses with a 
neighborhood serving commercial area. The requested rezoning for a townhome development 
could be considered inconsistent with the existing and proposed residential development 
pattern of the area and could set a precedent for future higher density requests. The property’s 
access through a subdivision of detached homes may also be inappropriate and introduce 
potential land use conflicts. 
 
In conclusion, the proposed rezoning to R-TH for 190 townhomes at a density of 5.38 units per 
acre could be incompatible with the development in the area, and inconsistent with Board 
policy and zoning decisions in the immediate vicinity.  Therefore, the Department of Planning 
and Development recommends DENIAL of this request.  
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
NOTE: The following conditions are provided as a guide should the Board of Commissioners 
choose to approve the petition. 
 
Approval as R-TH for a townhouse development, subject to the following enumerated 
conditions: 
 

1. To restrict the use of the property as follows: 
 

A. Attached townhouse dwellings and accessory uses not to exceed 190 units for a 
maximum density of 5.38 units per acre. 

 
B. Buildings shall be constructed of brick or stacked stone on three sides, with minor 

treatments (i.e. gables, bay windows, chimneys) of fiber-cement shake or siding.  
The rear shall be the same or of fiber-cement shake or siding with a minimum 3-
foot brick or stone water table.  Architectural elevations shall be submitted for 
review and approval by the Director of Planning and Development. 

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

 
D. All units shall have at least a double-car garage. 

 
E. Units located along the periphery of the site may have street-facing garages.  All 

other units shall provide sole access via alleys and shall have rear-entry garages. 
 

F. A mandatory homeowners association shall be incorporated which provides for 
building and grounds maintenance, repair, insurance and working capital.  Said 
association must also include declarations and by laws including rules and 
regulations which shall at minimum regulate and control the following: 

 
1. Exterior home maintenance to include roofing and painting. 

 
2. All grounds and common area maintenance, including detention facilities. 

 
3. Exterior fence maintenance to include the requirement that any graffiti shall be 

repaired and repainted within 72 hours. 
 

4. Restrictions on single-family residential use only of units.  No more than ten 
percent of the total units may be leased by individual owners at any time. 
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2. To satisfy the following site development considerations: 
 

A. Provide a 40-foot wide undisturbed buffer adjacent to single-family residentially-
zoned properties. 

 
B. All grassed areas shall be sodded. 

 
C. All utilities shall be placed underground. 

 
D. Natural vegetation shall remain on the property until the issuance of a 

development permit. 
 

E. A pocket park shall be provided within the development to include at a minimum a 
gazebo and permanent benches. 

 
3. To abide by the following requirements, dedications and improvements: 

 
A. Reserve all necessary right-of-way and easements for the future Sugarloaf Parkway 

Extension. 
 



RZM2016-00004 (CC) 

9 

  
PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 

STANDARDS GOVERNING EXERCISE OF ZONING 
  
 
SUITABILITY OF USE 
 
In light of the adjoining and nearby RA-200 and R-100 zoning and low-density, detached 
developments that characterize the residential uses in the immediate area, an R-TH rezoning 
and townhouse use may not be suitable at this location.   
 
ADVERSE IMPACTS 
 
Adverse impacts on neighboring properties could be anticipated from the introduction of an 
incompatible zoning classification, density and unit type.  Adverse impacts on nearby residential 
properties may be anticipated by introducing attached, high-density housing with access through 
a planned single-family detached neighborhood.   
 
REASONABLE ECONOMIC USE AS ZONED 
 
The property may have a reasonable economic use as currently zoned.   
 
IMPACTS ON PUBLIC FACILITIES 
 
An increase in traffic, utilities usage, storm water runoff, and the number of school-aged 
children could be anticipated from this request.   
 
CONFORMITY WITH POLICIES 
 
The 2030 Unified Plan Future Development Map indicates the property is located within the 
Existing/Emerging Suburban Character Area, the policies of which do not support the requested 
R-TH zoning at a density of 5.38 units per acre at this location and which encourage 
consistency of both density and development type within a given area. The requested R-TH 
may be out of character with existing and proposed RA-200 and R-100 single-family 
developments in the area.   
 
CONDITIONS AFFECTING ZONING 
 
The lack of any multi-family townhome zoning on this side of Gravel Springs Road suggests that 
R-TH zoning may be inappropriate for this location. 
 
 



Gwinnett County Planning Division 
Rezoning Application 
Last Updated 2/2014 

REZONING APPLICANT'S RESPONSE 
STANDARDS GOVERNING THE EXERCISE OF THE ZONING POWER 

PURSUANT TO REQUIREMENTS OF THE UNIFIED DEVELOPMENT ORDINANCE, THE 
BOARD OF COMMISSIONERS FINDS THAT THE FOLLOWING STANDARDS ARE RELEVANT 
IN BALANCING THE INTEREST IN PROMOTING THE PUBLIC HEALTH, SAFETY, MORALITY 
OR GENERAL WELFARE AGAINST THE RIGHT TO THE UNRESTRICTED USE OF PROPERTY 
AND SHALL GOVERN THE EXERCISE OF THE ZONING POWER. 

PLEASE RESPOND TO THE FOLLOWING STANDARDS IN THE SPACE PROVIDED OR USE AN 
ATTACHMENT AS NECESSARY: 

(A) WHETHER A PROPOSED REZONING WILL PERMIT A USE THAT IS SUITABLE IN VIEW 
OF THE USE AND DEVELOPMENT OF ADJACENT AND NEARBY PROPERTY: 

Attached. 

(B) WHETHER A PROPOSED REZONING WILL ADVERSELY AFFECT THE EXISTING USE 
OR USABILITY OF ADJACENT OR NEARBY PROPERTY: 
Attached. 

(C) WHETHER THE PROPERTY TO BE AFFECTED BY A PROPOSED REZONING HAS 
REASONABLE ECONOMIC USE AS CURRENTLY ZONED: 
Attached. 

(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: 
Attached. 

(E) WHETHER THE PROPOSED REZONING IS IN CONFORMITY WITH THE POLICY AND 
INTENT OF THE LAND USE PLAN: 
Attached . 

(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: 

Attached. 
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EXHIBIT "B" 

SATILLA- BROWN AND GRAVEL SPRINGS ROAD 
APPLICANT'S RESPONSES IN SUPPORT OF REZONING 

A) WHETHER THE REQUESTED REZONING WILL PERMIT A USE THAT IS 
SUITABLE IN VIEW OF THE USE AND DEVELOPMENT OF ADJACENT AND 
NEARBY PROPERTY: 

Yes. The proposed residential and senior-targeted development is 
consistent with the nearby residential uses, and provides an appropriate transition 
between the subject property and 1-85 as well as the future Sugarloaf Parkway 
extension. The proposed residential uses will support the nearby Mall of Georgia, 
and are consistent with the 2030 Unified Plan. 

B) WHETHER THE REQUESTED REZONING WILL ADVERSELY AFFECT THE 
EXISTING USE OR USEABILITY OF ADJACENT OR NEARBY PROPERTY: 

No. A majority of the subject property was also previously zoned R-TH, R­
ZT and R-60, consistent with the requested use, and these zoning requests are 
compatible with the existing uses and usability of the adjacent and nearby 
property. 

C) WHETHER THE PROPERTY TO BE AFFECTED BY THE REQUESTED 
REZONING, SPECIAL USE PERMIT, AND/OR CHANGE IN CONDITIONS HAS 
A REASONABLE ECONOMIC USE AS CURRENTLY ZONED AND 
CONDITIONED: 

No. Due to the existing rural zoning, conditions and restrictions, the subject 
property does not have reasonable economic use as currently zoned, and has 
remained vacant and undeveloped. 

D) WHETHER THE REQUESTED REZONING, SPECIAL USE PERMIT, AND/OR 
CHANGE IN CONDITIONS WILL RESULT IN A USE WHICH WILL OR COULD 
CAUSE AN EXCESSIVE OR BURDENSOME USE OF EXISTING STREETS, 
TRANSPORTATION FACILITIES, UTILITIES, OR SCHOOLS: 

No. This property is located in an area with public water and sewer 
availability, and direct access to two major thoroughfares and the interstate. The 
property owners previously invested over $450,000 to connect sewer to the subject 
property, which required them to bore under 1-85. The development is consistent 
with the Unified Plan and prior precedent, which supports similar residential 
development in this mostly residential corridor. The proposed community will not 
cause excessive use of existing streets, transportation facilities or utilities. 

RECEIVED y 
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E) WHETHER THE REQUESTED REZONING, SPECIAL USE PERMIT, AND/OR 
CHANGE IN CONDITIONS IS IN CONFORMITY WITH THE POLICY AND 
INTENT OF THE LAND USE PLAN: 

Yes. 2030 Unified Plan identifies the subject property as an appropriate 
location for Emerging/Existing and similar residential and commercial uses, 
especially along the 1-85 corridor, and the proposed development will confirm with 
the existing and nearby residential uses, many of which are more intense than the 
proposed development. 

F) WHETHER THERE ARE OTHER EXISTING OR CHANGING CONDITIONS 
AFFECTING THE USE AND DEVELOPMENT OF THE PROPERTY WHICH 
GIVE SUPPORTING GROUNDS FOR EITHER THE APPROVAL OR 
DISAPPROVAL OF THE REQUESTED REZONING, SPECIAL USE PERMIT, 
AND/OR CHANGE IN CONDITIONS. 

Yes. The requested rezoning is absolutely necessary to enable the 
Applicant to develop the property so as to allow for a feasible economic use based 
on the property's location to the 1-85 interchange; due to the proposed interchange 
improvement and Sugarloaf extension adjacent to the subject property; due to its 
proximity to the Mall of Georgia; and given the existing and future land uses in the 
area. 

2680552_1.DOC 
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ANDERSEN I TATE I CARR 
ANDERSEN, TATE & CARR, P . C . 

ONE SUGARLOAF CENTRE 
1960 SATELLITE BOULEVARD , SUITE 4000 

DULUTH , GEORGIA 30097 
(770) 822-0900 

FACSIMILE (770) 822 - 9680 
www . atclawfirm . com 

Marian C . Adeimy 
Direct Phone : (678) 518-6855 

Direct Fax : (770) 236 - 9702 
Email : madeimy@atclawfirm.com 

VIA HAND DELIVERY AND E-MAIL 
Gwinnett County 
Department of Planning and Development 
Attn: Kathy Holland, Development Director 
446 West Crogan Street 
Lawrencevill e, GA 30046-2440 

July 1, 2016 

RE: Letter of Intent in Support of Rezoning for Satilla Capital Partners 
(the "Applicant") and ACM Satilla LN V, LLC (the 'Property 
Owner") for the property located near the corner of Brow n Rd. 
and Gravel Springs Rd. (t he " Subject Property") 

Dear Ms. Holland and Planning Department: 

On behalf of the Applicant and Property Owner, Andersen, Tate & Carr, PC and 
Marian C. Adeimy, Esq., hereby submit this Letter in Support of the related Applications 
for Rezoning. The Applicant hereby submits three applications for rezoning the Subject 
Property from RA-200 to R-TH, to allow for 190 quality professional and senior-targeted 
town homes. 

I. Background 

The Applicant seeks to create quality, residential development consistent with the 
existing communities in the area. The Subject Property is zoned RA-200 as part of the 
remaining rural zoning district that once encompassed much of the Mall of Georgia and 
Gravel Springs property. In the last twenty (20) years, the area has seen commercial 
and residential growth around the Mall and along the 1-85 corridor. Nearby property is 
also similarly zoned for more intense commercial, multi-family, R-ZT and R-60 uses. 

Much of the Subject Property is surrounded by and lies immediately adjacent to 1-
85, Highway 324 and the future Sugarloaf Parkway extension. In 2020, a new 
interchange with 1-85 will be completed at Highway 324/Gravel Springs Road which will 
allow for increased accessibility. Accordingly, the Subject Property will provide 
appropriate, transitional senior and residential uses, while having access to major 
highways. 

The proposed combination of uses for these three separate developments will 
result in an area where seniors can age in place, while remaining in close proximity to 
the Mall, I- h ,sp· a s"' an - earby activity centers. . t 
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Letter of Intent (R-TH) 
Satilla - Gravel Springs Rd. 
July 1, 2016 
2 of 31 Page 

II. Rezoning 

The proposed development will include 190 townhomes, with amenities and open 
space to account for approximately 50% of the overall property. Townhomes are 
expected to be 22 to 26 ft. wide, with a minimum of 1,500 sq. ft. All residential homes 
will have a two-car garage, and will be built with quality materials with alternating 
architectural elevations. 

A large portion of the overall property will remain and be preserved as natural, 
open space for future trail and park options. In addition, the single-family and townhome 
communities will include a pool, cabana and tennis courts as amenities. A master 
association and covenants will be formed to govern and enforce covenants, and to 
maintain all common areas, landscaping, and amenities. 

The proposed zoning and site plan is entirely consistent with similarly, 
developed, residential communities in the immediate area, many of which are zoned C-
2, RM-10, R-TH, R-60 or RZT. As outlined in the 2030 Unified Plan and Future 
Development Map, the Subject Property and surrounding areas are designated as 
Existing/Emerging Suburban and Regional Mixed Use, consistently found to be 
appropriate for senior and residential communities. Quality homes and senior 
development will help raise property values and support the nearby commercial 
development. Finally, with the addition of the new interchange at 1-85, substantial 
commercial development is expected to occur on properties that neighbor the Subject 
Property. 

Given their proximity and location to 1-85, the proposed uses are less intense 
than the multi-family, commercial and industrial uses which are nearby and arguably 
appropriate for this Property. Additionally, the proposed development will result in a 
quality mixture of uses, while providing an appropriate transitional zoning and buffer 
between 1-85, the future Sugarloaf Parkway extension, and nearby residential uses. 
Finally, the site was designed in order to work with the existing land, open space and 
topography, while and minimizing any potential impact on neighboring properties. 

Ill. Constitutional Objections 

The portions of the Gwinnett County Unified Development Ordinance, as amended, 
(the "UDO") which classify or condition the Subject Property into any more or less 
intensive zoning classification and/or zoning conditions other than as requested by the 
Applicant and property owner are and would be unconstitutional in that they would destroy 
the Applicant's and Property Owner's property rights without first paying fair, adequate and 
just compensation for such rights, in violation of Article I, Section I, Paragraph II of the 
Constitution of the State of Georgia of 1983, the Due Process Clause of the Fourteenth 
Amendrm-emt tq b f wtion of the United States . 
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Satilla - Gravel Springs Rd. 
July 1, 2016 
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The application of the UDO, as applied to the Subject Property, which restricts its 
use to the present zoning classification, uses, regulations, requirements, and conditions is 
unconstitutional, illegal, null and void, constituting a taking of the Applicant's and the 
Property Owner's property in violation of the Just Compensation Clause of the Fifth 
Amendment and the Due Process Clause of the Fourteenth Amendment to the 
Constitution of the United States, Article I, Section I, Paragraphs I and II of the Constitution 
of the State of Georgia of 1983, and the Equal Protection Clause of the Fourteenth 
Amendment to the Constitution of the United States denying the Applicant and Property 
Owner any economically viable use of the Property while not substantially advancing 
legitimate state interests. 

The Subject Property is presently suitable for development subject only to the 
approval of the requested rezoning, as requested and amended by the Applicant, and is 
not economically suitable for development under its present zoning and development 
classification, conditions, regulations, and restrictions due to its location, shape, size, 
surrounding development, and other factors. A denial of the requested rezoning and/or 
variances would constitute an arbitrary and capricious act by the Gwinnett County Board 
of Commissioners without any rational basis therefore, constituting an abuse of discretion 
in violation of Article I, Section I, Paragraphs I and 11 of the Constitution of the State of 
Georgia of 1983 and the Due Process Clause of the Fourteenth Amendment to the 
Constitution of the United States. 

A refusal by the Gwinnett County Board of Commissioners to approve the 
Applicant's and Property Owner's requested rezoning request and related variances, with 
only such additional conditions as agreed to by the Applicant, so as to permit the only 
feasible economic use of the Subject Property, would be unconstitutional and discriminate 
in an arbitrary, capricious and unreasonable manner between the Applicant and owners of 
similarly situated property in violation of Article I, Section I, Paragraph II of the Constitution 
of the State of Georgia of 1983 and the Equal Protection Clause of the Fourteenth 
Amendment to the Constitution. 

Any zoning designation, condition, or variance related to the Subject Property 
subject to conditions which are different from the requested variances and conditions by 
which the Applicant may amend its application, to the extent such different conditions 
would have the effect of further restricting the Applicant's and the Property Owner's 
utilization of the Subject Property, would also constitute an arbitrary, capricious and 
discriminatory act in zoning the Subject Property to an unconstitutional classification and 
would likewise violate each of the provisions of the State and Federal Constitutions as set 
forth hereinabove. 
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IV. Conclusion 

The Applicant respectfully requests that the Gwinnett County Board of 
Commissioners, Planning Commission and Planning staff recommend and approve the 
Applicant's rezoning request, with conditions agreeable to the Applicant, in order to 
allow for a viable, quality and economic use. 

The Applicant and its representatives welcome the opportunity to meet with the 
Gwinnett County Board of Commissioners, Planning Commissioners, community 
members, and staff to answer any questions. 

Respectfully submitted this 1st day of July, 2016. 

ANDERSEN, TATE & CARR, PC 

~4 
Attorney for Applicant/Property Owner 

Enclosures: 
Rezoning Application and exhibits 
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Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, September 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZR2016-00018 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 19
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 14
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 27

RZM2016-00004 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 36
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 26
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 51

RZR2016-00017 Dacula HS 2103 2,550 -447 2166 2,550 -384 2231 2,550 -319 2
Dacula MS 1616 1,900 -284 1644 1,900 -256 1693 1,900 -207 2
Mulberry ES 714 975 -261 743 975 -232 772 975 -203 3

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 8/11/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
REZONING ANALYSIS 

 
CASE NUMBER  :RZR2016-00017 
ZONING CHANGE :RA-200 TO R-100 
LOCATION  :900 BLOCK OF AUBURN ROAD 
MAP NUMBER  :R2001 019 
ACREAGE  :3.67 ACRES 
UNITS  :7 UNITS 
PROPOSED DEVELOPMENT :SINGLE-FAMILY SUBDIVISION 
COMMISSION DISTRICT :(3) HUNTER 
 
FUTURE DEVELOPMENT MAP:   EXISTING/EMERGING SUBURBAN 
 
APPLICANT:   RINGO ABERNATHY, INC. 
 174 DACULA ROAD 
 DACULA GA 30019 
  
CONTACT: GUY ABERNATHY  PHONE:  770.231.9013 
 
OWNER: DANIEL N. MEDREA 
 951 AUBURN ROAD  
 DACULA GA 30019 
 
DEPARTMENT RECOMMENDATION: DENIAL 
 
PROJECT DATA: 
 
The applicant requests the rezoning of a 3.67-acre property from RA-200 (Agriculture-
Residence District) to R-100 (Single-Family Residence District), for development of a seven lot 
single-family residential subdivision. At present, the subject property is mostly wooded and 
contains one residential structure. The existing home would be demolished to allow for the 
proposed subdivision.  The subject property is located on the south side of Auburn Road at 951 
Auburn Road, east of its intersection with Mulberry Bay Drive. 
 
The proposed density is 1.91 units per acre, with a minimum lot size of 15,000-square feet 
(0.344-acre).  The Unified Development Ordinance requires all lots in Gwinnett County to 
have at least 40-feet of road frontage for properties in the R-100 zoning district, with a 
minimum lot width of 100 feet.  Due to the size and configuration of the subject property, 
Variances regarding road frontage, setbacks and required lot width would be necessary for the 
proposed lots.  In order to provide access to each of the new properties, an access easement 
along the eastern property (side) line is proposed.  Each property is proposed to have one 
1,400-square foot single-family residential structure with driveway access extending from the 
20-foot wide access easement. No architectural information was provided.  
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To provide the necessary sanitary service, a 20-foot easement is shown along the western 
(side) property line, within a 40-foot wide construction easement.  The new sewer line is 
proposed to extend from an existing sewer located west of the subject property, across the 
rear of the residential properties located off Mulberry Bay Drive within the developed Mulberry 
Springs Subdivision.  There are no flood hazard areas, streams or wetlands on the property.   
 
ZONING HISTORY: 
 
The subject property has been zoned RA-200 since 1970. 
 
GROUNDWATER RECHARGE AREA: 
 
The subject property is not located within an identified Significant Groundwater Recharge Area. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams, and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish, and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development. 
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
 
DEVELOPMENT REVIEW SECTION COMMENTS: 
 
A minimum 50-foot building setback is required from the right-of-way of Auburn Road. 
 
Provide a 40-foot minimum road frontage. Provide a 100-foot lot width at the building setback 
(Unified Development Ordinance Chapter 230-10 and Section 230-70). 
 
An exemption plat must be submitted for review and approval by the Development Division. 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 
 
Auburn Road is a State Route and Georgia Department of Transportation right-of-way 
requirements govern. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
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GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of a 
12-inch water main located on the northwestern right-of-way of Auburn Road. 
 
Due to the uncontrollable variables, the Department of Water Resources (DWR) makes no 
guarantees as to the minimum pressures or volumes available at a specific point within its 
system.  Demands imposed by the proposed development may require reinforcements or 
extensions of existing water mains.  Any cost associated with such required reinforcements or 
extensions will be the responsibility of the development and will not be provided by this 
department. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located approximately 151 feet west of parcel R2001 019 on the 
right-of-way of Mulberry Bay Drive. 
 
The subject development is located within the Hog Mountain service area.  There are currently 
no connection restrictions within this service area.  Treatment capacity within this area is 
presently available on a first come - first serve basis. 
 
Demands imposed by the proposed development may require reinforcements or extensions of 
existing sewer mains.  Any cost associated with such required reinforcements or extensions 
will be the responsibility of the development and will not be provided by this department.  
Developer shall provide easements for future sewer connection to all locations designated by 
DWR during plan review. 
 
As-built information for this department is dependent upon outside entities to provide record 
drawings for the utilities.  Therefore, this department does not guarantee the accuracy of the 
information provided. 
 
Extensions of the water and/or sanitary sewer systems within the subject development must 
conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 
construction, inspection, and final acceptance of the required utilities, service to these utilities 
would then become available under the applicable utility permit rate schedules.  
 
BUILDING CONSTRUCTION SECTION COMMENTS: 
 
No comment. 
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GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
No comment. 
 
DEPARTMENT ANALYSIS: 
 
The subject 3.67-acre property is located on the south side of Auburn Road, just east of Mulberry Bay 
Drive.  The site currently contains a single-family home and heavily wooded areas.  The proposed 
project involves rezoning the property from RA-200 to R-100 for a seven-lot subdivision served by an 
access easement extending from Auburn Road. 
 
The 2030 Unified Plan Future Development Map indicates the property is located within an 
Existing/Emerging Suburban Character Area.  Policies for this Character Area encourage residential in-
fill developments with densities and character compatible with existing single-family developments. In 
the Department’s opinion, the proposed layout of the property with seven individual lots does not 
provide the necessary space, property size or access to Auburn Road to match surrounding 
developments.  All other subdivisions in the immediate area provide County roadways that meet the 
standards for public streets.  As proposed, the subdivision may not meet the intent of these policies. 
 
The surrounding area is characterized by low density single-family residences located in subdivisions 
and single-family residences on large lots.  To the west of the property is an R-100 Modified 
subdivision identified as Mulberry Springs Subdivision.  To the east is a single-family house on a lot 
zoned RA-200.  To the east and south are single-family houses in the Bradford Manor Subdivision 
zoned R-100.  Across Auburn Road to the north are single-family homes on lots zoned RA-200.  
Although the proposed zoning of R-100 may be consistent with the low-density residential character of 
the area, the proposed lots are stacked perpendicular to Auburn Road, and numerous variance 
requests are needed, including for the access, the orientation of the new residences, and reduction of 
required setbacks. As such, the existing shape, orientation and size of the subject property may not be 
conducive to subdivision development. 
 
In conclusion, the rezoning and subdivision of the property as proposed may not be considered 
consistent with policies of the 2030 Unified Plan and could adversely affect neighboring single-family 
subdivisions and individual parcel developments along Auburn Road through the introduction of new 
lots that require numerous variances to warrant development approval compliant with the R-100 
zoning district.  Therefore, staff recommends DENIAL of this petition.   
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
Note: The following conditions are provided as a guide should the Board choose to approve 
the request. 
 
Approval as R-100 for a Single Family Subdivision, subject to the following enumerated 
conditions: 
 
1. To restrict the use of the property as follows: 

 
A. Single-family dwellings and accessory uses and structures.  

 
B. The maximum number of lots shall be four. 

 
C. The minimum heated floor area per dwelling unit shall be 2,200 square feet. 

 
D. Homes shall be constructed with three sides of brick and/or stacked stone.  The balance 

of the home may be the same or of fiber-cement shake or siding with a three-foot brick 
or stacked stone water table.   

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

 
2. To satisfy the following site development considerations: 
 

A. The access easement design and location shall be subject to the review and approval of 
the Director of Planning and Development. 
 

B. Natural vegetation shall be preserved or landscaping shall be provided along all exterior 
property lines of the project, and outside of any required sewer and/or access 
easements. Final landscape plan shall be subject to review and approval of the Director 
of Planning & Development. 
 

C. All grassed areas on dwelling lots shall be sodded.  
 

D. Natural vegetation shall remain on each lot until the issuance of a building permit for 
said lot.  
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 
STANDARDS GOVERNING EXERCISE OF THE ZONING 

 
 
SUITABILITY OF USE 
 
Due to the narrow configuration of the property, the rezoning and development as proposed 
may not be suitable at this location as the necessary access is insufficient and results in 
numerous variances in order to develop each of the new lots. 
 
ADVERSE IMPACTS 
 
Adverse impacts on neighboring properties could be anticipated from the introduction of an 
incompatible property access, density and lot orientation standard.   
 
REASONABLE ECONOMIC USE AS ZONED 
 
The property has a reasonable economic use as currently zoned.   
 
IMPACTS ON PUBLIC FACILITIES 
 
An increase in traffic, utilities usage, stormwater runoff, and the number of school-aged children 
could be anticipated from this request.   
 
CONFORMITY WITH POLICIES 
 
The 2030 Unified Plan Future Development Map indicates the property is located within the 
Existing/Emerging Suburban Character Area. The proposed development may be out of 
character with existing homes and subdivisions in the area, and inconsistent with the policies of 
the Unified Plan for infill development due to an inability to provide adequate access to each 
new lot while needing numerous variances to develop each lot. 
 
CONDITIONS AFFECTING ZONING 
 
There are subdivisions along Auburn Road, in close proximity to the subject property, that have 
been rezoned R-100 that provide appropriate access to each lot without the need for 
numerous variance requests. 
 
 
 







 

Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, September 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZR2016-00018 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 19
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 14
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 27

RZM2016-00004 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 36
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 26
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 51

RZR2016-00017 Dacula HS 2103 2,550 -447 2166 2,550 -384 2231 2,550 -319 2
Dacula MS 1616 1,900 -284 1644 1,900 -256 1693 1,900 -207 2
Mulberry ES 714 975 -261 743 975 -232 772 975 -203 3

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 8/11/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
REZONING ANALYSIS 

 
CASE NUMBER  :RZR2016-00019 
ZONING CHANGE :R-100 TO RA-200 
LOCATION  :4100 BLOCK OF BEAVER ROAD 
MAP NUMBER  :R5096 028 
ACREAGE  :26.21 ACRES 
PROPOSED DEVELOPMENT :EQUESTRIAN FACILITY 
COMMISSION DISTRICT :(3) HUNTER 
 
FUTURE DEVELOPMENT MAP: RURAL ESTATE AREAS 
 
APPLICANT:   AARON YOUNG 
 4150 BEAVER ROAD 
 LOGANVILLE, GA 30052 
  
CONTACT: FIELDING D. ALDERMAN  PHONE:  770.862.4133 
 
OWNER: LUC R. MBAH A MOUTE 
 4150 BEAVER ROAD 
 LOGANVILLE, GA 30052 
 
DEPARTMENT RECOMMENDATION: APPROVAL WITH CONDITIONS 
 
PROJECT DATA: 
 
The applicant is requesting to rezone a 26.21-acre parcel from R-100 (Single-Family Residence 
District) to RA-200 (Agriculture-Residence District) to allow a commercial equestrian facility. 
The subject property is located on the east side of Beaver Road, just northwest of its 
intersection with Virgil Moon Road. The property consists primarily of pasture land, with a 
pond located toward the center of property. 
 
The site includes an unoccupied, 3,932 square foot two-story single-family dwelling, a 3,784 
square foot barn/arena, and a 21,000 square foot stable/barn, horse riding ring, and several 
other outbuildings. The site is accessed through a gated, asphalt driveway extending 
approximately 1,200 feet from Beaver Road before reaching the dwelling, barn, and other 
related structures. 
 
The existing facilities were originally constructed for private use by the property owner, and 
are now proposed for limited commercial use including riding lessons, boarding, training, 
breeding and providing equine assisted therapy for post-war veterans and others with 
disabilities.  
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ZONING HISTORY: 
 
In 1970, the subject property was zoned RA-200 (Agriculture Residence District). The property 
was rezoned to R-100 (Single Family Residence District) in 1973, pursuant to an area-wide 
zoning map revision.  
  
GROUNDWATER RECHARGE AREA: 
 
The subject property is located within an identified Significant Groundwater Recharge Area. 
The Georgia Department of Community Affairs and Department of Natural Resources have 
mandated that Significant Groundwater Recharge Areas be identified and that minimum lot sizes 
for septic tanks be increased in these resource areas. Please contact the Gwinnett County 
Board of Health for septic system information and/or Gwinnett Department of Public Utilities 
regarding availability of sanitary sewer for this site. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams, and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish, and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development 
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
 
DEVELOPMENT REVIEW SECTION COMMENTS: 
 
Stables, corrals, riding rings, and other similar facilities shall be located no closer than 100 feet 
to any property line (Section 230-130.3U of the Unified Development Ordinance). 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
The property appears to contain stream buffers and floodplain.  The proposed conceptual plan 
may require revision to show the appropriate stream buffer area. All storm water best 
management practices will be applicable upon development permit issuance. 
 
GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 
 
Beaver Road is a Minor Collector and 30 feet of right-of-way is required from the centerline. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
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GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch water main located on the southwestern right-of-way of Beaver Road. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located +/- 120 feet south of parcel 5-096-028 on parcel 4-246-
102. 
 
BUILDING CONSTRUCTION SECTION COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
No comment. 
 
DEPARTMENT ANALYSIS: 
 
The subject property is located on the east side of Beaver Road, near its intersection with Virgil 
Moon Road. The site is developed with a single-family dwelling, numerous outbuildings, a small 
lake, and a large pasture. A single driveway provides access to Beaver Road. 
 
The 2030 Unified Plan Future Development Map indicates that the property lies within a Rural 
Estate Character Area. Policies for this character area promote large estate properties, 
agricultural activities, and equestrian uses. As such, the requested rezoning to RA-200 for an 
equestrian facility could be consistent with policies of the Unified Plan.  
 
The surrounding area is a mix of large acreage properties and single-family subdivisions in R-100 
and R-100 CSO zoning. Surrounding the property are large acreage tracts developed with 
single-family homes, zoned R-100. A few low-density residential subdivisions also exist in the 
immediate area, including Beaverton Estates, Crooked Creek Crossing, Savannah Ridge, Twin 
Oaks Manor and Webb Meadows. Given the surrounding pastureland, wooded areas and 
homes on acreage, the requested equestrian training facility could be compatible with the rural 
and residential uses in the immediate area, and could be appropriate at this location.  
 
In conclusion, the requested rezoning could be considered consistent with the Unified Plan and 
the rural/residential nature of the surrounding area. Therefore, the Department of Planning and 
Development recommends APPOVAL WITH CONDITIONS. 
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
Approval as RA-200 for an Equestrian Facility, subject to the following enumerated conditions: 
 
1. Limited to use as a residence and equestrian facility. Commercial use shall be limited to 

horse boarding, breeding, training, riding stables, riding lessons and equine assisted therapy. 
The equestrian facility shall not be used for shows, rodeos, livestock sales or auctions, or 
public events. 

 
2. No signage other than street number and address shall be permitted.  

 
3. Provide or maintain a minimum 100-foot setback for all equestrian related buildings and 

facilities adjacent to all property lines. Animal quarters shall include any structure which is 
used to shelter, care for, house, exercise, train, exhibit, display or show any animals, 
including but not limited to corrals, stables, barns, pens, coops, chicken houses, and other 
similar animal quarters. This term shall not include fenced pasture land or paddocks for 
grazing. 

 
4. The riding ring may have lights with cut-off luminaries that shield all lighting from adjacent 

residential properties. Lights shall be turned off at 9:00 p.m.  
 
4. The use of a public address system shall be prohibited.   
 
8. Obtain necessary permits from the Development Division and make all required building 

and site improvements prior to the issuance of a Business License or Certificate of 
Occupancy. 

 
11. Utility vehicles and equipment, including trailers, tractors, and other similar equipment, shall 

be parked within a building or to the rear of the residence on a hard or gravel surface a 
minimum of 25 feet from any property line. 

 
12. The applicant shall prepare and submit an animal waste management plan to the 

Department of Planning and Development for review by the appropriate agencies. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 
STANDARDS GOVERNING THE EXCERSISE OF ZONING 

 
SUITABILTY OF USE 
 
The proposed use could be suitable in view of the rural/residential character of the area which 
includes pasture land and numerous acreage tracts developed with single-family homes. 
 
ADVERSE IMPACTS 
 
With the recommended conditions, any adverse impacts from the proposed riding ring and 
stables upon adjacent and nearby properties could be reduced.  
 
REASONABLE ECONOMIC USE AS ZONED 
 
The subject property has a reasonable economic use as zoned. 
 
IMPACT ON PUBLIC FACILITIES 
 
A minimal increase in impacts on public facilities in the form of traffic and utility demand could 
be expected from the proposed use. 
 
CONFORMITY WITH POLICIES 
 
The 2030 Unified Plan Future Development Map indicates that the property lies within a Rural 
Estate Character Area. Policies for this character area could support the requested rezoning 
and equestrian activity. 
 
CONDITIONS AFFECTING ZONING 
 
The rural/residential character of the area lends some supporting grounds for approval of this 
request. Several properties along Beaver Road are in excess of three acres and have pastures 
that would allow for the keeping of livestock. 
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REZONING APPLICANT'S RESPONSE 
STANDARDS GOVERNING THE EXERCISE OF THE ZONING POWER 

PURSUANT TO REQUIREMENTS OF THE UNIFIED DEVELOPMENT ORDINANCE, THE 
BOARD OF COMMISSIONERS FINDS THAT THE FOLLOWING STANDARDS ARE RELEVANT 
IN BALANCING THE INTEREST IN PROMOTING THE PUBLIC HEALTH, SAFETY, MORALITY 

. OR GENERAL WELFARE AGAINST THE RIGHT TO THE UNRESTRICTED USE OF PROPERTY 
AND SHALL GOVERN THE EXERCISE OF THE ZONING POWER. 

PLEASE RESPOND TO THE FOLLOWING STANDARDS IN THE SPACE PROVIDED OR USE AN 
ATTACHMENT AS NECESSARY: 

(A) WHETHER A PROPOSED REZONING WILL PERMIT A USE THAT IS SUITABLE IN VIEW 
. F THE USE AND DEVELOPMENT OF ADJACENT AND NEARBY PROPERTY: 

e~ .. 

(B) WHETHER A PROPOSED REZONING WILL ADVERSELY AFFECT THE EXISTING USE 
0 USABILITY OF ADJACENT OR NEARBY PROPERTY: 

AtJ 
(C) WHETHER THE PROPERTY TO BE AFFECTED BY A PROPOSED REZONING HAS 

RE ONABLE ECONOMIC USE AS CURRENTLY ZONED: 
/l {1 

I >t 

(D) WHETHER THE PROPOSED REZONING WILL RESULT IN A USE WHICH WILL OR 
COULD CAUSE AN EXCESSIVE OR BURDENSOME USE OF EXISTING STREETS, 
T PORTATION FACILITIES, UTILITIES, OR SCHOOLS: 

(E) WHETHER THE PROPOSED REZONING IS IN CONFORMITY WITH THE POLICY AND 
INTENT OF THE LAND USE PLAN: 

}'CG 

(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: 

.HJ! ( J ;~01b 3 z .· '160 
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LETTER OF INTENT 

To: Gwinnett County Planning Commission (District Three) 
Chuck Warbington - Chairman 
Tommy Hunter - Commissioner 
Todd Hargrave - Planning Engineer 

From: Fielding D. Alderman & Sonia Moretti - Consultants/Realtors 

Subject: Rezoning Application: 4150 Beaver Road, Loganville, GA 30052 

This Application is for the Rezoning of the subject property 4150 Beaver 
Road ("Property"). The Property is identified by Parcel I. D. R5096 028 and 
is a 26.21 acre tract currently zoned R100. 

Rezoning Application is requesting down-zoning of Property to it's 
original zoning of RA200. Property Owner desires to operate a business 
that boards, trains and breeds horses, and provides riding lessons and 
therapy for the Wounded Warriors Program, Autism Programs, and other 
"special needs" individuals utilizing retired gentle horses to assist and 
enhance therapy. It is understood that operating this business requires the 
down-zoning to RA200. 

Application is not intended to request any newly "proposed" structures or 
changes to any of the existing structures, buffers or parking spaces. 
Current structures, as shown on Survey/Site Plan include: 

- One Two-story Frame House - 28 Feet to peak 
- One One-story Frame Structure w/Basement - 24 Feet to peak 
- One Metal Horse Stable/Barn - 16 Feet to peak 
- One Metal Horse Arena/Barn - 30 Feet to peak 
- One Barn - 18 Feet to peak 
- One Shed - 14 Feet to peak 
- Three Feed Sheds - 10 Feet to peak each 

CEIVED Y 
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SUMMARY 

In summary, the requested rezoning to RA200 is to allow owner to operate 
a business that provides boarding, breeding and training of horses, riding 
lessons and horse assisted therapy for special needs individuals. There are 
no plans for any public events or additions of any outdoor lighting. Self­
imposed limitations are to include a limit of no more than 4 riding lesson 
pupils at any one time and no more than a total of 20 total horses being 
boarded on the property. 

Currently, the Property is home to half a dozen privately owned horses. All 
farm operations are central to the 26 plus acres and there is a more than 
adequate existing buffer between operations and all surrounding 
neighboring properties. Buffer consists of mature trees, lake, double layer 
fencing and privacy fence separating adjacent subdivision. There is an 
active onsite manure management plan that is designed to be eco-friendly 
and a non-nuisance to neighbors. The area is home to many existing 
farms, ranches and large acre tracts. 

Historically, the Property has been used as a privately owned horse and 
cattle farm. It was originally zoned RA200, but in the ?O's was part of an 
area blanket rezoning to R 100. There have been no known complaints from 
neighboring property owners. The area has long been home to farms and 
ranches and considered to be farm friendly. 

For more specific details, please see the following business plan. 

Application Fee check of $2,000 is submitted with this Rezoning Request 
Package. Please direct any questions to Owner's Consultants: 

Fielding D. Alderman 770.862.4133 
Sonia Moretti 404.617.3279 

fdalderman@bellsouth.net 
moretti legal@yahoo.com 

Respectfully submitted this day of July 1, 2016. 

Sonia Moretti 

.JUI 1 201 
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Our business plan here at Lucky 12 Equine could be broken into two categories of long 
term and short term goals. Our initial plan is to open as a small lesson and boarding facility with 
an emphasis on keeping a small close knit family atmosphere. The services we plan to offer at 
opening are as follows. 

• Horseback Riding Lessons 
- We will offer lessons for all ages and experience levels from toddlers to seniors; and 
from completely green beginners to other trainers looking to hone their skills in a specific 
area of their riding. Lessons will be organized through a personalized lesson plan that 
will address the individual needs of each rider and allow them to grow in the discipline of 
their choice. We will offer both private and small group lessons though the group 
lessons will be limited to three riders at most to make sure that all students are able to 
get the attention they deserve. Most lessons will be scheduled for one hour though 
some may go over and some may go short to make sure that goals set for that day are 
met, and that lessons end on a good note for both student and horse. Students in our 
lesson program can expect to not only learn the theory and fundamentals of riding; but 
also care of the horse, identification and maintenance of tack, basic veterinary first aid 
and nutrition, and how to handle the horse safely from the ground. We will also offer the 
service of taking clients to horse shows and competitions and provide coaching at the 
event. The goal of our lesson program will be to introduce people to the joys of 
equestrian sports as well as to be safe and respect these animals, and to have fun while 
doing so. 

• Boarding 
-We will offer boarding and training services to a small number of clients with stall or 
pasture board available. The boarding services will include everyday care and feeding 
of the horse, administration of medicines and supplements, cleaning of the stall if the 
horse is kept inside the barn, daily turnout weather permitting, and support for the client 
(communication with vets and farriers etc.). We will offer packages that will 
include training and exercising of the horses as well as discounted lessons for the client. 

• Training 
-The head trainer Chessie Kopyscianki's training theory is as follows. 

When training Chessie starts with patient and detailed ground work earning 
respect while isolating and strengthening the muscles of the horse, teaching transitions 
of gaits, and getting work off of the rear, and self-carriage. She believes relaxation is a 
key focus in the training processes. Her style is not to intimidate or force a horse into 
anything. The goal is to let the horse mentally understand what is being asked and work 
the horse within its ability toward full potential. Without relaxation this is not possible, 
stress and aggression are counterproductive. As the hose moves further in training it will 
begin to have quicker responses being able to respond to cues and utilizing its self 
properly. Her specialty is speed events but no matter the discipline her goal is to 
produce athletic, responsive, and safe horses. Horses that will reach their full potential 
toward any discipline, whether they are seasoned speed event horses, reining, or 
pleasure horses that just need tuning up. Chessie is especially passionate of training 
horses in the startup phase needing work from the ground up, she offers these services 
as well. She encourages all horse owners to come and view the progress of their horse 

a e I with the training process. 
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• Equine Assisted Therapy 
-We will after our initial opening begin to offer equine assisted therapy or EAT 

services. EAT consists of using horse to assist in the therapeutic healing process in 
humans for physical, emotional, and mental afflictions. Horses have long been known to 
possess an unexplainable ability to heal and communicate in a way that other humans 
sometimes simply can't. They can provide this through a number of ways wether it is 
helping a child with autism begin to come out of his or her shell, helping a victim of 
abuse feel confident and in control again, or even helping a veteran find purpose and 
peace again. We plan to work in partnership with local support groups to find people 
who could potentially benefit form these services. We will also organize fundraisers to 
help pay for these services because it our personal belief that anyone who could 
potentially be helped by EAT deserves the opportunity to be healed by these animals. 

• Breeding 
-We will be overseeing a small scale private breeding program with the long term 

purpose of sales and providing our own potential training and show horses. We have 
already developed a personal relationship with the Theriogenology staff at the University 
of Georgia Veterinary Teaching Hospital and will continue to work with them in the future 
with the impregnating of our mares to the care of our foals, as well as the collection and 
sale of frozen semen from our stallions. 

Our long term goals for Lucky 12 Equine is to become established and respected in the 
local community as well as in the world wide Equestrian community, allowing us to turn our 
focus more from providing lessons and basic boarding to becoming much more competitive on a 
national and international level and develop a small team of young riders and horses to travel 
and compete with. More emphasis will likely be put on our breeding program as well at this time 
after our program and stallions have established a reputation for producing quality and 
excellence in our foals. We also will be continuing with our Equine Assisted Therapy program 
and continue to reach out to the community through this as well as other outreach programs and 
events. 

To summarize our goals in as few words as possible, We would like to establish a small 
yet elite program that emphasizes safety and learning as well as fun while introducing children 
and adults to equine world, while also providing a facility for local equestrians to continue to 
grow as riders and as horsemen and horsewomen. 

R C 1VED 
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Residential Rezoning Impact on Local Schools

Prepared for Gwinnett County, September 2016

Proposed Zoning 
Case # Schools Current Projections

Approximate additional Student 
Forecast Capacity Over/Under Forecast Capacity Over/Under Forecast Capacity Over/Under Projections from Proposed Developments

RZR2016-00018 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 19
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 14
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 27

RZM2016-00004 Mountain View HS 2356 2,300 56 2470 2,300 170 2550 2,300 250 36
Twin Rivers MS 2034 2,150 -116 2065 2,150 -85 2095 2,150 -55 26
Patrick ES 792 1,025 -233 816 1,025 -209 840 1,025 -185 51

RZR2016-00017 Dacula HS 2103 2,550 -447 2166 2,550 -384 2231 2,550 -319 2
Dacula MS 1616 1,900 -284 1644 1,900 -256 1693 1,900 -207 2
Mulberry ES 714 975 -261 743 975 -232 772 975 -203 3

Current projections do not include new developments

2016-17 2017-18 2018-19

GCPS Planning Department 770-822-6510 8/11/2016
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
CHANGE IN CONDITIONS ANALYSIS 

 
CASE NUMBER  :CIC2016-00021 
ZONING   :C-2  
LOCATION   :3400 BLOCK OF OLD NORCROSS ROAD 
    :3300 BLOCK OF MCDANIEL ROAD 
MAP NUMBER  :R6232 150 
ACREAGE   :5.05 ACRES 
SQUARE FEET  :23,388 SQUARE FEET 
PROPOSAL    :CHANGE IN CONDITIONS  
COMMISSION DISTRICT :(1) BROOKS 
 
FUTURE DEVELOPMENT MAP:  EXISTING / EMERGING SUBURBAN 
 
APPLICANT: HENNESSY RANGE ROVER & JAGUAR 
  C/O MILL CREEK CONSULTING 
  4480 COMMERCE DRIVE, SUITE A 
  BUFORD, GA 30518 
 
CONTACT: MITCH PEEVY PHONE:  770.614.6511 
 
OWNER: HENNESSY CADILLAC, INC. 
  3040 PIEDMONT ROAD NE 
  ATLANTA, GA 30305 
 
DEPARTMENT RECOMMENDATION:  APPROVAL WITH CONDITIONS 
 
CHANGE IN CONDITIONS SUMMARY: 
 
The applicant seeks approval of a Change-in-Conditions (CIC) request to remodel an existing 
automobile sales and service establishment located on the northeast corner of the intersection 
of Old Norcross Road and McDaniel Road.  The 5.05-acre subject property is located within a 
C-2 (General Business District) zoning district and is currently utilized as a Range Rover 
dealership with a 20,026-square foot sales office and automobile service building. 
 
In May 1998, the property was included in the approval of a Special Use Permit (SUP-98-064) 
for automobile sales or service.  As a condition of approval, Condition F reads: 
 

F.  Buildings shall be finished with architectural treatments of glass and/or brick, stone, 
stucco, or other masonry finish.  Alternate type exterior may be allowed after plans are 
reviewed and approved by the Director of Planning and Development. 

 
In February 2016, the applicant contacted the County’s Building Division about architectural 
modifications to the proposed building.  The applicant is requesting to use metal panels on the 
exterior, along with a 3,362-square foot addition to the building.  Per the current condition 
allowing alternate exteriors be reviewed and approved by the Director, the department denied 
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an initial request for use of the metal panels. The Department provided comments that the 
request could be administratively approved with modifications to the submitted design. These 
comments requested that a six foot average water table of brick, stone or stucco be provided 
with corrugated metal panels above. Corrugated metal panels may be used as an accent 
material only. In lieu of making those modifications, the applicant seeks this Change-in-
Condition request. 
 
GROUNDWATER RECHARGE AREA: 
 
The subject property is not located within an identified Significant Groundwater Recharge Area. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development.  
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
 
DEVELOPMENT REVIEW SECTION COMMENTS: 
 
No comment. 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 
 
Old Norcross Road is a Major Arterial and 50 feet of right-of-way is required from the 
centerline, with 60 feet required within 500 feet of a major intersection. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of a 
12-inch water main located on the northeastern right-of-way of Old Norcross Road and a 12-
inch water main located on the northwestern right-of-way of McDaniel Road. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located approximately 21 feet west of parcel R6232 150 on the 
McDaniel Road right-of-way. 
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BUILDING CONSTRUCTION SECTION COMMENTS: 
 
Building Plan Review has no objections under the following conditions: 
 

1. The applicant shall submit architectural, structural, mechanical, electrical and plumbing 
drawings for any proposed interior tenant space modifications or exterior 
modifications for review and approval by Building Plan Review. 

2. Upon completion of plan review approvals, the applicant shall obtain a building permit 
for any proposed modification/renovation work and achieve satisfactory field 
inspections for issuance of a Certificate of Occupancy. 

 
GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
No comment. 
 
DEPARTMENT ANALYSIS: 
 
The applicant seeks approval of a Change-in-Conditions request to allow for an alternative 
architectural treatment of the building exterior as part of a remodel of the automobile 
dealership.  Located on the north side of Old Norcross Road, west of its intersection with 
Satellite Boulevard, the subject property is 5.05-acres in size and within a C-2 zoning district. 
 
The 2030 Unified Plan Future Development Map identifies the project as being located within 
the Mixed Housing Types Character Area. Although not strictly consistent with the 
recommendations of the Future Development Map, the surrounding area is a long established, 
intensely developed commercial corridor containing numerous automobile dealerships. With 
the proper conditions, revised architectural standards could be considered compatible with the 
policies of the 2030 Unified Plan. 
 
The property is surrounded on all sides by properties zoned C-2, with an auto repair business 
to the north, a tire sales business to the west, and auto dealerships to the east and south.  The 
other commercial building subject to the zoning condition in question meets the architectural 
style requirements. To better address the applicant’s desire to use alternative materials, staff 
recommends that a combination of brick, stone or stucco be used for a significant amount of 
the exterior with colored metal panels and glass as accents. This would result in an 
architectural style that may be more compatible with the area while allowing the applicant the 
use of alternative materials not normally permitted.  The staff does not support the use of 
corrugated metal siding in any context on the site. 
 
In conclusion, with proper modifications, the submitted alternative materials may be consistent 
with the 2030 Unified Plan. Therefore planning staff recommends APPROVAL WITH 
CONDITIONS. 
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
Approval of CIC2016-00021, subject to the following enumerated conditions: 
 
1. To restrict the use of the property as follows: 

 
A. Retail and service commercial and accessory uses, which may include automobile sales 

and/or service. 
 

2. To satisfy the following site development considerations: 
 
A. Provide a 50-foot wide natural buffer, undisturbed except for approved perpendicular 

access and utility crossings and replanting where sparsely vegetated, adjacent to 
residentially zoned property. 
 

B. Provide a minimum 10-foot wide landscape strip outside the right-of-way of Satellite 
Boulevard. 

 
C. Provide sidewalks adjacent to all road frontages.  Sidewalks shall provide links between 

residential, commercial and industrial uses.  Sidewalk plan shall be submitted for review 
and approval of the Development Division. 

 
D. Provide a five-foot wide landscaped strip adjacent to any internal property lines except 

where interparcel access is provided. 
 

E. Provide landscaped islands through the parking areas.  At a minimum, landscaped islands 
shall consist of a 100-square foot planted area per eighteen (18) spaces of double row 
parking with a 100-square foot planted area at the end of each row.  These landscaped 
islands shall include at least two trees per island.  Trees shall be a minimum of five feet 
in height at the time of planting.  Submit landscape plans for review and approval by the 
Development Review Section.  Alternate planting plans consistent with the intent of this 
condition may be submitted for review and approval of the Director of Planning and 
Development. 
 

F. Buildings shall be finished with architectural treatments of glass and/or brick, stone, 
stucco, corrugated metal paneling, or other masonry finish. The use of 
corrugated metal paneling shall only be permitted in conjunction with a six-
foot average water table of brick and/or stone. Final architectural design or 
alternate type exterior may be allowed after plans are reviewed and approved by the 
Director of Planning and Development. 

 
G. Dumpsters shall be screened by a fence or wall.  Dumpster pickup shall be limited to 

between the hours of 7:00 am until 7:00 pm. 
 

H. All signage shall be consistent with the signage concept plan approved for Satellite Place 
on file with the Department of Planning and Development. 
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I. No billboards shall be permitted. 

 
J. Submit overall conceptual landscape plan for review and approval of the Development 

Division.  Landscaping shall be consistent with the standards of other project elements 
and nearby office development. 

 
K. Number and location of curb cuts shall be subject to review and approval of the 

Gwinnett Department of Transportation. 
 

L. Any outdoor automotive repair, storage of parts or inoperable vehicles is prohibited. 
 

M. No streamers or roping decorated with flags, tinsel, or other similar material shall be 
displayed, hung, or strung on the site.  No decorative balloons or hot-air balloons shall 
be displayed on the site.  No flags shall be flown on the site except for the flags of the 
United States of America, or the State of Georgia. 

 
N. Parking of vehicles within landscaped strips or rights-of-way is specifically prohibited. 

 
3. To address infrastructure issues, participate in the following requirements, dedications and 

improvements as part of the overall Satellite Place mixed-use development: 
 
A. Along the northerly right-of-way of Satellite Boulevard, dedicate at no cost to Gwinnett 

County an additional 20 feet of right-of-way or additional right-of-way required to 
obtain a minimum of 120 feet of right-of-way on Satellite Boulevard. 
 

B. Prior to issuance of a development permit, prepare design and right-of-way plans for 
roadways extending across Satellite Boulevard from Commerce Avenue and Old 
Norcross Road and intersecting with the Satellite Place Project.  The location and design 
of this intersection and intended connection to Northmont Parkway is subject to review 
and approval of the Gwinnett Department of Transportation. 

 
C. Prior to issuance of certificates of occupancy cumulatively totaling either 250,000 square 

feet of commercial space or 400 multi-family units, the developer will be required to: 
 

1. Contribute to Gwinnett Department of Transportation $750,000 for the widening 
of Satellite Boulevard to six lanes. 
 

2. Dedicate right-of-way and construct (or escrow equivalent funds with the Gwinnett 
Department of Transportation for) the Old Norcross Road extension to the 
standards of a minor arterial road from Satellite Boulevard to the Satellite-
Northmont Connector. 

 
3. Dedicate right-of-way and construct (or escrow equivalent funds with the Gwinnett 

Department of Transportation for) the Satellite-Northmont Connector extension to 
the standards of a minor arterial road from Satellite Boulevard to the Colonial 
Pipeline easement. 
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D. Prior to issuance of certificates of occupancy cumulatively totaling either 500,00 square 

feet of commercial space or 800 multi-family units, the developer will be required to 
contribute an additional $750,000 to the Gwinnett Department of Transportation for 
the widening of Satellite Boulevard to six lanes. 
 

E. Redesign the proposed roadway network to eliminate loop roads and provide direct 
linkage of McDaniel Road to Old Norcross Road. 

 
F. For POD C1 (SUP-98-064) no interparcel access shall be required to the adjacent 

property to the south (POD C2, SUP-97-071) provided a heavily landscaped buffer is 
provided on the slope between these two tracts.  Interparcel access drives shall be 
provided between the subject properties and other adjacent commercially zoned tracts. 
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 
STANDARDS GOVERNING EXERCISE OF THE ZONING 

 
 

SUITABILITY OF USE 
 

In light of the existing architectural style of the other commercial buildings in the surrounding 
area and the requirements of the areas development standards, the proposed change in 
conditions to change the architectural standards could be considered compatible provided 
certain conditions are met that incorporate use of architectural styles suitable to the area. 

 
ADVERSE IMPACTS 

 
With the staff’s recommended conditions, potential adverse impacts on adjacent or nearby 
properties could be reduced. 

 
REASONABLE ECONOMIC USE AS ZONED 

 
The property has a reasonable economic use as currently zoned.   

 
IMPACTS ON PUBLIC FACILITIES 

 
A remodel of the existing building may have minimal impacts on public facilities. 

 
CONFORMITY WITH POLICIES 

 
The 2030 Unified Plan Future Development Map indicates the property is located within a 
Mixed Housing Types Character Area.  The proposed condition modifications could be 
considered consistent with the architectural style of the other commercial properties in the 
surrounding area.   

 
CONDITIONS AFFECTING ZONING 

 
The proposed reduction in architectural standards may be consistent with the intent of the 
original Board approval and the Satellite Place mixed-use development standards.  
Incorporation of condition language requiring use of materials more commonly found in the 
area will comply with the zoning district.  

 
 

 









CASE NUMBER SUP-98-064 

BOARD OF COMMISSIONERS 

GWINNETT COUNTY 

LAWRENCEVILLE, GEORGIA 

RESOLUTION 

READING AND ADOPTION: 

At the regular meeting of the Gwinnett County Board of 
Commissioners; held in the Justice and Administration Center 
Auditorium, 75 Langley Drive, Lawrenceville, Georgia. 

Present 

Wayne Hill, Chairman 
Tommy Hughes, District 1 
Patti Muise, District 2 
Judy Waters, District 3 

Kevin Kenerly, District 4 

VOTE 

AYE 
AYE 
AYE 
AYE 
AYE 

On motion of COMM. HUGHES , which carried 5-0 , 

the following resolution was adopted: 

A RESOLUTION TO GRANT A SPECIAL USE PERMIT 

WHEREAS, the Municipal-Gwinnett County Planning Commission 

has held a duly advertised public hearing and has filed a 

formal recommendation with the Gwinnett County Board of 

Commissioners upon an Application for a Special Use Permit by 

I 

SATELLITE PARTNERS for the 

proposed use of AUTOMOTIVE SALES AND SERVICE on a 

tract of land described by the attached legal description, which 
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is incorporated herein and made a part hereof by reference; and 

WHEREAS, notice to the public regarding said Special Use 

Permit Application has been duly published in THE GWINNETT DAILY 

POST, the Official News Organ of Gwinnett County; and 

WHEREAS, a public hearing was held by the Gwinnett County 

Board of Commissioners on May 26. 1998 

and objections were not filed. 

NOW, THEREFORE, BE IT RESOLVED by the Gwinnett County Board 

of Commissioners this the 26th day of Ma 

1998, that the aforesaid application for a Special Use Permit is 

hereby APPROVED subject to the following enumerated conditions: 

1. To restrict the use of the property as follows: 

A. Retail and service commercial and accessory uses, which 
may include automobile sales and/or service. 

2. To satisfy the following site development considerations: 

A. Provide a 50-foot wide natural buffer, undisturbed 
except for approved perpendicular access and utility 
crossings and replantings where sparsely vegetated, 
adjacent to residentially zoned property. 

B. Provide minimum 10-foot wide landscaped strips outside 
the right-of-way of Satellite Boulevard. 

c. Provide sidewalks adjacent to all road frontages. 
Sidewalks shall provi~ links between residential, 
commercial and industrial uses. Sidewalk plan shall be 
submitted for review and approval of the Development 
Division. 
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D. Provide a five-foot wide landscaped strip adjacent to 
any internal property lines except where interparcel 
access is provided. 

E. Provide landscaped islands throughout the parking 
areas. At a minimum, landscaped islands shall consist 
of a 100-square foot planted area per eighteen (18) 
spaces of double row parking with a 100-square foot 
planted area at the end of each row. These landscaped 
islands shall include at least two trees per island. 
Trees shall be a minimum of five feet in height at the 
time of planting. Submit landscape plans. for review 
and approval by the Development Review Section. 
Alternate planting plans consistent with the intent of 
this condition may be submitted for review and-approval 
of the Director of Planning and Development. 

F. Buildings shall be finished with architectural 
treatments of glass and/or brick, stone, stucco, or 
other masonry finish. Alternate type exterior may be 
allowed after plans are reviewed and approved by the 
Director of Planning and Development. 

G. Dumpsters shall be screened by a fence or wall. 
Dumpster pickup shall be limited to between the hours 
of 7:00 am until 7:00 pm. 

H. All signage shall be consistent with the signage 
concept plan approved for Satellite Place on file with 
the Department of Planning and Development. 

I. No billboards shall be permitted. 

J. Submit ·overall conceptual landscape plan for review and 
approval of the Development Division. Landscaping 
shall be consistent with the standards of other project 
elements and nearby office development. 

K. Number and location 
review and approval 
Transportation. 

i 
o~,curb cuts shall be subject to 
of the Gwinnett Department of 
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L. Any outdoor automotive repair, storage of parts or 
inoperable vehicles is prohibited. 

M. No streamers or roping decorated with flags, tinsel, or 
other similar material shall be displayed, hung, or 
strung on the site. No decorative balloons or hot-air 
balloons shall be displayed on the site. No flags 
shall be flown on the site except for the flags of the 
United States of America, or the State of Georgia. 

N. Parking of vehicles within landscaped strips or rights­
of-way is specifically prohibited. 

3. To address infrastructure issues·, participate in the 
following requirements, dedications and improvements as part 
of the overall Satellite Place mixed-use development: 

A. Along the northerly right-of-way of Satellite 
Boulevard, dedicate at no cost to Gwinnett County an 
additional 20 feet of right-of-way or additional right­
of-way required to obtain a minimum of 120 feet of 
right-of-way on Satellite Boulevard. 

B. Prior to issuance of a development permit, prepare 
design and right-of-way plans for roadways extending 
across Satellite Boulevard from Commerce Avenue and Old 
Norcross Road and intersecting with the Satellite Place 
Project. The location and design of this intersection 
and intended connection to Northmont Parkway is subject 
to review and approval of the Gwinnett Department of 
Transportation. 

C. Prior to issuance of certificates of occupancy 
cumulatively totaling either 250,000 square feet of 
commercial space or 400 multi-family units, the 
developer will be required to: 

1. Contribute to Gwinnett Department of 
Transportation $.g,so, 000 for the widening of 
Satellite Boulevard to six lanes. 
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2. Dedicate right-of-way and construct (or escrow 
equivalent funds with the Gwinnett Department of 
Transportation for) the Old Norcross Road 
extension to the standards of a minor arterial 
road from Satellite Boulevard to the Satellite­
Northmont Connector. 

3. Dedicate right-of-way and construct (or escrow 
equivalent funds with the Gwinnett Department of 
Transportation for) the Satellite-Northmont 
Connector to the standards of a minor arterial 
road from Satellite Boulevard to the Colonial 
Pipeline easement. 

D. Prior to issuance of certificates of occupancy 
cumulatively totaling either 500,000 square feet of 
commercial space or 800 multi-family units, the 
developer will be required to contribute an additional 
$750,000 to the Gwinnett Department of Transportation 
for the widening of Satellite Boulevard to six lanes. 

E. Redesign the proposed roadway network to eliminate loop 
road and provide direct linkage of McDaniel Road to Old 
Norcross Road. 

F. For POD Cl (SUP-98-064) no interparcel access shall be 
required to the adjacent property to the south (POD C2, 
SUP-97~071) provided a heavily landscaped buffer is 
provided on the slope between these two tracts. 
Interparcel access drives shall be provided between the 
subject properties and other adjacent commercially 
zoned tracts. 
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4. No outdoor speakers of any kind shall be allowed. 

GWINNETT COUNT 

By: 

Date Signed: 
(/ I 

ATTEST: 

Deputy Clerk 
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GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
CHANGE IN CONDITIONS AND BUFFER REDUCTION PERMIT ANALYSIS 

 
CASE NUMBER  :CIC2016-00022 
ZONING   :C-2  
LOCATION   :3900 BLOCK OF ANNISTOWN ROAD 
MAP NUMBER  :R6020 279 
ACREAGE   :1.24 ACRES 
SQUARE FEET  :8,000 SQUARE FEET 
PROPOSAL    :CHANGE IN CONDITIONS TO ZONING 
COMMISSION DISTRICT :(3) HUNTER 
 
CASE NUMBER  :BRD2016-00004 
ZONING   :C-2 
LOCATION   :3900-4000 BLOCKS OF ANNISTOWN ROAD 
MAP NUMBERS  :R6020 279 & 022A 
ACREAGE   :2.02 ACRES 
PROPOSAL   :REDUCTION IN BUFFERS FROM 75 FEET TO 20 FEET 
COMMISSION DISTRICT :(3) HUNTER 
 
FUTURE DEVELOPMENT MAP: EXISTING/EMERGING SUBURBAN 
 
APPLICANT: TUNCE REALTY, LLC 
  374D NORTH DESHON ROAD  
  STONE MOUNTAIN, GA 30087 
 
CONTACT: ANDREW KAISER PHONE:  770.349.8202 
 
OWNER: WR OF SOUTH SNELLVILLE II, LLC 
  1311 CHUCK DAWLEY BOULEVARD, SUITE 102 
  MOUNT PLEASANT, SC 29464 
 
DEPARTMENT RECOMMENDATION:  APPROVAL WITH CONDITIONS 
 
PROJECT DATA: 
 
The applicant requests a Change-in-Conditions (CIC) on a portion of a 2.02-acre parcel 
assemblage and a Buffer Reduction (BRD) for the overall development of a dental office and 
commercial/retail facility. The properties are both zoned C-2 (General Business District), and 
are located on the south side of Annistown Road, west of its intersection with Centerville 
Highway.  
 
The applicant requests a Change-in-Conditions of zoning of a previously approved C-2 zoned 
parcel (RZ-2-80), to eliminate a condition of zoning which limits the use of the property to a 
gift shop. Additionally, the applicant is requesting a Buffer Reduction to reduce the required 
buffer from 75 feet to 20 feet where adjacent to residentially zoned properties.  
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The applicant requests to change the condition of RZ-2-80, which currently reads as follows: 
 
‘*If the applicant ceases to operate the gift shop, the zoning will revert back to original zoning.’ 
 
The applicant proposes to develop the site with an 8,000 square foot commercial building. A 
total of 48-parking spaces surrounding the proposed building are reflected on the plan. As 
proposed, the site would be accessed with a right-in, right-out driveway onto Annistown Road, 
with a second driveway accessed through a private driveway from the neighboring multi-family 
development leading to a signalized intersection on Annistown Road. The applicant has not 
indicated any architectural features or external finish materials for the proposed building. 
Stormwater detention facilities are not reflected on the submitted site plan. 
 
The submitted site plan proposes to reduce the required 75-foot zoning buffer along the south 
(rear) and west (side) property lines (zoned RM and R-100, respectively) to 20 feet, to 
accommodate the proposed development of the commercial building, grading, driveways and 
paved parking.   
 
ZONING HISTORY: 
 
In 1970, the subject properties were zoned RA-200 (Agriculture-Residence District). A 0.77-
acre portion of the property was zoned C-2 (General Business District) in 1973, pursuant to an 
area-wide rezoning. In 1973, the remaining 1.24-acre portion of the property was zoned RM 
(Multi-Family Residence District), pursuant to an area-wide rezoning. The 1.24-acre portion of 
the site has been zoned C-2 since 1980, pursuant to RZ-2-80. 
   
GROUNDWATER RECHARGE AREA: 
 
The subject property is located within an identified Significant Groundwater Recharge Area. 
The development would be served by sanitary sewer, resulting in minimal impact. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development. 
 
OPEN SPACE AND GREENWAY MASTER PLAN: 
 
No comment. 
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DEVELOPMENT REVIEW SECTION COMMENTS: 
 
The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires a ten-foot wide landscape strip adjacent to all street rights-of-way for 
non-residential developments. 
 
The Buffer, Landscape and Tree Protection Section of the Unified Development Ordinance 
(Chapter 620) requires submittal and approval of a Tree Preservation and Replacement Plan 
prepared by a professional landscape architect prior to securing a Land Disturbance or 
Development permit. 
 
Section 610-20.3 of the Unified Development Ordinance requires screening of dumpsters and 
loading/unloading facilities. 
 
Parking lots and interior driveways shall be designed in accordance with Chapter 240 of the 
Unified Development Ordinance. 
 
Section 900-30 of the Unified Development Ordinance requires a 200-foot deceleration lane 
with a 50-foot taper at each project entrance that proposes access to a Minor Collection Street 
or Major Thoroughfare.  Right-of-way dedication to accommodate the deceleration lane and an 
11-foot shoulder is also required.  Reduction in length of a deceleration lane requires approval 
of a Modification by the Development Division; elimination of a deceleration lane requires 
approval of a Waiver by the Board of Commissioners. 
 
Section 900-90 of the Unified Development Ordinance requires construction of five-foot wide 
sidewalks along all exterior roadways adjoining the project, and four-foot wide sidewalks 
adjacent to both sides of all interior public streets (excluding cul-de-sac turnarounds). 
 
Section 610-20.4B of the Unified Development Ordinance requires an additional five-foot 
setback for all structures (parking lots, driveways, detention ponds, retaining walls, etc.) 
adjacent to required buffers. 
 
Section 320-20.2 of the Unified Development Ordinance requires submittal of a Specimen Tree 
Concept Plan and Tree Survey prior to submittal and acceptance of a Development Permit 
Application. 
 
The developer must submit detailed site development plans, including a landscape and tree 
preservation/replacement plan, for review and approval of the Development Division prior to 
any construction. 
 
Section 800-20 of the Unified Development Ordinance requires submittal of a Storm Water 
Management Report for the project prior to obtaining a Land Disturbance or Development 
Permit. 
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Section 700-40.1B of the Unified Development Ordinance requires that the lowest floor 
including the basement, of all non-residential building be constructed at an elevation of at least 
one foot above the 100-year floodplain. 
 
This project lies within an Activity Center/Corridor Overlay District, and is subject to all 
requirements set forth in Chapter 220 of the Unified Development Ordinance. 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 
 
Annistown Road is a Major Arterial and 50 feet of right-of-way is required from the centerline, 
with 60 feet required within 500 feet of a major intersection. 
 
Commercial entrances shall be provided to the site per current development regulations. 
 
Standard deceleration lane with appropriate taper and adequate right-of-way will be required. 
 
Prior to the issuance of a Development Permit, a sight distance certification shall be provided. 
 
Minimum separation from a driveway, public road, or side street shall be provided as specified 
in the Gwinnett County Unified Development Ordinance. 
 
The number and locations of driveways are subject to Gwinnett County D.O.T. approval. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of a 
16-inch water main located on the northeastern right-of-way of Annistown Road. 
 
Due to the uncontrollable variables, the Department of Water Resources makes no guarantees 
as to the minimum pressures or volumes available at a specific point within its system.  
Demands imposed by the proposed development may require reinforcements or extensions of 
existing water mains.  Any cost associated with such required reinforcements or extensions will 
be the responsibility of the development and will not be provided by this department. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located on parcel 6-020-279. 
 



CIC2016-00022 & BRD2016-00004 (TH) 
 

 

5 
 

The subject development is located within the Norris Lake service area.  There are currently 
no connection restrictions within this service area.  Treatment capacity within this area is 
presently available on a first come - first serve basis. 
 
Demands imposed by the proposed development may require reinforcements or extensions of 
existing sewer mains.  Any cost associated with such required reinforcements or extensions 
will be the responsibility of the development and will not be provided by this department.  
Developer shall provide easements for future sewer connection to all locations designated by 
DWR during plan review. 
 
As-built information for this department is dependent upon outside entities to provide record 
drawings for the utilities.  Therefore this department does not guarantee the accuracy of the 
information provided. 
 
Extensions of the water and/or sanitary sewer systems within the subject development must 
conform to this department’s policies and Gwinnett County’s ordinances.  Proceeding design, 
construction, inspection, and final acceptance of the required utilities, service to these utilities 
would then become available under the applicable utility permit rate schedules.  
 
BUILDING CONSTRUCTION SECTION COMMENTS: 
 
Building Plan Review has no objections under the following conditions: 
 

1. The applicant shall submit civil site drawings to Building Plan Review for review and 
approval. 

2. The applicant shall submit architectural, structural, mechanical, electrical and plumbing 
drawings for each building for review and approval by Building Plan Review. 

3. Each building shall comply with the height and area limitations of Table 503 and the fire 
resistive and horizontal separation requirements of Table 601 and 602 of the 2012 
International Building Code with Georgia state amendments based on occupancy group 
classification, type of construction, and location of each building from property lines and 
other buildings. 

4. Architectural design of the proposed building shall incorporate the requirements of the 
Gwinnett County Unified Development Ordinance, Architectural Design Standards, 
Category 1. 

5. Upon completion of plan review approvals, the applicant shall obtain a building permit 
for each building and achieve satisfactory field inspections for issuance of a Certificate of 
Occupancy. 

 
For assistance, you may contact this office at 678.518.6000 Monday through Friday from the 
hours of 8:00 a.m. to 5:00 p.m. 
 
GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
No comment. 
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DEPARTMENT ANALYSIS: 
 
The subject site is a 2.02-acre parcel assemblage located along the south side of Annistown 
Road, just west of Centerville Highway. The applicant requests a Change-in-Conditions to 
eliminate a condition of zoning restricting use and a Buffer Reduction to decrease the required 
zoning buffer. The site is presently vacant and open, with a few scattered trees.  
 
The 2030 Unified Plan Future Development Map indicates this site lies within an 
Existing/Emerging Suburban Character Area. The requested Change-in-Conditions could be 
supported by policies of the Unified Plan, which encourages commercial developments to be 
compatible with the character of existing developments in the area.  However, a reduction of 
the required zoning buffer could be considered contrary to the policies of the 2030 Unified Plan 
promoting proper transitions between residential and commercial uses. 
 
The location of the subject property along Annistown Road could be considered a transitional 
area separating the commercial and residential uses in the immediate area. Immediately to the 
west of the subject property is the R-100 (Single Family Residential District) Masonwood 
subdivision. To the south, is the Stone Creek on the Green Apartment multi-family 
development zoned RM (Multi Family Residential District). To the east, is a private drive 
providing access to the neighboring complex, zoned C-2 (RZ-2-80). Across the private drive, is 
a carwash facility zoned C-2 zoned, with an approved buffer reduction to 35 feet (BRD-03-004). 
Across Annistown Road are several retail establishments, which include a Walmart Supercenter 
as an anchor to the surrounding commercial developments in the immediate area.  
 
In conclusion, the requested Change-in-Conditions to eliminate the condition of zoning 
restricting the use of the property could be consistent with the Unified Plan, and with the 
established development pattern in the immediate area. Additionally, the Department could 
support a buffer reduction along the south property line at a percentage similar to the 2003 
approval for the neighboring property. Furthermore, the Department suggests maintaining the 
full required 75-foot zoning buffer adjacent to the Masonwood subdivision with enhanced 
landscaping providing a more effective visual screen than the graded and replanted buffer 
proposed by the applicant. Therefore, the Department of Planning and Development 
recommends APPROVAL WITH CONDITIONS of this request.  
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
RZ-2-80 Conditions with: 
Additions in bold 
Deletions in strikethrough 
 
Approval as C-2 (Change-in-Conditions) and approval of a buffer reduction subject to the 
following enumerated conditions: 
 
1. To restrict the use of the property as follows: 
 

*If the applicant ceases to operate the gift shop, the zoning will revert back to original 
zoning. 

 
A. Retail, service-commercial, office and accessory uses.  The following uses 

shall be prohibited:  
• adult bookstores or entertainment 
• automotive parts stores 
• contractors offices 
• emissions inspection stations 
• equipment rental 
• extended stay hotels or motels 
• recovered materials processing facilities 
• smoke shops/novelty stores 
• tattoo parlors 
• taxidermists 
• yard trimmings composting facilities 

 
B. Buildings shall be of a brick, stacked stone and/or glass finish on all sides 

(stucco may only be used as an accent material). Final building elevations 
shall be submitted for review and approval by the Director of Planning and 
Development.  

 
2. To abide by the following site development considerations: 
 

A. Provide a 75-foot wide natural undisturbed buffer adjacent to Masonwood 
subdivision. The buffer shall be enhanced where sparsely vegetated. The 
buffer shall be supplemented with a minimum six-foot high opaque wood 
privacy fence. Final buffer and fence plans shall be subject to review and 
approval of the Director of Planning and Development. 
 

B. Provide a 35-foot wide landscaped buffer adjacent to Stonecreek on the 
Green Apartments. The buffer shall be supplemented with a minimum six-
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foot high opaque wood privacy fence.  Final buffer and fence plans shall be 
subject to review and approval of the Director of Planning and Development. 

 
C. Provide a ten-foot wide landscaped strip adjacent to all rights-of-way. 

 
D. Ground signage shall be limited to monument-type sign(s), and shall be 

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

 
E. Wall signage shall not exceed the requirements of the Gwinnett County Sign 

Ordinance, and shall only utilize neutral (non-white earth tone) background 
colors for the sign cabinet. 

 
F. Window signage (signs displayed on the interior or exterior of the business 

storefront windows) shall be prohibited, except for open/closed signs or signs 
required by county, state or federal law.  Flashing or blinking signs and 
exposed neon or LED signs shall be prohibited. Exposed or visible lighting 
strips mounted on the building or around window frames shall be prohibited.   

 
G. Billboards or oversized signs shall be prohibited. 

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

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

 
I. Outdoor storage shall be prohibited. 

 
J. Dumpsters shall be screened by a 100% opaque brick or stacked stone wall 

with an opaque metal gate enclosure. Hours of dumpster pick-up shall be 
limited to between 7:00 am and 7:00 pm.  

 
K. Lighting shall be contained in cut-off type luminaries and shall be directed in 

toward the property so as not to shine directly into adjacent properties or 
right-of-way.  

 
L. Outdoor loudspeakers shall be prohibited. 

 
M. Peddlers and/or parking lot sales shall be prohibited. 
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N. The property owner shall repaint or repair any graffiti or vandalism that 
occurs on the property within 72 hours.  
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PLANNING AND DEVELOPMENT DEPARTMENT RECOMMENDATIONS 
STANDARDS GOVERNING THE EXERCISE OF ZONING 

 
SUITABILITY OF USE 
 
The requested Change-in-Conditions for the proposed development could be suitable in light of 
the similar intensity of uses along the Annistown Road/Centerville Highway corridor. However, 
buffers should be preserved and enhanced in order to protect neighboring property from any 
further commercial encroachment.  
 
ADVERSE IMPACTS 
 
With the recommended conditions, potential impacts on adjacent and nearby properties may 
be reduced.  
 
REASONABLE ECONOMIC USE AS ZONED 
 
The subject property has a reasonable economic use as currently zoned. 
 
IMPACT ON PUBLIC FACILITIES 
 
An increase in utilities usage, traffic and stormwater runoff could be anticipated from this 
request.  
 
CONFORMITY WITH POLICIES 
 
The 2030 Unified Plan Future Development Map indicates that the subject property lies within 
an Existing / Emerging Suburban Character Area. With appropriate conditions, the proposed 
Change-in-Conditions and Buffer Reductions could be consistent with the Unified Plan and 
compatible with the existing commercial and residential uses in the area. 
 
CONDITIONS AFFECTING ZONING 
 
If properly conditioned, including the enhancement of the required zoning buffer and providing 
landscaping along Annistown Road, the request could result in an improved appearance for the 
site. 
 



Gwinnett County Planning Division 
Change in Conditions Application 

Last Updated 12/2015 

CHANGE IN CONDITIONS APPLICANT'S RESPONSE 
STANDARDS GOVERNING THE EXERCISE OF THE ZONING POWER 

PURSUANT TO REQUIREMENTS OF THE UNIFIED DEVELOPMENT ORDINANCE, THE BOARD 
OF COMMISSIONERS FINDS THAT THE FOLLOWING STANDARDS ARE RELEVANT IN 
BALANCING THE INTEREST IN PROMOTING THE PUBLIC HEALTH, SAFETY, MORALITY OR 
GENERAL WELFARE AGAINST THE RIGHT TO THE UNRESTRICTED USE OF PROPERTY AND 
SHALL GOVERN THE EXERCISE OF THE ZONING POWER. 

PLEASE RESPOND TO THE FOLLOWING STANDARDS IN THE SPACE PROVIDED OR USE AN 
ATTACHMENT AS NECESSARY: 

(A) WHETHER A PROPOSED CHANGE IN CONDITIONS WILL PERMIT A USE THAT IS 
SUITABLE IN VIEW OF THE USE AND DEVELOPMENT OF ADJACENT AND NEARBY 
PROPERTY: Yes, the proposed use as a dental office and retail building is 
suitable. A big box building (Walmart) is located across Annistown Road. 

(B) WHETHER A PROPOSED CHANGE IN CONDITIONS WILL ADVERSELY AFFECT THE 
EXISTING USE OR USABILITY OF ADJACENT OR NEARBY PROPERTY: 

No 

(C) WHETHER THE PROPERTY TO BE AFFECTED BY A PROPOSED CHANGE IN CONDITIONS 
HAS REASONABLE ECONOMIC USE AS CURRENTLY ZONED: The gift shop condition/ 
limitation enacted in 1980 is antiquated and inappropriate, and unreasonably 
limits the use of the subject property. 

(D) WHETHER THE PROPOSED CHANGE IN CONDITIONS WILL RESULT IN A USE WHICH 
WILL OR COULD CAUSE AN EXCESSIVE OR BURDENSOME USE OF EXISTING STREETS, 
TRANSPORTATION FACILITIES, UTILITIES, OR SCHOOLS: 

No 

(E) WHETHER THE PROPOSED CHANGE IN CONDITIONS IS IN CONFORMITY WITH THE 
POLICY AND INTENT OF THE LAND USE PLAN: 
Yes 

(F) WHETHER THERE ARE OTHER EXISTING OR CHANGING CONDITIONS AFFECTING THE 
USE AND DEVELOPMENT OF THE PROPERTY WHICH GIVE SUPPORTING GROUNDS FOR 
EITHER APPROVAL OR DISAPPROVAL OF THE PROPOSED CHANGE IN CONDITIONS: 
No known existing or changing zoning conditions which are relevant. 

CIC '16 O 2 z CEIVED Y 
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LETTER OF INTENT 

3966 Annistown Road, Snellville, Georgia 30039 
Parcel Number R6020 279 
Change in Conditions Application 

Applicant has contracted to purchase the subject parcel, which comprises 1.242 acres, 

and the contiguous property known as 4004 Annistown Road, Snellville, Georgia 30039 (Parcel 

Number R6020 022A), which comprises .774 of an acre. Applicant desires to develop the 

combined parcels with a one story building for the operation of the dentistry practice of the 

Applicant's principal, Dr. Adesegun Tewogbade, and one or more retail businesses. These uses 

are allowable under the C-2 zoning applicable to both parcels and require no variances. The 

proposed building is currently planned to comprise approximately 8,000 square feet. Please see 

attached site plan for further information regarding the building and planned development. 

3966 Annistown Road is a portion of a larger parcel which was the subject of zoning case 

RZ: 2-80, for which a resolution was enacted by the Gwinnett County Board of Commissioners 

on January 22, 1980. Such resolution approved the rezoning of the subject property from RM to 

C-2, but specifically for use as a gift shop and with the condition/stipulation that the property 

would revert back to the original RM zoning if the proposed gift shop ceased operations thereon. 

As stated and confinned by the Gwinnett County Department bf Planning & Development, the 

C-2 zoning applicable to the ·subject property could not, and has not, reverted back to RM, but 

the gift shop condition/stipulation remains in effect. This Change in Conditions Application is 

being filed in order to eliminate the f,rift shop condition/stipulation so that the subject property 

can be used for professional office and retail purposes to the ful1 extent al1owed by the C-2 

zoning classification. 
REC IVEO 

JUl 1 2016 
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Not surprisingly, the immediate vicinity of 3966 Annistown Road and the larger 

neighborhood has changed materially since zoning case RZ: 2-80 was approved in 1980. 

Annistown Road, now a commercial corridor in the area of the subject property, has been 

widened over the years, and its traffic volume has increased substantially. A big box retail center 

occupied by a Walmart store is now located immediately across Annistown Road from the 

subject property. There is no longer any reasonable justification for, or legitimate purpose 

served by, limiting the use of the subject property to the operation of a gift shop. 

In addition to the elimination of the gift shop condition/stipulation, Applicant requests 

allowance and approval of parking spaces in the front and on the sides of the proposed building 

as shown on the attached site plan. 

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 regarding this letter or the Change in Conditions Application. 

Stout Kaiser Matteson Peake & Hendrick, LLC 
1117 Perimeter Center West, Suite W400 
Atlanta, Georgia 30338 
akniser(Zi.;stoutkaiser.com 
(770) 349-8202 (office direct) 

Respectfully submitted, 

STOUT KAISER MATTESON 
PEAKE & HENDRICK, LLC 

~P.~ 
Andrew P. Kaiser 
Attorney for Applicant 

CEIVED Y 
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'.\Z: Z-80 

At a ~ular meeting of the Municipal-Gwinnett Planning and Zoning C0111T1ission 

he Id on 'Jec.embeJt 6, 19 7q at 9: 00 - A. M. in the Planning and Zoning 

Department. pub 1 i c hearing was he 1 d on the Zone Change App 1 i cation for a re­

zoning amendment to the Gwinnett County Zoning Resolution adopted June 2, 1970 

and map as amended June 9, 1970 of Hel'!Jt,{_ 1). 'foon from present Zone 

RM to C-2 • Proposed use is G.lM :::hop 

SEE ATTACHED DESCRIPTION: 

Opposition· was not voiced or filed on safd application. Motion, was 

made by Vou.gla.o '1.U..k~Buly sec.ended by Cewtol H.lgg.l~hat the Muni ci pa 1-Gwi nnett 

Zoning. and Planning C011mfssion recorrrnend to the Honorable Board of Gwinnett "' . 

County Comnissioners APPROVAL 

carried. 

of the application·. Motion- was unanimously 

H el'lJt,{_ V. ! loo it 
4004 A~town Roa.cl 
Li.than.la., GA 30058 

Respectfu 11 y sul:mi tted, 

~~ 

•••••••••••••••••••••••••••••••••••• 

A RESOLUTION 

COMMISSIONERS OF ROADS ANO REVENUES 

l;WINNETr COUNTf, GEORGIA 

WHEREAS, the Municipal-Gwinnett Planning and Zoiiing Ccnmi ssion has filed a fonna 1 

rec:omnendation with the Board of Gwinnett County Corrrnissioners upon application of 

~ri n. rvtgqp for rezoning amendment to rezone a tract of land frcm 

Rivi to C-2 for the proposed use of ......,G ... if._.,..__.s,..Ji .. o""p----~--

and 

WHEREAS, Notice to the Publfc rl!9arding said amendment to Zoning Map and Ordinance 

has been published in the Rome Weekly 

County, and 

the offi ci a 1 news organ of Gwinnett 

WHEREAS, Public Hearing was he1d in the Office of the Soard of County Conmissioners 

on January 22, 1980 and objections were not filed. 

THEREFORE, BE IT RESOLVED That the Board of County Conmissioners do hereby adopt *w/stip. 

the rezoning from RM to C-2 • This is the 2.Z.ud- _day of 

January,.·.1980 .. · 

*If applicant ceases to operate the gift 
shop, the zoning will revert back to 
original zoning. 

BOARD OF GWINNm COUNT! COl'1'1ISSIONERS 

~~~ 
~ 

Aayne H. ~ason, Chainnan 

; .. 



ZO
AR

 R
D

C
E

N
TE

R
V

ILLE
 H

W
Y

ANNISTOWN RD

SPAIN RD

JO
HNSO

N DR

E CAMPBELL RD

JAMI LN

ZOAR CHURCH RD

G
RA

HA
M

S
P

O
R

T
LN

SPRING
C

R
E

E
K

CIR

CENTERVILLE ROSEBUD RD

ARDEN W
AY

MANSFIELD LN

C
A

S
TILLE

D
RSAN

 AN
TO

N
IO

 DR

BR
O

XTO
N

 LN

TRILLIUM
W

O
O

D
TRL

OCTAVIA LN

LAUR EL FA L LS DR

MALVERN DR

STACY LN

W
AR

W

I C K WAY

ES
TE

S
 PA

R
K

 D
R

ALLI E DR
IMPERIAL

HILL
DR

H
A

D
LEY

PL

LAUREL BROOK WAY

IMPERIAL DR

PALISADE CT

VINEYARD TRL

RE
D

LA
U

R
EL

W
AY

FO
RRE

S

T BEND
LN

ARBOR OAKS

DR

DE
N

BY
 D

R

MEADOW WIND D R

LAUREL CREST DR

PALISADE WAY

ZO
AR CHURCH LN

TAFFY LN

STARBOARD
LN

W
ATERFRO

NT PL

TR
ILL IU

M
F O

R
E

S
T

D
R

PARKS R
ID

GE DR

MOONBEAM W AY

ARRAYRO DR

KIT

T E RY PT

EGYPT RD
SADDLE RIDGE DR

G RA
H

AM
R

ID
G

E
CT

SUND ERLA
N

D
D

R

WATERFRO
NT

C
T

FORB E
S

TR
L

M
O

UNT LAUREL W
AY

SCOTNEY TRL

CLEFT CT
LUIS CT

SAGE CT

W

OODBRID

GE
DR

SP IVEY C
T

TERRY
ASHLEY

LN

BEECH BOTTO
M

 LN

W
O

ODBR IDGE
CT

M
AJE

S
TIC

LN

SI
LV

ER
HILL CT

PA
TC

H 
CT

W
AVER

LY O
AKS W

AY

ROYAL CT

W
IN

S
TO

N
 M

A
S

O
N

 D
R

PO
R

TSID
E

 LN

MORNING CT

MARIA CT

WELL VIEW CT

PR
ESTW

IC
K C

T

BOWBRIDGE LN

COROZO CIR

C
E

N
TE

R
V

IL
LE

 H
W

Y

MANSFIELD LN

6- 19

6- 20

6- 21

6- 29

6- 14

6- 13

6- 28

6- 30

6- 18

6- 12

6- 36

6- 22

6- 37

6-  3

6- 31

6- 15

¯
CIC2016-00022

BRD2016-00004

0 500250

FeetPrinted: July 7, 2016



; 

PINE P LANTING. AND 5TA'CING 
NOT TO 6GALE 

~! 
~- -~ ..... 

;-. 
... ··t .. ............ 

----
; - ........ ..,,,. ... 

SN(All llll!:NOC'~ 

~-·~~· ·""' 

_, ·~·-

'~~=·~re=: ;:'; ·'--"'-'""";.._; 
r:~·.:;r~~ ~ .... ~--~~;::jh:;=~ 

C'.'Wl~ ... '*fl ...... llOC\lf ,, 
t:;JO•K•,~11 ~IC(' 

~tr.ltt"' "!IQ11 •• l"Q,_D 
~ ,"(X,~fQI' 

113~ l.\l.t. jO\UIJC 
...... .... !CIT #CUP TAa(. 
~--l ll:CK•Vll't. 
>· '"""-D~1~\o1Uf,Jt 

-~~ 7 -.r-·~u-

, .. ~7r.fi~~ 
"" "" !Nf'(OSl!:. l'd'< 

C) TREE PLANTING ON $LOPE$ 
.&ECTIQN NOT TO SCAL.E . . .__.....-=-

!/ 
,J'' ,, 

// 

# 
~ " ll 

BRO 1600 4 

RECEIVED BY 

--------
Pl~nning & Dev~ opment 

< .., 

.. 
'··~ ~ ~~ 

J, ~ Q.4 l"o I~ 
., 0 IO,... ~ 



ANNISTOWN RD

W
IN

STO
N

 M
ASO

N
 D

R

¯ 0 25 50

Feet

BRD2016-00004

CIC2016-00022

Printed: July 6, 2016



C2

R100

OI

RM

R100

R100

R100

C3

C1

OI

ANNISTOWN RD

C
E

N
TE

R
V

IL
LE

 H
W

Y

C
AS

TILLE D
R

ES
TE

S
 PA

R
K D

R

ZOAR CHURCH RD

IMPERIAL DR

BR
O

X
TO

N
 LN

ARRAYRO DR

CLEFT CT

LUIS CT

SAGE CT

TER
RY ASH

LEY LN

PALISADE CT

M
A

JE
STIC

 LN

PA
TC

H 
CT

SAN
 AN

TO
N

IO
 D

R

CENTERVILLE ROSEBUD RD

W
IN

S
TO

N
 M

AS
O

N
 D

R

MASONWOOD CT

ELIZA CT

C
EN

TE
R

V
ILLE

 H
W

Y

6- 20

6- 19

6- 29

6- 136- 21

OIR100CSO

¯
0 300150

Feet

CIC2016-00022

BRD2016-00004

Printed: July 7, 2016



GWINNETT COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 
SPECIAL USE PERMIT ANALYSIS 

 
CASE NUMBER  :SUP2016-00051 
ZONING  :C-2 
LOCATION  :2000 BLOCK OF BEAVER RUIN ROAD 
MAP NUMBER  :R6213 023 
ACREAGE  :1.0 ACRE 
PROPOSED DEVELOPMENT :TRUCK RENTAL 
COMMISSION DISTRICT :(1) BROOKS 
 
CASE NUMBER  :SUP2016-00053 
ZONING  :C-2 
LOCATION  :2000 BLOCK OF BEAVER RUIN ROAD 
MAP NUMBER  :R6213 023 
ACREAGE  :1.0 ACRE 
PROPOSED DEVELOPMENT :LIMOUSINE SERVICE 
COMMISSION DISTRICT :(1) BROOKS 
 
FUTURE DEVELOPMENT MAP: EXISTING / EMERGING SUBURBAN  
 
APPLICANT:   SANDIP PATEL 
 2070 BEAVER RUIN ROAD 
 NORCROSS, GA 30071 
  
CONTACT: JOYCE LLORENS  PHONE: 770.490.8476 
 
OWNER: RITA SHARP 
 5995 NELSON ROAD 
 LONGMONT, CO 80503 
 
DEPARTMENT RECOMMENDATION: DENIAL 
 
PROJECT DATA: 
 
The applicant requests two Special Use Permits to allow for the rental of trucks and trailers, 
and to allow limousine services to operate within a small multi-tenant shopping center and 
gasoline convenience store. The subject site is a 1.0-acre parcel, zoned C-2 (General Business 
District), and located on the north side of Beaver Ruin Road, just west of its intersection with 
Indian Trail Road.  
 
Staff notes that on January 21, 2016, the applicant was issued a Notice of Violation by the 
Quality of Life Division of the Police Department (Code Enforcement) for operating the truck 
rental business and limousine service without the required Special Use Permits (SUP) or 
Business Licenses, pursuant to CEU2016-00548.  
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Based upon a site inspection by staff, the applicant utilizes substantial portions of the existing 
parking lot to store approximately twelve trucks and trailers, and three limousines, for rent 
from the existing commercial/retail facility known as the Beaver Ruin Center.  Aside from 
vehicle parking and signage for the rental activities, no changes to the site or building are 
proposed. 
 
ZONING HISTORY: 
 
In 1970, the subject property was zoned RM (Multifamily Residence District). The property was 
rezoned to C-2 in 1975, pursuant to RZ-50-75. 
 
GROUNDWATER RECHARGE AREA: 
 
The subject property is located within an identified Significant Groundwater Recharge Area. 
The development would be served by sanitary sewer, resulting in minimal impact. 
 
WETLANDS INVENTORY: 
 
The subject property does not contain areas, streams and/or bodies of water depicted as 
wetlands on the U.S. Department of Interior, Fish and Wildlife Service – National Wetlands 
Inventory map on file with the Gwinnett Department of Planning and Development. 
 
DEVELOPMENT REVIEW SECTION COMMENTS: 
 
No comment. 
 
STORMWATER REVIEW SECTION COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF TRANSPORTATION COMMENTS: 
 
Beaver Ruin Road is a State Route and Georgia D.O.T. right-of-way requirements govern. 
 
GWINNETT COUNTY ENVIRONMENTAL HEALTH COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES COMMENTS: 
 
The available utility records show that the subject development is currently in the vicinity of a 
30-inch water main located on the northeastern right-of-way of Beaver Ruin Road. 
 
The available utility records show that the subject development is currently in the vicinity of an 
eight-inch sanitary sewer main located on parcel 6-213-023. 
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BUILDING CONSTRUCTION SECTION COMMENTS: 
 
No comment. 
 
GWINNETT COUNTY FIRE SERVICES COMMENTS: 
 
No comment. 
 
DEPARTMENT ANALYSIS: 
 
The subject site is a 1.0-acre parcel located on the north side of Beaver Ruin Road, just west of 
Indian Trail Road. The applicant proposes to utilize the parking lot to store trucks, trailers and 
limousines for rent from an existing convenience store and commercial facility known as the 
Beaver Ruin Center.   
 
The subject property is located within an Existing and Emerging Suburban Character Area. 
Allowing the proposed truck, trailer and limousine rental business to operate on the subject 
site could be inconsistent with 2030 Unified Plan policies that discourage commercial activities 
such as outdoor storage of trucks or trailers that could have a negative or blighting influence on 
the neighborhood, create site congestion, and result in inadequate parking and site circulation.  
 
The surrounding area is primarily a retail shopping district extending along Beaver Ruin Road in 
both directions, and continuing south along Indian Trail Road. Immediately to the north of the 
subject site is the R-75 zoned Indian Crossing subdivision. To the south, across Beaver Ruin 
Road and immediately to the west are commercial uses located within the city limits of 
Norcross. The subject property is considered relatively small for the number or trucks, trailers 
and limousines being proposed, and these activities may result in site congestion and a degraded 
appearance for the property. As such, the Department is not supportive of these requests. 
 
Given the congested appearance of the site and the lack of adequate screening from 
neighboring residential properties and adjacent roadways, the requested Special Use Permits 
may not be an appropriate use of the subject property. Therefore the Department of Planning 
and Development recommends DENIAL of these requests. Should the Board of 
Commissioners approve the request, it is suggested the Board limit the number of trucks, 
trailers and limousines and require the applicant to provide an effective visual screen to 
minimize the potential adverse impact to the neighboring properties.   
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PLANNING AND DEVELOPMENT DEPARTMENT 
RECOMMENDED CONDITIONS 
 
Note:  The following conditions are provided should the Board of Commissioners choose to 
approve the petition. 
 
Approval of Special Use Permits for truck rental and limousine services, subject to the following 
enumerated conditions: 
 
1. Retail, service-commercial and accessory uses which may include truck rental and limousine 

service as special uses.   
 
2. Truck rental shall be limited to no more than three trucks.  Rental trucks shall be no larger 

than 16-foot box trucks, and must be parked in the service area to the rear of the building. 
 

3. Limousine service shall be limited to no more than two limousines. Limousines must be 
parked in the service area to the rear of the building. 

 
4. Tow-behind rental trailers shall be prohibited. 

 
5. Any new ground signage shall be limited to monument-type sign(s), and shall be subject to 

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

6. All new wall signage shall not exceed the requirements of the Gwinnett County Sign 
Ordinance, and shall only utilize neutral (non-white earth tone) background colors for the 
sign cabinet. 
 

7. Window signage (signs displayed on the interior or exterior of the business storefront 
windows) shall be prohibited, except for open/closed signs or signs required by county, 
state or federal law.  Flashing or blinking signs and exposed neon or LED signs shall be 
prohibited.  Exposed or visible lighting strips mounted on the building or around window 
frames shall be prohibited.   
 

8. Billboards or oversized signs shall be prohibited. 
 
9. No tents, canopies, temporary banners, streamers or roping decorated with flags, tinsel, or 

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

 
10. Peddlers and/or parking lot sales shall be prohibited. 
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11. The property owner shall repaint or repair any graffiti or vandalism that occurs on the 
property within 72 hours 

 
 



SUP2016-00051 & SUP2016-00053 (TH) 

6 

PLANNING AND DEVELOPMENT DEPARTMENT 
STANDARDS GOVERNING EXERCISE OF ZONING 

 
SUITABILITY OF USE 
 
Allowing the continued use of truck rental and limousine services to operate from a small 
multi-tenant shopping center parking lot could be considered unsuitable in light of the potential 
for site congestion, inadequate parking, and degraded appearance of the property.  
 
ADVERSE IMPACTS 
 
Adverse impacts may be anticipated on nearby businesses and residential properties in the form 
of clutter and visual blight associated from large trucks, trailers and limousines being parked in a 
small multi-tenant shopping center.  
 
REASONABLE ECONOMIC USE AS ZONED 
 
The property has a reasonable economic use as currently zoned. 
 
IMPACTS ON PUBLIC FACILITIES 
 
Only a minor change in impacts on public facilities would be anticipated from the requests. 
 
CONFORMITY WITH POLICIES 
 
The leasing of rental trucks, trailers and operation of limousine services from the parking lot 
where they may be visible from Beaver Ruin Road and neighboring residential properties has 
created a visual blight, and site clutter and congestion that could be considered to be 
inconsistent with the recommendations of the Unified Plan. 
 
CONDITIONS AFFECTING ZONING 
 
The request is the result of a Code Enforcement investigation for operating the truck, trailer 
and limousine rental businesses without proper County approvals and licenses. 
 
 
 
 
 



Gwinnett County Planning Division 
Special Use Permit Application 

Last Updated 2/20 14 

SPEC IAL USE PERM IT APPLICANT'S RESPONSE 
STANDARDS GOVERN ING THE EXERCISE OF THE ZONING POWER 

PURSUANT TO REQUIREMENT OF THE UNIFIED DEVELOPMENT ORDINANC E, THE 
BOARD OF COMMISSIONERS FINDS THAT THE FOLLOWING STANDARDS ARE RELEVANT 
IN BALANCING THE INTEREST IN PROMOTING THE PUBLIC HEALTH, SAFETY, MORALITY 
OR GENERAL WELFARE AGAINST THE RIGHT TO THE UNRESTRICTED USE OF PROPERTY 
AND SHALL GOVERN THE EXERCISE OF THE Z ONING POWER. 

PLEASE RESPOND TO THE FOLLOWING STANDARDS IN THE SPAC E PROVIDED OR USE AN 
ATTACHMENT AS NECESSARY: 

(A) WH ETH ER A PROPOSED SPECIAL USE PERMIT WILL PERMIT A USE THAT IS SUITABLE 
IN VIEW OF THE USE AND DEVELOPMENT OF ADJACENT AND NEARBY PROPERTY: 

\ . -
e?£ 

(B) WHETHER A PROPOSED SPECIAL USE PERMIT WILL ADVERSELY AFFECT THE 
EXISTINq USE OR USABILITY OF ADJACENT OR NEARBY PROPERTY: 

t I , 

(C) WHETHE R THE PROPERTY TO BE AFFECTED BY A PROPOSED SPECIAL USE PERMIT 
HAS REASONABLE ECONOMIC USE AS CURRENTLY ZONED: 

' 1...2 --

(D) WHETHER THE PROPOSED SPEC IAL USE PERMIT WILL RESULT IN A USE WHICH WILL 
OR COULD CAUSE AN EXCESSIVE OR BURDENSOME USE OF EXISTING STREETS, 

TRAn ;ORTATION FACILITIES, UTILITIES, OR SCHOOLS 

(E) WHETHER THE PROPOS ED SPECIAL USE PERMIT IS IN CONFORM ITY WITH THE 
PO~ l ~Y AND INTENT OF THE LAND USE PLAN: 

(F) WH ETHER THERE ARE OTHER EXJSTJN G OR CHANG ING COND IT IONS AFFECTING 
THE USE AND DEVELOPMENT OF THE PROPERTY WHI CH GIVE SUPPORTING 
GROUNDS FOR EITHER APPROVAL OR DISAPPROVAL OF THE PROPOSED SPECIAL 
USE PERMIT: 

tlkhrn -1vrn RY 

JUN 9 201 ·UP '16 O 51 
Ian ing Development 3 



Gwinnett County Planning Commissioners, 

I am requesting a special use permit for my business location at 2072 D 

Beaver Ruin Rd for the purpose of parking rental U-Haul vehicles. There 

would be no more than 6 to 8 vehicles parked on the property and this 

would not impact the surrounding property. 

Thank you for your time and consideration. 

Respectfu I ly, 

Sandip K. Patel 

ECEIVED BY 

JUN 0 9 2015 

Ian ing & Devel pment 

SUP '16051 



Gwinnett County Planning Commissioners, 

I am requesting a special use permit for my business 

location at 2070 D Beaver Ruin Rd for the purpose of 

parking Two to Three LIMO Cars. There would be no 

more than 2.. to 3 cars parked on the property and this 

would not impact the surrounding property. 

Respectfully, 

Sandip Patel 

JUL 2 1 201 
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UDO Amendment to Address Drop Boxes 

 
Documentation Timeline and Background Information 
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